CITY OF

VICTORIA

Council Report
For the Meeting of February 27, 2020

To: Council Date: February 13, 2020
From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Update Report on Rezoning Application No. 00636 and Development Permit
with Variances Application No. 00074 for 1301 Hillside Avenue

RECOMMENDATION
Rezoning Application No. 00636:

That Council give first and second reading to Zoning Regulation Bylaw Amendment (Bylaw No.
20-018) and that Council give first, second, and third reading to Bylaw No. 20-019, to authorize
a Housing Agreement to prohibit restrictions on renting the dwelling units.

Development Permit with Variances Application No. 00074:

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. 00636, if it is approved,
consider the following motion:

That Council authorize the issuance of Development Permit with Variances Application
No. 00074 for 1301 Hillside Avenue in accordance with:

1. Plans date stamped January 20, 2020.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:

i. reduce the number of residential vehicle parking stalls from 48 to 19;

ii. reduce the number of visitor vehicle parking stalls from 5 to 4;

ii. increase the site coverage from 40% to 75.5%; and

iv. reduce the open site space from 50% to 20.9%.
3. The Development Permit lapsing two years from the date of this resolution.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with an update regarding the Rezoning and
Development Permit with Variances Applications for the property located at 1301 Hillside
Avenue. The proposal is to rezone from the C-SS Zone, Special Service Station District, to a
site-specific zone in order to construct a six-storey residential building with live-work units on the
ground floor.

The necessary conditions that would authorize the approval of the Rezoning for the property
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located at 1301 Hillside Avenue, in accordance with Council’'s motion of December 12, 2019,
have been fulfiled. The Committee of the Whole (COTW) report dated November 28, 2019,
together with the COTW meeting minutes, are attached to this report. Council’s December 12,
2019 motions were:

Rezoning Application No. 00636

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment
that would authorize the proposed development outlined in Rezoning Application No. 00636
for 1301 Hillside Avenue, 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:

a. Revised plans to the satisfaction of the Director of Sustainable Planning and
Community Development to correct inaccuracies and omissions.

b. Preparation and execution of the following legal agreements, with form and contents
to the satisfaction of the City Solicitor and the Director of Engineering and Public
Works:

i. A Statutory Right-of-Way of 3.24m off Cook Street

ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue

iii. Legal agreements securing the purchase of a car share vehicle, on-site provision
of a vehicle parking space for the car share vehicle, provision of car share
memberships that run with the unit and $100 in credits for each of the unit, and
one year subscription for each unit to the BC Transit EcoPass Program.

c. Preparation and execution of the following legal agreements, with form and contents
to the satisfaction of the City Solicitor and the Director of Sustainable Planning and
Community Development:

i. Such legal agreement(s) as may be required to secure seven studios, one one-
bedroom and one two-bedroom through BC Housing’s Affordable Home
Ownership Program and prohibiting future stratas from restricting rentals.

ii. A legal agreement to secure the construction of the raingardens within the Cook
Street and Hillside Avenue boulevards.

d. Preparation and execution of the following legal agreements, with form and contents
to the satisfaction of the City Solicitor and the Director of Parks, Recreation and
Facilities:

i. Legal agreements that provides for replacement of removed Garry oaks at a ratio
of 3 to 1 at 1190 Kings Road (Cridge Centre property), to implement measures
such as irrigation to ensure newly planted Garry oaks grow to maturity, to
enhance the existing Garry oak meadow on the Cridge Centre property and to
install split rail fencing around the Garry oak meadow on the Cridge Centre
property.

e. An updated Arborist Report, to the satisfaction of the Director of Parks, Recreation
and Facilities, confirming the tree locations and health of the trees on the eastern
property line, and confirming that the construction and excavation work would
damage two Garry oak trees to the point that the removal of the trees is necessary.

Development Permit with VVariances Application No. 00074

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. 00636, if it is
approved, consider the following motion:

“That Council authorize the issuance of Development Permit with Variances

Council Update Report February 13, 2020
Update Report on Rezoning Application No. 00636 and
Development Permit with Variances Application No. 00074 for 1301 Hillside Avenue Page 2 of 4



Application No. 00074 for 1301 Hillside Avenue in accordance with:

1. Plans date stamped September 13, 2019.
2. Development meeting all Zoning Regulation Bylaw requirements, except for
the following variances:
v. reduce the number of residential vehicle parking stalls from 48 to 19;
vi. reduce the number of visitor vehicle parking stalls from 5 to 4;
vii. increase the site coverage from 40% to 75.5%, and
viii. reduce the open site space from 50% to 20.9%.
3. The Development Permit lapsing two years from the date of this resolution.”

REVISED PLANS

As instructed by Council on December 12, 2019, the applicant has submitted revised plans
(attached) that address minor inaccuracies and omissions. In addition, the applicant has
increased the floor to ceiling height on each floor to improve liveability, which results in a higher
building by 0.96m. As per the CALUC Procedures for Processing Applications, a Community
Meeting is required for increases in height or density; however, in this instance the Oaklands
Community Association Land Use Committee waived the requirement (correspondence
attached). Staff believe the increase in height does not create a significant change to how the
building is perceived or in shadow impacts, and therefore recommend that Council consider
supporting the revision. The Bylaws that have been prepared include this increased height
standard.

STATUTORY RIGHT-OF-WAY

The Statutory Right-of-Way for 3.24m off Cook Street and 3.57m off Hillside Avenue has been
executed by the applicant, which fulfils the condition from the Council motion on December 12,
2019.

TRANSPORTATION DEMAND MANAGEMENT

The legal agreements have been executed and provided to staff which would secure car share
memberships for each unit, one parking stall for a car share vehicle onsite, access for the public
to the car share stall, the purchase of one car share vehicle and one year subscription for each
unit to BC Transit's EcoPass Program. This fulfills the Transportation Demand Management
condition from the Council motion on December 12, 2019.

HOUSING

As instructed by Council on December 12, 2019, a Housing Agreement to prohibit restrictions
on renting the dwelling units has been prepared and will be registered on title following the
adoption of Bylaw No. 19-2019 to authorize the Housing Agreement, if it is approved by Council.
In addition, a covenant has been executed that requires the applicant and BC Housing to legally
secure seven studios, one one-bedroom and one two-bedroom through BC Housing's
Affordable Home Ownership Program.

LANDSCAPING AND OFFSITE WORKS

The proposed raingardens on the Cook Street and Hillside Avenue frontages and the proposed
offsite improvements on the Cridge Center property have been secured through covenants.
These works include the 3:1 Garry oak tree replacement, remediation of the Garry oak meadow
and installation of split rail fencing and irrigation. This fulfills the landscaping conditions from the
Council motion of December 12, 2019.
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CONCLUSIONS

The necessary conditions that would authorize the approval of the Rezoning Application for the
property located at 1301 Hillside Avenue have been fulfilled. The recommendation provided for
Council’'s consideration would advance this application to a Public Hearing.

Respectfully submitted,

Michael Angrove Karen Hoese, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Managed dﬂf(/ﬁw

Date: [. 2/ ,2&720

List of Attachments:

e Attachment A: Committee of the Whole Report dated November 28, 2019

e Attachment B: Minutes from Committee of the Whole Meeting dated December 12, 2019
e Attachment C: Plans dated/date stamped January 20, 2020

e Attachment D: Correspondence from CALUC waiving a Community Meeting.
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ATTACHMENT B

D. LAND USE MATTERS

F.2 1301 Hillside Avenue: Rezoning Application No. 00636 and Development
Permit with Variances Application No. 00074 (Oaklands)

Committee received a report dated November 28, 2019 from the Acting Director
of Sustainable Planning and Community Development regarding the proposed
Rezoning Application No. 00636 and Development Permit with Variances
Application No. 00074 for 1301 Hillside Avenue in order to construct a six-storey
residential building with live-work units on the ground floor and recommending
that it move forward to a public hearing.

Committee discussed the following:

e TDM measures to offset parking shortfall
e Specifics relating to guest parking

e Consideration given to a loading zone

e Proposed statutory right of way

o Affordability for home-ownership

Moved By Councillor Alto
Seconded By Councillor Potts

Rezoning Application No. 00636

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00636 for 1301 Hillside Avenue, 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:

a. Revised plans to the satisfaction of the Director of Sustainable Planning and
Community Development to correct inaccuracies and omissions.

b. Preparation and execution of the following legal agreements, with form and
contents to the satisfaction of the City Solicitor and the Director of
Engineering and Public Works:

i. A Statutory Right-of-Way of 3.24m off Cook Street
ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue

ii. Legal agreements securing the purchase of a car share vehicle, on-site
provision of a vehicle parking space for the car share vehicle, provision of
car share memberships that run with the unit and $100 in credits for each
of the unit, and one year subscription for each unit to the BC Transit
EcoPass Program.

c. Preparation and execution of the following legal agreements, with form and
contents to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development:

i. Such legal agreement(s) as may be required to secure seven studios,
one one-bedroom and one two-bedroom through BC Housing's

Committee of the Whole Meeting Minutes
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Affordable Home Ownership Program and prohibiting future stratas from
restricting rentals.

ii. Alegal agreement to secure the construction of the raingardens within
the Cook Street and Hillside Avenue boulevards.

d. Preparation and execution of the following legal agreements, with form and
contents to the satisfaction of the City Solicitor and the Director of Parks,
Recreation and Facilities:

i. Legal agreements that provides for replacement of removed Garry oaks
at a ratio of 3to 1 at 1190 Kings Road (Cridge Centre property), to
implement measures such as irrigation to ensure newly planted Garry
oaks grow to maturity, to enhance the existing Garry oak meadow on the
Cridge Centre property and to install split rail fencing around the Garry
oak meadow on the Cridge Centre property.

e. An updated Arborist Report, to the satisfaction of the Director of Parks,
Recreation and Facilities, confirming the tree locations and health of the trees
on the eastern property line, and confirming that the construction and
excavation work would damage two Garry oak trees to the point that the
removal of the trees is necessary.

Development Permit with Variances Application No. 00074

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. 00636, if it is approved, consider the following motion:

"That Council authorize the issuance of Development Permit with Variances
Application No. 00074 for 1301 Hillside Avenue in accordance with:

1. Plans date stamped September 13, 2019.

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

i. reduce the number of residential vehicle parking stalls from 48 to 19;
i. reduce the number of visitor vehicle parking stalls from 5 to 4;
iii. increase the site coverage from 40% to 75.5%; and
iv. reduce the open site space from 50% to 20.9%.
3. The Development Permit lapsing two years from the date of this resolution."

FOR (5): Mayor Helps, Councillor Alto, Councillor Potts, Councillor Thornton-Joe and

Councillor Young
OPPOSED (1): Councillor Isitt

CARRIED (5 to 1)
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ATTACHMENT | -

D. LAND USE MATTERS

F.2

1301 Hillside Avenue: Rezoning Application No. 00636 and Development
Permit with Variances Application No. 00074 (Oaklands)

Committee received a report dated November 28, 2019 from the Acting Director
of Sustainable Planning and Community Development regarding the proposed
Rezoning Application No. 00636 and Development Permit with Variances
Application No. 00074 for 1301 Hillside Avenue in order to construct a six-storey
residential building with live-work units on the ground floor and recommending
that it move forward to a public hearing.

Committee discussed the following:

e TDM measures to offset parking shortfall
o Specifics relating to guest parking

e Consideration given to a loading zone

e Proposed statutory right of way

o Affordability for home-ownership

Moved By Councillor Alto
Seconded By Councillor Potts

Rezoning Application No. 00636

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00636 for 1301 Hillside Avenue, 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:

a. Revised plans to the satisfaction of the Director of Sustainable Planning and
Community Development to correct inaccuracies and omissions.

b. Preparation and execution of the following legal agreements, with form and
contents to the satisfaction of the City Solicitor and the Director of
Engineering and Public Works:

i. A Statutory Right-of-Way of 3.24m off Cook Street
ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue

iii. Legal agreements securing the purchase of a car share vehicle, on-site
provision of a vehicle parking space for the car share vehicle, provision of
car share memberships that run with the unit and $100 in credits for each
of the unit, and one year subscription for each unit to the BC Transit
EcoPass Program.

c. Preparation and execution of the following legal agreements, with form and
contents to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development:

i. Such legal agreement(s) as may be required to secure seven studios,
one one-bedroom and one two-bedroom through BC Housing'’s
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Affordable Home Ownership Program and prohibiting future stratas from
restricting rentals.

i. A legal agreement to secure the construction of the raingardens within
the Cook Street and Hillside Avenue boulevards.

d. Preparation and execution of the following legal agreements, with form and
contents to the satisfaction of the City Solicitor and the Director of Parks,
Recreation and Facilities:

i. Legal agreements that provides for replacement of removed Garry oaks
at a ratio of 3 to 1 at 1190 Kings Road (Cridge Centre property), to
implement measures such as irrigation to ensure newly planted Garry
oaks grow to maturity, to enhance the existing Garry oak meadow on the
Cridge Centre property and to install split rail fencing around the Garry
oak meadow on the Cridge Centre property.

e. An updated Arborist Report, to the satisfaction of the Director of Parks,
Recreation and Facilities, confirming the tree locations and health of the trees
on the eastern property line, and confirming that the construction and
excavation work would damage two Garry oak trees to the point that the
removal of the trees is necessary.

Development Permit with VVariances Application No. 00074

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. 00636, if it is approved, consider the following motion:

"That Council authorize the issuance of Development Permit with Variances
Application No. 00074 for 1301 Hillside Avenue in accordance with:

1. Plans date stamped September 13, 2019.

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

i. reduce the number of residential vehicle parking stalls from 48 to 19;
ii. reduce the number of visitor vehicle parking stalls from 5 to 4;

iii. increase the site coverage from 40% to 75.5%; and

iv. reduce the open site space from 50% to 20.9%.

3. The Development Permit lapsing two years from the date of this resolution.'

FOR (5): Mayor Helps, Councillor Alto, Councillor Potts, Councillor Thornton-Joe and

Councillor Young
OPPOSED (1): Councillor Isitt

CARRIED (5 to 1)
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ATTACHMENT O

From: David Angus
Sent: January 9, 2020 4:32 PM

To: Adam Cooper GG
Subject: Re: 1301 Hillside

Hi Adam,

| have discussed your request with our board and as Chair of the Oaklands CALUC | am willing to waive
the requirement to host a third community meeting on the proposal.

Kind regards,
David



ATTACHMENT A ™

CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of December 12, 2019

To: Committee of the Whole Date: November 28, 2019

Andrea Hudson, Acting Director, Sustainable Planning and Community

FonT: Development

Subject: Rezoning Application No. 00636 for 1301 Hillside Avenue

RECOMMENDATION

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00636 for 1301
Hillside Avenue, 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:

a. Revised plans to the satisfaction of the Director of Sustainable Planning and Community
Development to correct inaccuracies and omissions. ‘

b. Preparation and execution of the following legal agreements, with form and contents to
the satisfaction of the City Solicitor and the Director of Engineering and Public Works:

i. A Statutory Right-of-Way of 3.24m off Cook Street

ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue

ii. Legal agreements securing the purchase of a car share vehicle, on-site provision
of a vehicle parking space for the car share vehicle, provision of car share
memberships that run with the unit and $100 in credits for each of the unit, and
one year subscription for each unit to the BC Transit EcoPass Program.

¢. Preparation and execution of the following legal agreements, with form and contents to
the satisfaction of the City Solicitor and the Director of Sustainable Planning and
Community Development:

i Such legal agreement(s) as may be required to secure seven studios, one one-
bedroom and one two-bedroom through BC Housing's Affordable Home
Ownership Program and prohibiting future stratas from restricting rentals.

i. A legal agreement to secure the construction of the raingardens within the Cook
Street and Hillside Avenue boulevards.

d. Preparation and execution of the following legal agreements, with form and contents to
the satisfaction of the City Solicitor and the Director of Parks, Recreation and Facilities:

i. Legal agreements that provides for replacement of removed Garry oaks at a ratio
of 3to 1 at 1190 Kings Road (Cridge Centre property), to implement measures
such as irrigation to ensure newly planted Garry oaks grow to maturity, to
enhance the existing Garry oak meadow on the Cridge Centre property and to
install split rail fencing around the Garry oak meadow on the Cridge Centre

property.
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e. An updated Arborist Report, to the satisfaction of the Director of Parks, Recreation and
Facilities, confirming the tree locations and health of the trees on the eastern property
line, and confirming that the construction and excavation work would damage two Garry
oak trees to the point that the removal of the trees is necessary.

LEGISLATIVE AUTHORITY

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

and other structures.

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

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Rezoning Application for the property located at 1301 Hillside Avenue. The proposal is to
rezone from the C-SS Zone, Special Service Station District, to a site-specific zone in order to
construct a six-storey residential building with live-work units on the ground floor.

The following points were considered in assessing this application:

 the proposal is consistent with the policies found in the Official Community Plan (OCP,
2012) as it helps establish a sense of place at a busy intersection, and is generally
consistent with the Urban Residential place designation

e nine units (seven studios, one one-bedroom and one two-bedroom) will be secured
under BC Housing's Affordable Home Ownership Program

o the proposal is inconsistent with the Areas of Greatest Stability designation within the
Oaklands Neighbourhood Plan. However, multi-family residential is envisioned for the
lands immediately east of the subject property and the housing policy notes that
apartments should be permitted along Hillside Avenue west of Cedar Hill Road.

BACKGROUND
Description of Proposal

This Rezoning Application is to rezone from the C-SS Zone, Special Service Station District to a
site-specific zone in order to construct a six-storey residential building with live-work units and
parking on the ground floor.

The following would be accommodated in the new zone:

live-work as a permitted use within ground floor units
maximum floor space ratio of 2.25:1

maximum total floor area of 2800m?

3.6m setback from Hillside Avenue

0.0m rear yard setback

0.0m east side yard setback

3.24m west side yard setback
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e site coverage of 40%
e open site space of 50%

Affordable Housing Impacts

The applicant proposes the creation of 49 new strata residential units, which will increase
overall housing supply in the area. The applicant is proposing a mix of studios, one and two
bedrooms. A Housing Agreement is being proposed, which would ensure that future Strata
Bylaws could not prohibit the rental of units and to secure nine below market units through BC
Housing's Affordable Home Ownership program (AHOP). This is used to ensure that at the
Building Permit stage the affordability and unit mix is consistent with the Rezoning plans.

Under BC Housing's AHOP, the applicant is proposing to offer seven bachelor, one one-
bedroom and one two-bedroom units at 10% below market rates. A qualified buyer must have a
household income that does not exceed the 75th income percentile as determined by BC
Housing. According to the applicant, the target incomes under this program would be within the
following ranges:

e studios: $35,000- $54,999
e one-bedroom and two-bedroom: $55,000- $84,999
s two and three-bedroom: > $85,000

As part of the program, the City of Victoria would retain the value of the below market discount
such that should the below market units be resold at market rates, the City would be provided
with a Community Amenity Contribution to the Victoria Housing Reserve Fund to support future
affordable housing development.

Tenant Assistance Policy

The proposal is to construct on a vacant property, and therefore the Tenant Assistance Policy
does not apply.

Sustainability Features

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

Active Transportation Impacts

The application proposes the following features which support active transportation:

e 75 long-term bicycle stalls, including four stalls for cargo bicycles as well as power
outlets to 10% of the stalls for e-bikes

e six short-term bicycle stalls

e a bicycle washing station

e provision of EcoPass transit passes to all units for one year

e purchase of a Modo vehicle, $100 in one-time credits and lifetime memberships that run
with each unit.

Public Realm Improvements

Rain gardens to manage storm water are proposed within the Cook Street and Hillside Avenue
Boulevards. Given the raingardens would exceed the standard frontage requirements,
construction of the raingardens would be secured by legal agreement. The appropriate
language has been added to the staff recommendation.
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Accessibility Impact Statement

The British Columbia Building Code regulates accessibility as it pertains to buildings. The
following are features identified by the applicant to address accessibility:

e Dbarrier-free access will be provided from the street and from the private parking area to
each dwelling unit and common amenity space

e corridors and doors will exceed the minimum width for accessibility
window sill heights will not exceed 750mm above the floor and the locking mechanism
will not exceed 1170mm above the floor.

Land Use Context

The area is characterized primarily by residential uses. Multi-unit residential buildings are
located to the north and west, and the Cridge Centre property is immediately adjacent the
property on the east and south. Single family dwellings are located slightly further away from the

property to the northwest.

Existing Site Development and Development Potential

The site is presently vacant, having undergone remediation from the previous service station
use. Under the current C-SS Zone, Special Service Station District, the property could only be
developed as a service station.

Data Table

The following data table compares the proposal with the existing C-SS Zone. An asterisk is
used to identify where variances will be required. Two asterisks are used to identify required
variances from the site specific zone, in order to avoid enshrining these regulations as rights

into the zone.

Zoning Criteria Proposal Existing C-SS Zone

7Sit(; érea (m?) — minimum 1243.24 | N/A N
Density (Floor Space Ratio) — ma;imum R 2.7275:1 : | N/A
}otal floor area (m?) — maximum 7 2793.&3 7 N/A
Lot width (m) — minimum L 25”:11 N/A

| Height (m) — maximum | ; 17.43 | 11.0 N

Storeys — maximum - 6 N/A %
Site coverage % maximum 75507 | N/A

Open site sEa?e % - Eninimum B B 7270.90 e o I;I/A j
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Zoning Criteria Proposal Existing C-SS Zone
Setbacks (m) — minimum ‘
Street Boundary (Hillside Avenue) 3.60 4.50
Rear (south) f 0.0 4.50
Side (east) ‘ 0.0 4.50
Side (west) 3.24 » 4.50
. 48 (as per Schedule C
Vehicle parking (residential) — minimum 19~ for multi-family
| - dwellings)
. . g oo " 4 (as per Schedule C for
Vehicle parkmg (visitor) — minimum 4 multi-family dwellings)
. . _ 64 (as per Schedule C
S;ﬁﬁi r;rn.'arkmg stalls (long term) 75 for multi-family
| ‘ ‘ dwellings)
Bicycle parking stalls (short term) — 6 6 (as per Schedule C for
minimum multi-family dwellings)

Relevant History

A demolition permit was issued in 2008 for the previous gas station use, and since that time the
parcel has been vacant as it underwent environmental remediation. As such, the Certificate of
Compliance issued by the Ministry of Environment prohibits subsurface structures as well as at-

grade residential uses.

Although it is not the City’s responsibility to enforce the Ministry's legislation regarding
contaminated sites, it is noted that the applicant has designed the building with surface-oriented
concrete slab foundations and footings without basements, a condition of the site’s Certificate of
Compliance. Ongoing compliance with the Environmental Management Act is a matter between
the Ministry, the developer and future purchasers.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variance Applications, the applicant has consulted the Oaklands
CALUC at two Community Meetings held on January 30, 2018 and on March 25, 2019. The
minutes from the two meetings are attached to this report.

ANALYSIS

Official Community Plan

The property is designated as Urban Residential within the OCP, which envisions a wide range
of building forms with mixed-use buildings up to approximately 2:1 Floor Space Ratio (FSR) and
six storeys considered on arterial and secondary arterial roads. The application at 2.25:1 FSR
is generally within the envisioned density range. The proposal includes nine units to be secured

Committee of the Whole Report N - A November 28, 2019
Rezoning Application No. 00636 for 1301 Hillside Avenue Page 5 of 8



through BC Housing's Affordable Home Ownership Program, which addresses policies found in
Section 13: Housing and Homelessness within the OCP. The proposed building animates and
improves the intersection of two arterial roads and would contribute to overall placemaking in
the area (Section 8 of the OCP). Finally, prior to this application the property was
environmentally remediated after the closure of the former gas station, which addresses
objectives within Section 10 of the OCP.

Local Area Plans

The Oaklands Neighbourhood Plan identifies the property within the Areas of Greatest Stability
designation, which does not envision new multi-unit residential developments. It is possible the
gas station use was not envisioned to change over the long-term. However, the properties
immediately to the east are designated Areas of Potential Change and the housing policies in
the plan note that apartments are permitted along Hillside Avenue west of Cedar Hill Road,
which would encompass the subject property.

Tree Preservation Bylaw and Urban Forest Master Plan

Earlier this year, Council increased funding to expedite the implementation of the Urban Forest
Master Plan (UFMP). The goals of the UFMP include maximizing community benefits from the
urban forest in all neighbourhoods, including a focus on protecting large, healthy trees on public
and private property.

The Tree Resource Inventory for this project identified a total of eight trees: one City-owned
street tree and seven bylaw-protected trees on the neighboring property at 1190 Kings Road
(Cridge Centre property). The trees on the Cridge Centre property are also further protected
under a restrictive covenant in favor of the City of Victoria.

The proposal, as currently shown, would require the removal of two Garry oak trees to construct
the proposed building. Both of these trees are part of an existing Garry oak meadow and rocky
outcrops. Garry oaks ecosystems are native to Victoria and important because they increase
biodiversity, maintain ecological integrity and only a very low percentage remain intact. As
such, the covenant protection was established to help preserve this meadow in 2001.

A 50cm diameter Garry oak located on the property line has shared ownership with the
neighboring property and is identified for removal. This tree is in fair to poor health and in fair
structure. The second Garry oak identified for removal is 60cm DBH in fair health and structure
that is located on the neighboring property. The root systems of both trees will conflict with the
required excavation and will require severe pruning to accommodate the new building. Both of
these trees can be retained with a change in building design; however, the applicant has
advised that such a change would result in the loss of the proposed affordable housing units.

To help offset the tree removal impacts, the applicant is proposing to replace the impacted trees
at a three to one ratio on the Cridge Centre Property and install irrigation to help ensure the
newly planted trees grow to maturity. In addition, the applicant is proposing to install split rail
fencing around the Garry Oak meadow to provide further protection to the new plantings.
Mitigation measures have been provided by the developer to retain the remaining five Garry
oaks inventoried.

Finally, a Statutory Right-of-Way will be secured on the Cook Street and Hillside Avenue
frontages. On the Hillside Avenue boulevard, a City-owned tree is identified to be removed to
allow for the construction of a new streetscape that includes a rain garden, a bike lane
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dedication and three new boulevard trees. A rain garden and a new boulevard tree are
proposed on the Cook Street frontage.

In summary, three trees are proposed for removal, seven trees are proposed to be planted on
the subject lot and six replacement trees are proposed to be planted on the Cridge Centre

property.
Regulatory Considerations

The new zone would permit the use of live-work on the ground floor with the following
commercial uses: business offices, professional businesses, retail, and restaurants. These
commercial uses would aid in activating the relationship of the building with the street, in
addition to complying with the requirements of the Certificate of Compliance that restricts
residential on the ground floor.

Density Bonus Policy

This proposal was submitted under the Density Bonus Poalicy, 2016. GP Rollo & Associates has
completed an economic analysis and determined that there is no land lift, because the applicant
is incorporating nine units (seven studios, one one-bedroom and one two-bedroom) offered at
10% below market pricing as part of the BC Housing Affordable Home Ownership Program as
well as overall construction costs.

Resource Impacts

There are resource impacts associated with this proposal. The rain gardens proposed within the
boulevards on Cook Street and Hillside Avenue will have higher maintenance costs than typical
City standard boulevards. Staff recommend for Council's consideration that the proposed
raingardens are supported since this would provide for a higher quality public realm and more
sustainable storm water management.

Once the project is complete the maintenance of the rain gardens will rest with the Department
of Parks, Recreation and Facilities. It is estimated that the annual maintenance of these off-site
public realm features will add approximately $5022 in annual maintenance costs. The
breakdown is as follows:

e plantings (raingarden and shrub areas). $4272
« irrigation infrastructure: $750 (water meter fees and spring/winter maintenance).

The need for additional FTE as a result of increased inventory would be reviewed through
annual operating budget planning as these types of projects are completed and/or brought on-
line to the City's maintenance program to ensure capacity to maintain the additional inventory.

CONCLUSIONS

The proposal to construct a six-storey, mixed-use building consisting of ground floor live-work
units and parking, is consistent with various OCP policies and provides nine affordable home
ownership units that would help to address affordability in the neighbourhood. While two
protected trees would be removed or damaged as part of this application, the applicant is
proposing measures above and beyond the minimum requirements in order to offset the impact.
Additionally, the proposal would improve the public realm at the intersection of two arterial roads
and a gateway to two neighbourhoods. Therefore, staff recommend Council consider supporting

this application.
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ALTERNATE MOTION

That Council decline Rezoning Application No. 00636 for the property located at 1301 Hillside
Avenue

Respectfully submitted,

& /,4:’%&\ N NAL Ak L

Michael Angrove Andrea Hudson, Acting Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manage(jw, ,( (\// / j/ﬂ/
\

c ¢ 2 /g

List of Attachments

e Attachment A: Subject Map

e Attachment B: Aerial Map

« Attachment C: Plans date stamped September 13, 2019

e Attachment D: Letters from applicant to Mayor and Council dated July 8, 2019, July 17,
2019 and September 3. 2019

e Attachment E: Community Association Land Use Committee Minutes from the January
30, 2018 and March 25, 2019 meetings.

« Attachment F: Advisory Design Panel Minutes from the April 24, 2019 meeting

e Attachment G: Land Lift Analysis, dated November 26, 2019

e Attachment H: Parking Study dated June 12, 2019

e Attachment |: Arborist Report dated May 31, 2019 and revised on September 13, 2019

e Attachment J: Correspondence (Letters received from residents).
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CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of December 12, 2019

To: Committee of the Whole Date: November 28, 2019
From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development

Subject: Development Permit with Variances Application No. 00074 for 1301 Hillside
Avenue

RECOMMENDATION

That Council, after giving notice and allowing an opportunity for public comment at a meeting of
Council, and after the Public Hearing for Rezoning Application No. 00636, if it is approved,
consider the following motion:

“That Council authorize the issuance of Development Permit with Variances Application
No. 00074 for 1301 Hillside Avenue in accordance with:

1. Plans date stamped September 13, 2019.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
i, reduce the number of residential vehicle parking stalls from 48 to 19;
i reduce the number of visitor vehicle parking stalls from 5 to 4,
iii. increase the site coverage from 40% to 75.5%; and
iv.  reduce the open site space from 50% to 20.9%.
3. The Development Permit lapsing two years from the date of this resolution.”

LEGISLATIVE AUTHORITY

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

Pursuant to Section 491 of the Local Government Act, where the purpose of the designation is
the revitalization of an area in which a commercial use is permitted, a Development Permit may
include requirements respecting the character of the development, including landscaping, and
the siting, form, exterior design and finish of buildings and other structures.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit with Variances Application for the property located at 1301 Hillside
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Avenue. The proposal is for a six-storey residential building with live-work units on the ground
floor. The variances are related to reducing the required residential and visitor vehicle parking
stalls, increasing the site coverage and reducing the open site space.

The following points were considered in assessing this application:

e the proposal is generally consistent with the Advisory Design Guidelines for Buildings,
Signs and Awnings

« the proposal is consistent with the guidelines for development on the Hillside Avenue
corridor found within the Oaklands Neighbourhood Plan

» the proposal requires variances to reduce the number of residential vehicle stalls from
47 to 19 and to reduce the number of visitor vehicle parking stalls from 5 to 4. These
variances are supportable due to the extensive Transportation Demand Management
measures that the applicant is proposing

» the proposal will also require variances to increase the site coverage from 40% to 76.1%
and decrease the open site space from 50% to 20.1%. It is recommended that these
siting standards be facilitated through the variance process rather than entrenching the
standards in a zone, so that if this proposal is not constructed, any new proposals would
require new variances that would be assessed on their merit in the future.

BACKGROUND

Description of Proposal

The proposal is for a six-storey residential building with live-work units on the ground floor.
Specific details include:

e a six-storey contemporary designed building

e three live-work units and the long-term bicycle stalls are proposed for the ground floor in
an effort to activate the pedestrian realm on Hillside Avenue

e exterior access from Hillside Avenue to the rear units on the second level

e outdoor amenity space provided through private decks

o vehicle parking at the rear of the building on the ground level.

The proposed variances are related to:

reduce the residential vehicle parking stalls from 43 to 18
reduce the visitor vehicle parking stalls from 5 to 4
increase the site coverage from 40% to 75.5%

o decrease the open site space from 50% to 20.9%.

Sustainability Features

As indicated in the applicant's letter dated July 17, 2019, the following sustainability features are
associated with this application:

e targeting Built Green Certification

« passive design practices, including orienting the building to maximize solar gain
¢ energy efficient windows and low flow water fixtures

e rainwater gardens and permeable pavers to improve on-site drainage

e reuse of a contaminated lot (former gas station).
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Active Transportation Impacts

The application proposes the following features which support active transportation:

« 75 long-term bicycle stalls, including four stalls for cargo bikes as well as power outlets
to 10% of the stalls for e-bikes

six short-term bicycle stalls

a bicycle washing station

provision of EcoPass transit passes to the units for one year

purchase of a Modo vehicle and lifetime memberships that run with each unit.

Public Realm Improvements

No public realm improvements are proposed in association with this Development Permit
Application.

Accessibility Impact Statement

The British Columbia Building Code regulates accessibility as it pertains to buildings. The
following are features identified by the applicant to address accessibility:

e Dbarrier-free access will be provided from the street and from the private parking area to
each dwelling unit and common amenity space

o corridors and doors will exceed the minimum width for accessibility

« window sill heights will not exceed 750mm above the floor and the locking mechanism
will not exceed 1170mm above the floor.

Existing Site Development and Development Potential

The site is presently vacant, having undergone remediation from the previous service station
use. Under the current C-SS Zone, Special Service Station District, the property could only be
developed as a service station.

Data Table

The following data table compares the proposal with the existing C-SS Zone. An asterisk is
used to identify where variances will be required. Two asterisks are used to identify required
variances from the site specific zone, in order to avoid enshrining these regulations as rights

into the zone.

Zoning Criteria Proposal Existing C-SS Zone
Site area (m?) — minimum 1;43.24 ” - N/A
UTM floor area (m?) — minimum ) Sl :’29167 - 7N)A D
D;nrsitry (Floor Space Ratio) —7r‘112:$<'imum 1 72.25 N/A
Total floor areé (m?) — maximumi I 2793.48 N/A
th wuﬂ‘n (m) —mininjum - I 25.11 7 bl N/A -
Committee of the Whole Report - November 28, 2019
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Zoning Criteria Proposal Existing C-SS Zone
Height (m) — maximum 17.43 11.0
Storeys — maximum 6 N/A
Site coverage % — maximum 75.50 ™ N/A
Open site space % — minimum ? 20.90 ** N/A
?
Setbacks (m) — minimum '
Street Boundary (Hillside Avenue) 3.60 4.50
Rear (south) 0.0 4.50
Side (east) 0.0 4.50
Side (west) 3.24 4.50
' - ' 48 (as per Schedule C |
Vehicle parking (residential) — minimum 19* for multi-family
- dwellings)
4 (as per Schedule C
Vehicle parking (visitor) — minimum 4* for multi-family
. | dwellings) |
. ; _ 64 (as per Schedule C
2;¥2ir§arkmg stalls (long term) | 75 for multi-family
B ‘ - ~ dwellings)
. ; _ E 6 (as per Schedule C
aﬁﬁi rfT:){s\rkmg stalls (short term) 6 for Bl
- o dwellings)

Relevant History

A demolition permit was issued in 2008 for the previous gas station use, and since that time the
parcel has been vacant as it underwent environmental remediation. As such, the Certificate of
Compliance issued by the Ministry of Environment prohibits subsurface structures as well as at-

grade residential uses.

Although it is not the City's responsibility to enforce the Ministry’s legislation regarding
contaminated sites, it is noted that the applicant has designed the building with surface-oriented
concrete slab foundations and footings without basements, a condition of the site’s Certificate of
Compliance. Ongoing compliance with the Environmental Management Act is a matter between
the Ministry, the developer and future purchasers.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variance Applications, the applicant has consulted the Oaklands
CALUC at two Community Meetings held on January 30, 2018 and on March 25, 2019. The
minutes from the two meetings are attached to this report.
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This application proposes variances, therefore, in accordance with the City's Land Use
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the

variances.

ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan (OCP) identifies this property within Development Permit Area
(DPA) 7A: Corridors. The objectives of this DPA are to ensure corridors are compatible with
adjacent and nearby lower density residential neighbourhoods through human-scaled urban
design and sensitive transitions in building form and character, and to enhance the function of
Hillside Avenue as a frequent transit corridor with the design of adjacent developments
supporting this objective. The proposal is consistent with the objectives of this DPA and the
OCP policies, as it would improve the transit-oriented streetscape along Hillside Avenue and
increase the residential density along the Hillside Avenue frequent transit corridor.

The Advisory Design Guidelines for Buildings, Signs and Awnings are applicable within this
DPA. The Design Guidelines encourage a comprehensive design approach with attractive
streetscapes and architectural and landscape features that acknowledge and identify the

immediate area.

The proposal is generally consistent with the Design Guidelines. The proposal mitigates the
height and density by stepping the building back at the fifth storey, and varying the facades and
rooflines. The ground floor live-work units, the bicycle parking, and the main residential entrance
all improve and encourage interaction with the street. The proposal acknowledges the
topography of the Cridge Centre property by providing additional at-grade entrances for the
second floor units at the rear that would improve natural surveillance on a secluded area.
Amenity space for the units is provided through balconies.

Local Area Plans

The Oaklands Neighbourhood Plan notes that major redevelopment should be in keeping with
the established scale and character of the existing neighbourhood and should generally be
located along existing major roads. The Plan also has guidelines for development on the

Hillside corridor, which include:

e scale and massing of buildings should relate to adjacent buildings and provide sensitive
transitions

e roof lines and exterior finishes should be varied to avoid monotonous appearances

« location, height and form of buildings should take into account the topography.

The proposal is located on two major roads and the contemporary design is in keeping with the
varying design types of the area. While the height and massing is an increase in comparison to
some of the existing context, it does take into account the natural topography as the second
floor units on the rear are level with the Cridge Centre property. The step-back of the upper
storeys and the varying rooflines and materials aid in avoiding a monotonous appearance.

Tree Preservation Bylaw and Urban Forest Master Plan

Earlier this year, Council increased funding to expedite the implementation of the Urban Forest
Master Plan (UFMP). The goals of the UFMP include maximizing community benefits from the
urban forest in all neighbourhoods, including a focus on protecting large, healthy trees on public
and private property.
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The Tree Resource Inventory for this project identified a total of eight trees: one City-owned
street tree and seven bylaw-protected trees on the neighboring property at 1190 Kings Road
(Cridge Centre property). The trees on the Cridge Centre property are also further protected
under a restrictive covenant in favor of the City of Victoria.

The proposal, as currently shown, would require the removal of two Garry oak trees to construct
the proposed building. Both of these trees are part of an existing Garry oak meadow and rocky
outcrops. Garry oak ecosystems are native to Victoria and important because they increase
biodiversity, maintain ecological integrity and only a very low percentage remain intact. As such,
the covenant protection was established to help preserve this meadow in 2001.

A 50cm diameter Garry oak located on the property line has shared ownership with the
neighboring property and is identified for removal. This tree is in fair to poor health and in fair
structure. The second Garry oak identified for removal is 60cm DBH in fair health and structure
that is located on the neighboring property. The root systems of both trees will conflict with the
required excavation and will require severe pruning to accommodate the new building. Both of
these trees can be retained with a change in building design; however, the applicant has
advised that such a change would result in the loss of the proposed affordable housing units.

To help offset the tree removal impacts, the applicant is proposing to replace the impacted trees
at a three to one ratio on the Cridge Centre Property and install irrigation to help ensure the
newly planted trees grow to maturity. In addition, the applicant is proposing to install split rail
fencing around the Garry Oak meadow to provide further protection to the new plantings.
Mitigation measures have been provided by the developer to retain the remaining five Garry
oaks inventoried.

Finally, a Statutory Right-of-Way will be secured on the Cook Street and Hillside Avenue
frontages. On the Hillside Avenue boulevard, a City-owned tree is identified to be removed to
allow for the construction of a new streetscape that includes a rain garden, a bike lane
dedication and three new boulevard trees. A rain garden and a new boulevard tree are
proposed on the Cook Street frontage.

In summary, three trees are proposed for removal, seven trees are proposed to be planted on
the subject lot and six replacement trees are proposed to be planted on the Cridge Centre

property.
Regulatory Considerations

The proposal requires variances to reduce the residential vehicle parking from 48 to 19 stalls
and to reduce the visitor vehicle parking stalls from five to four. To offset the variance, the
applicant is proposing a number of Transportation Demand Management measures. A new car
share vehicle for the area will be purchased and one of the stalls on-site will be dedicated for
the car share vehicle. The vehicle, stall and access to the stall by the public would be secured
through legal agreements. Each unit would also receive a membership and $100 in credits to
the car share company. The memberships would run with the unit. The proposal provides an
excess number of long term bicycle stalls, and provides space for four cargo bicycles and power
outlets to charge e-bikes for 10% of the stalls. Finally, the applicant intends to provide each unit
with one year worth of transit passes through BC Transit's ECOPASS program.

In addition, staff will draft the site-specific zone with a maximum site coverage of 40% and a
minimum open site space of 50%. The proposal will require variances to increase the site
coverage from 40% to 76.1% and to decrease the open site space from 50% to 20.1%. While
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staff believe this proposal has been designed to fit the site and provide amenity space to the
residents, staff do not recommend enshrining the site coverage and open site space within the
zone. This is to ensure that, should this proposal not be constructed, any new proposals would
either have to meet the site coverage and open site space, or request variances from Council
while demonstrating the impact on the public realm is minimal and the future residents would
not be negatively affected.

Advisory Design Panel

The Advisory Design Panel (ADP) reviewed this application on April 24, 2019. A copy of the
minutes from this meeting are attached. The ADP was asked to comment on the overall design
with particular attention to the density and massing of the building, as well as the lack of soft

landscaping and open space.

The ADP recommended approval subject to:

» simplification and refinement of the northwest building corner in terms of massing and
materiality

e further consideration to the parking functionality, with particular attention to service and
delivery vehicles and short-term loading.

Staff believe the applicant has addressed the above comments. The northwest corner of the
building has been refined yet retains its prominence as the primary entrance to the residential
units. A drop off zone was considered and proposed by the applicant; however, it was not
functional as it would have caused vehicles to stop on the public sidewalk and potentially cause
dangerous backup manoeuvres on an arterial road. Staff therefore required the drop off zone

be removed from the plans.
CONCLUSIONS

The proposed development is generally consistent with the relevant Design Guidelines, and
represents an appropriate fit at the intersection of two arterial roads. The applicant has
generally addressed the items recommended by the Advisory Design Panel to further enhance
the development. Therefore, staff recommend that Council consider supporting this application.

ALTERNATE MOTION

That Council decline Development Permit with Variances Application No. 00074 for the property
located at 1301 Hillside Avenue.

Respectfully submitted,

y //}///V' -~ N \\Uﬂ,l- b 1l

Michael Angrove Andrea Hudson, Acting Director
Planner Sustainable Planning and Community

Development Services Division Develcznjz Depart ent
Report accepted and recommended by the City Manager: M

Date: C— % —2&/7
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List of Attachments

e« Attachment A: Subject Map

e Attachment B: Aerial Map

e Attachment C: Plans date stamped September 13, 2019

e Attachment D: Letters from applicant to Mayor and Council dated July 8, 2019, July 17,
2019 and September 3, 2019

e Attachment E: Community Association Land Use Committee Minutes from the January
30, 2018 and March 25, 2019 meetings.

e Attachment F: Advisory Design Panel Minutes from the April 24, 2019 meeting

¢ Attachment G: Land Lift Analysis, dated November 26, 2019

e Attachment H: Parking Study dated June 12, 2019

¢ Attachment I: Arborist Report dated May 31, 2019 and revised on September 13, 2019

e Attachment J: Correspondence (Letters received from residents).
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PROPERTIES

July 8th, 2019

Vayor and Council
City of Victoria

1 Centennial
Square Victoria,
BC

RE: 1301 Hillside Avenue,
Resubmission — Development Permit Rezoning and OCP Amendment Application

Dear Mayor and Council,

On behalt of NVision Properties, | am pleased to resubmit for your consideration our development
proposal for the vacant land and former gas station at 1301 Hillside Avenue.

Over the past few months we have heen working with City Staff and our Consulting Team on a number of
improvements to this unique and innovative project. We have recently nad a second CALUC Meeting , as
well as been through the Advisory Design Panel process. As a result, 1301 Hillside 1s now a 49 unit market
condo project with 14 units of affordable ownership housing ( 28.5%) — through a partnership with BC
Housing. The site s a former gas station site on 2 aerterials. The FSRis 2.38 and the difference from the
ate zone 2.0 to 2.38 s the affordable housing component.

Parking s provided at 0.4&:1
The scope of improvements include:
a)  New parking access point off Cook St.

b)  Parkade entry is set back from the street to allow for more efficient pickup and drop off as

well as 2 visitor parking spaces.
¢} The ground floor has three — 2 storey live/work units along Hillside Ave.

d) Bicycle Parking has been moved from the mezzanine level to the Main Floor - with
convenient street level access points along Hillside. As biking is an affordable and likely
transportation option for thic site and building, a 1.34 : 1 bike parking ratio is proposed.

#)  Electrnicar bike parking 15 also planned.
f) A bike wash, and pet wash are proposed.

o) We have chanped the project from a purnose built rental to an affordable ownership housing
project. Of the 49 total homes in the project - 14 will be targeted as Affordable Ownership
Housing. We are in discussions with BC Housing to set up a program where units can be
affordable by a) being priced at a value below market b) purchasers will have maximum
income qualifications and ¢l mimmum tenure requirements. Further details will follow.

| ' pal
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While the lower tloor plans remain the same shape, the building will step back on the upper
two tloors — to give the building a lower feel and mare sensitive relationship to the street.

Second floor units that face onto the Cridge lands, have been designed to open onto the
same level as the Cridge Park —which will give these units more of a townhouse at grade feel.

An exterior walkway leads from the street to these “ground oriented” units.

A two storey brick base — will give the building a traditional/heritage feel to the lower levels.
The brick material compliments the Cridge brick as a building material.

As the site s situated along a number of major bus routes, a bus seating area has been
mncorporated along the Hillside street level

The total FSR at 2.38 1s under the DCAP large urban village of 2.50.

The difference between the total FSR (2.38) and the zoned FSR (2.0) will be designated as
affordable ownership housing.

The building as designed has 49 units, 16 are studios including 3 live/work units, 21 are one
bedrooms and 12 are two bedroom units.

In response to the City's concerns:

a)
b)

d)

1?)
f)
£)
h)

Floor areas now shown have been taken from the inside dimensions of all units.
We recalculatec grade as per the City's comments and so Average Grade changed slightly in
the data tables as well as affected bullding height. Also, we adjusted the building grades at
level 1 to better accommaodate existing grades and sidewalk as per comments.
The parking area access point has been redesigred so that stalls 22 and 23 have a minimum
ot 7.0m rear aisle clearance.
Parking Calculations for both bicycle and vehicles are shown on Drawing A1.02 — as well as in
the recently submitted Watt parking study.
Visitor Parking stalls have been identified as 22 and 23,
6 value of driveway and parking slopes have been added to the drawings A2.01
Property lines and SRW lines have been removed from elevations.
Architectural and Landscape Plans should now be coordinated.
The Bike Wash and Pet Wash areas have been moved —to be closer to the garbage room
All Data tables have been adjusted to match revisions
A sewape attenuation report was previously submitted.
'n terms ot transportation comments:

i. The size of stalls 22 and 23 have heen adjusted to comply to requirements.

ii. The Cook St drop off zone has been eliminated — as suggested.

ii. Measures identified in the Parking Study to reduce the projects parking

requirements are currently being worked on. We will advise when finalized.

[NV 2271748 Lok street, Victonia, BC Canada VBV 4A1
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With the attached development permit, rezoning and OCP amendment application, NVision
Properties offers The City of Victoria a unique solution to a challenging and important
development site in the Hillside Corridor, Contained in this package are the details for what |
helieve will become a landmark building at the corner of Hillside Avenue and Cook Street. As
mentioned, unique to this 49 unit project will be the 14 affordable ownership housing units that
have been developed into this building. '

Our proposal speaks to Victoria's future as a less car dependent city and directly addresses the
need for new affordable ownership housing in our rapidly growing city. For this project — 24
parking spaces are provided - a rate of 0.48: 1.0 Sub Surface parking at this site, cannot be
achieved due to the previous use of the site as a gas station. Bike parking in intended to be
convenient — with the Bike parking room with bike wash at grace — with direct access from
Hillside. Scooter parking is also available in the parkade.

We have taken the opportunities and constraints inherent to the land at 1301 Hillside head on
and desipned a timeless building that speaks to the future of Victoria and the future of the
Hillside Corridor as articulated in the Official Community Plan. The site has amazing opportunity
m the form of: an Urban Residential designation; 1ts location directly adjacent to two major
arterials that provide transit access to the Downtown, Camosun and UVic; as well as its central
and walkable location, which 1s book-ended by Hillside Mall to the east and Quadra Village to the
West. Due to all these locational benefits — we believe that a bullding with a 2.38 density can be
justified.

Additional parking 1s constrained as a result of its past use as a gas station, by way of a restriction
an any subsurtace uses (i.e. underground parking), a result of the environmental remediation
process that it has gone through.

As such, an ardinary approach to this site would be inappropriate. Instead, our building program
was carefully thought out and custom tailored to the site and built on the assumption of limited
venicle parking, given that we are prohibited from to constructing underground parking. Qur
solution to this challenge was to propose an atfordable housing project with the following

components:

a)  smaller unit sizes

b) a high volume of bike parking

¢} transit accessible

d) 3 live/work units on the mamn floor of the building

The walkable location will attract residents who are interested in living a less vehicle-oriented
lifestyle. With a strong understanding of the market and potential users of the site, matched with
intellipent product design that delivers on the needs of these users, we feel confident that we've
decipned a winning project, whose limited parking supply will not negatively impact the
surrounding neighborhood or ourfuture residents.

\
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Strategies and policies to support our proposal include; the inclusion of 3 live/work units, secure

bicycle parking at a rate of 1.34 stalls per unit — directly accessible from the street, we feel the
building will be compelling to young professionals, small families and students who may be
looking to live car-free or with only one vehicle. An on-site transit stop, walkability to nearby
parks, schools, the Cridge Center for the Family and the amenities found in Quadra Village, such
as groceries and coffee shops rounds out the package.

From the policy perspective, the OCP calls for Hillside Avenue to become a major apartment

Corridor and suggests higher densities are appropriate in locations that are within walking
distance of the corridor. We believe that our proposed density of 2.38 is consistent with these
objectives.

We feel the timing of this proposal is right and that it supports the vision Victoria Council has
cmbarked on to reduce our collective reliance on single occupant vehicles and instead encourage
more trips to be made by walking, cycling and transit. As one of the first major projects in the Hillside
Corrnidor, we take comfort in knowing that our proposal is taking many of its cues directly from the
vision Council has articulated for a better designed, healthier Hillside Corridor. Our proposal plays a
vital role in supporting Council’s vision for this area, transforming a forgotten corner and a former gas
ctation into something much more valuable to the community.

We envision a landmark building that creates a new design language tor the neighborhood, one that
will improve the pedestrian experience at Cook and Hillside and spur positive change in the Quadra
Village. Our future residents are exactly what is needed to rejuvenate this corner and bring new life to
this forgotten site. They will use the new pedestrian and cycling infrastructure upgrades that Council
is implementing today. Many will rely on transit as their primary mode of transportation for long
dictance trips and will walk or cyele for their daily trips to pick up groceries or visit the local coffee

shop

Our novel approach ro this formerly contaminated site directly supports Council’s goal of
transitioning the Hillsice Corridor into a transit-oriented multi-family area. Most importantly,
although this application s in progress and not subject to Councils new housing policy — we are
proposing an ownership project that provides 28% affordable housing units — that can be supported
through mcreasing density

We are very excited to submut this application tor your consideration and sincerely hope you will find
merit in our proposal. | hope Council can share i our vision of this site and recognize that such a
unique property requires a unique solution. We believe passionately that this proposal represents the
hest possible outcome tor the site and that it will be very successtul in creating approopriate and
accessible housing. We hope that you will feel as passionate as we do a look forward to presenting
the details of this project to both City Council and the general public

sSimncerely;

Michael Bacon
Development Manager

| l V JO7NTS Cook Street, Victena, BC Canada VRV AAL
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July 17,2019

Mavyor and Council
City of Victoria
1 Centennial Square

Victoria BC
VW TP6

RE:  Rezoning Application 1301 Hillside Ave., Victoria, BC. - Sustainability Statement

Our 49-unit multitamily development on Hillside Ave incorporates numerous sustainable features, as

outlined helow

1. Built Green

In additior to meeting the requirements of new step code 2, The development will be
targeting Buillt Green Silver Certification.

2. Site Selection and Design

The existing vacant lot does not contain any existing buildings, plants, streams, rivers, lakes,
ponds, wetlands, marine shorelines, wildlife or plant communities. Our development is
consistent with the Official Community Plan (OCP), which identifies the site, located on
Hillside Ave., as being suitable for a 6-storey multi unit complex.

Our proposal accommodates this with a market housing project, with various unit sizes, including
large decks and considerable amounts of exterior amenity spaces. Our proposal is situated near
many amenities, mcluding Hillside Mall, Oaklands Elementary School, Cridge Centre for the
family and on two major bus routes and bikelanes.

The lot s a former service station with associated soil contamination. Part of our proposal is the
procurement of a Certificate of Compliance from the Ministry of the Environment certifying
satisfactory environmental protection.

3. Passive Design Practices

Many Pasave Design Features have been adopted in the project, such as the orientation ot the
building aligned along the fast-West axis to improve solar gain in winter months, Lthereby
reducing heating loads. Other features include using appropriate insulation and energy efficient
windows to mitigate heat loss in the winter and heat gain in the summer The internal layouts
have been desipned to reduce the need for artificial ighting especially in living areas.

Y SIS C ook Sireet, Yctona, BC Canada VRV JA}




4. Innovation and Design

We plan to use an integrated Design process to reduce on-site and off-site impacts, to reduce
energy and water consumption and to increase construction waste diversion.

A number Rainwater Gardens are proposed on site and in the boulevard, which collect water
run off from the buildings roof and patios. These rainwater pardens and planters are designed
with under drains and a high capacity overflow drain, which connects to the onsite, storm
drainage systems. The gardens are sized such that they are 5% of impervious site area (as per
City of Victoria’'s Stormwater Guidelines). On site facilities such as the garbage room on the
pround floor encourage on site facilities for recyclables, organic materials and general waste.

Where possible, matenals with high recycled content, and, or locally sourced materials will be
used. This includes the usage of recycled content Brick cladding, recycled floor underlay,
energy star appliances and low VOC paints and stains.

We have also designed the building to be solar ready — this a shaft that will runn from the roof
into the mechanical room —1tor future solar hot water.

The construction of the proposed six-storey apartment building will generate employment for
local contractors and sub-trades. With the 49 units that will be provided on this site (replacing
the former service station) we expect to see arise in the tax base. The increase in residents
will also greatly benefit the local economy and nearby businesses, as the building s within
walking distance to Hillside Town Centre and Quadra Village.

The proposed development will be tying into the existing municipal infrastructure and
services. Reduced long-term mamtenance for the building is another environmental factor that
has been considered: the proposed cladding 1s durable and requires little maintenance; and
the use of brick has been employed to ensure durable, long-lasting performance.

5. Transportation

Being situated on Hillside Ave. allows for excellent access to public transportation: the bus
routes to downtown, UVIC, Swartz Bay and Mayfair Shopping Centre run along the Avenue.
Oaklands has Zkm of existing bicycle routes with future routes proposed. We have provided a
secure, enclosed bicycle room, with 66 long term bicycle racks at the ground Hoor and six
short term spaces at the entrance to the building for easy and convenient use. There is also a
hike wash station as well as plug in locations for approx. 20 € bikes. Car share options in the
area include Modo and Zipcar, which provide alternate modes of transport.

It 15 also planned to rough 4 LV charging stations for electric vehicles.

The building 15 also situated within walking distance to many basic needs in the Town Centre
such as Hillside Mall and Quadra Village, restaurants, convenience stores and medical and
dental offices.

1V 27N Caok Street, Victora, BC Canada VRV AT




0. Energy Efficiency

We plan to use the services of a professional engineer/envelope consultant who specializes in
energy modeling to reduce the energy used in the building. The building is designed to meet Step
Code 2 as well as built green silver. It is also planned to rough in 4 FV charging stations for electric

vehicles
7 Water

The proposal reduces typical water usage on site by incorporating low flow fixtures, faucet
aerators, and a high efficiency irrigation system inclusive of an envisioned storm water retention
tank. Dual flush toilets ultra-low flow will also be used.

5. Site Permeability

We plan to use Permeable Unit Pavers where poscible on the site. The gaps/ pores in the concrete
paving blocks allow stormwater to drain into a stone filled reservoir base below the surface, then

into the soil.
9. Landscaping and Urban Forest

The lot contains one existing tree, which we propose to retain. The lot does not exist in an
srologically sensiive ared requiring restoration nor does it exist in an area that lends itself to
vildlife corndors. Green design considerations include the possible planting of new trees at
the north and the west of the site to create canopies for shade and privacy. We propose to
mntroduce plants and trees with a strong emphasis on native species where possible, to
ontribute and enharnce the urban forest and to provide insect and small animal shelter.
The site s located adjacent to a Garry Oak meadow located on the Cridge property, and care
will be given to protect these trees while we are under construction.

10, Urban Agriculture

There are large decks pronosed on the second, fifth and sixth floor in the project, which could
act as possible vegetable garden plots for residents.

11, Community Consultation

As outlined in our letter to Mayor and Council, NVision Properties conducted a thorough
enpagement process with community members around the project site. The process

included door-to-door introductions, delivery of information flyers and two separate public open
house meetings with the nearby neighbours. Neighbourhood feedback receved during the
enpagement process helped shape and improve the design and character of the final design of

thissubmission
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12, Community Character and Liveability

Architectural design features adopted help to enhance the streetscape along both Hillside Ave.
and Cook Street creating visual permeability and engagement between the pedestrian realm and
the interior space. The traditional materials of brick and wood have been chosen to acknowledge

the heritape buildings in thearea,
13, Employment

The construction of the proposed six-storey apartment building will generate employment for
local contractors and sub-trades.

14 Diversification and Knhancement

With the 49 units that will be provided on this site (replacing the former service station) we
pxpect o see a rise in the tax base. The increase in residents will also greatly benefit the local
ecanomy and nearby businesses, as the building is within walking distance to Hillside Town
Centre and Quadra Village shopping areas.

|5, Efficient Infrastructure and Operational Cost Savings

The proposed development will be tying into the existing municipal infrastructure and services.
Reduced long-term maintenance for the building 1s another environmental factor that has been
cansidered: the extenor cladding 1s durable and requires little maintenance; and the use of brick

has been emoloyed to ensure durable, long-lasting performance.
Conclusion:

By providing a high quality, well designed multi-family market rental development in a area that has
the infrastructure in place to support the increased density, we feel this development will be a
positive and sustainable addition to the Oaklands Neighbourhood.

Michael Bacon B.E.S., M. Arch., MAIBC
Development Manager

NB Vision Properties
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Mayor and Council developments

City of Victoria

1 Centennial Square
Victoria BC

VEW TP6

RE:  Rezoning Application 1301 Hillside Ave., Victoria, BC, — Accessibility Statement

Our 49-unit multifamily development on Hillside Ave incorporates numerous mandatory and
voluntary accessibility features, as per the City of Victoria the District of Saanich’s guidelines.

In summary we are compliant with Section 3.8 of the BCBC and in addition, the following details
are used to further ennance the building for accessible living.

Building Access

Abstract Developments has ensured that barrier free access shall be provided to each dwelling unit and
to each type of common amenity space from the street. As well, barrier-free access from a private
parking area will also be provided to the same building components.

Both the street entry, as well as, the private parking area will have elevator accessibility. Further, a
1500mm by 1500mm covering over the building entry area will also be achieved. On-site parking will

include one accessible parking srall.
Doors and Doorways

The minimum clear opening for doors/doorways are as follows:

I All suite entry doors and doors in ccmmon areas are more than 850mm.
i All interiar doors within a dwelling unit are more than §00mm.

All patio/baicony doors will have an 800mm clear doorway opening.
Maneuvering Space at Doorways
Suite entry doors and door assemblies in common areas will not have less than the following:

I Pull door (swings toward the area), 1220mm long by the width of the door plus at least
300mm clear space on the latch side

. Push door [swings away from the area), 1220mim long by the width of the door plus at least
300mm clear space on the latch side

i Doors in a series In common arcas have a separation of at least 1220mm plus the width of

the door.




4
Corridor Widths A B S T R A C T

Common corridors will be more than 1220mm wide (minimum width for developments

accessible corridors)

Bathrooms

All en-suite bathrooms will have sliding pocket doors which increases accessibility.

Windows

Abstract will ensure that the window sill height does not exceed 750mm above the floor, as well as, the
window opening/locking mechanism will not exceed 1170mm above the floor.

The above outlines a few of the features that will make living more accessible at 1301 Hillside.

Michael Bacon
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community association
Mission

Strengthening the Oaklands community by providing programs, services and
resources for its residents, businesses and visitors.

Oaklands Community Association Land Use Committee
January 30, 2017 Meeting Minutes

**ocation: Oaklands Community Centre - 2827 Belmont Avenue
**Time: 7:30 p.m.

Contact: landuse@oaklandsca.com

Preliminary Development Proposal
1. 1501-1503 Haultain — currently zoned C-1 (Limited Commercial District)

Dave Maxwell of Fernwood Community Association Land Use Committee facilitated a discussion and the
owner of this property answered questions about the development.

- Variances being requested are for reduced parking (4 instead of 12) and setbacks.
- The owner indicated they would explore car sharing options for tenants.
Many people in attendance shared concerns about overflow parking affecting nearby businesses

and neighbours.
Community Meeting

2. 1301 Hillside — currently zoned C-SS (service station)

This is a project by Abstract Developments to build a 6 storey, 46 unit rental building on the corner of
Cook and Hillside. The developers previously presented to the land use committee and neighbours at
the November 28, 2017 meeting (find the minutes here), and other open houses they have hosted on

the project.

- Approximately fifteen peaple were in attendance for this community meeting.

- Because this lot was a gas station, the Ministry of Environment is issuing a certificate of
compliance that states that there can be no excavation on site, or ground floor residential use.
Because of this limitation, the ground floor will be used for parking.

- The design is an Edwardian style to complement the Cridge Centre.

- Several people in attendance shared concerns about tenants without an on-site parking place

using nearby streets to park.

Oaklands Community Centre Oaklands Neighbourhood House
2827 Belmont Ave 1, Victoria BC V8R 4B2 2629 Victor Street, Victoria BC V&R 4E3




Some people had concerns about the location of the bus stop on the south side of Hillside Ave.,
and the traffic pattern entering and exiting the building.

- Some people voiced their support for the development, and said that the density is appropriate
for the busy Hillside Corridor. Others were concerned that this building will be taller than most
of the other buildings currently on Hillside Ave,

- Arepresentative from the Cridge Centre indicated their support for the project.

Oaklands Community Centre Oaklands Neighbourhood House
2827 Belmont Ave #1, Victoria BC V&R 4B2 2629 Victor Street, Victoria BC V8R 4E3
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community association

Mission
Strengthening the Oaklands community by providing programs, services and
resources for its residents, businesses and visitors.

Oaklands Community Association Land Use Committee
March 25, 2019 Community Meeting Minutes

Location: Oaklands Neighbourhood House - 2629 Victor Street
Contact: landuse@oaklandsca.com

Meeting overview:

On March 25, 2019, the Oaklands Community Association Land Use Committee (CALUC) hosted a
community meeting for a proposed condominium development at 1301 Hillside Ave. The meeting was
attended by 41 residents (Participants) and 4 representatives of Abstract Developments (Developer)

Project summary:

The Developer provided a summary of the proposed project and noted that it was a revised
concept initially proposed in the Spring of 2018. The Developer outlined the major changes to
the design of the revised building design as follows:

e A change to a market condo project with and affordable housing component (50 units of

which 16 would be marketed as affordable housing')

e Change to more contemporary structure — roughly same footprint with setbacks on the
upper levels — building height reduced by 12ft.

e From 0.7 to 1 parking unit per market condo with no parking for affordable units

e Access to parking moved to Cook St and bike parking same between proposals.

The Developer outlined their rationale for the change from rental building to market condos

and changes to the design:
e Increase in construction costs made rental building cost prohibitive; as well In Victoria

there are 2000 rental units and affordable housing units in development
e Market sales would subsidize the 16 affordable units (roughly 10% below) or slightly less
than 5299k (estimated) ‘
e Indesign changes the Developer stated that they considered OCP and community input
following community meeting for the original building proposal.
e Stepped design to reduce appearance of the height of the facade and more engagement
with the pedestrian area including live work units on the ground floor

' The Developer noted that they are working with 3C Housing to define the thresholds for affordable housing for

the development.

baklands Commurnity Centre Oaklands Neighbourhood House
2827 Belmont Ave #1, Victoria BC V&R 4B2 2629 Victor Street, Victoria BC V8R 4E3



e The project would require the removal of one Garry Oak tree however 10 Garry Oak
trees would be planted as well as 5 other species (yet to be selected)

Summary of discussions:
The meeting participants inquired about the relative costs of construction, the potential for

additional building amenities such as roof top gardens, the potential impacts to local traffic
from vehicles entering and exiting on Cook St and impacts to local parking from increased
residential density and the variance on the parking as required under current City of Victoria

building policy.

Costs of construction and overall building design:

Participants were interested in the costs of construction and how the design had changed in
response to their previous concerns with the older design. One participant noted a previous
commitment by the Developer to outline the rough costs to remediate the site to
accommodate the required parking under City policy. The Developer noted the building would
be about the same price to construct but would be roughly 12ft lower in height due to change
from modular construction to onsite construction methods. Amenities such as bike parking
gardening plots for ground floor units would remain roughly the same as the previous design. In
response to suggestions for additional gardening and/or green space, the Developer noted the
inherent limitations of the site due to it's historical use as a gas station. The CALUC noted a
general recognition of the incorporation of some of the previous feedback and a general
appreciation of the varied fagade and the balconies in the new design. With respect to
remediation of the site, the Developer noted that the cost of remediating the site would make
the project economically infeasible, and in any event, the Province placed restrictions on the

site use which they must abide by.

Impacts to local traffic:

The meeting participants noted concern about the use of local and residential streets (Cedar
Hill Rd. Fernwood Rd, and Haultain Rd.) for motorists attempting to access the building. From
their perspective this would increase local traffic on these streets and likely result in motorists
making dangerous U-turns on Cook St. The Developer noted that a traffic study that compared
traffic volumes between the proposed building and the previous use of the site as a gas station
showed considerable increases in traffic for the gas station use of the site. The Developer also
noted that there are only two options for placement of the parking garage (Hillside or Cook)
and that the City had required the garage access to be moved to the Cook St side. The
Developer also noted that the Hillside Corridor is being considered by the City for an all ages
and abilities route and that the proposed building is consistent with the City’s vision for Hillside
Ave. A representative of the Oaklands Rise Group, which is promoting the incorporation of
Woonerf street design in Oaklands suggested that the Developer review the Woonerf concept
being proposed by the group and to consider ways in which the building supports or could be
modified to support their initiative.

Parking:

Oaklands Community Centre Oaklands Neighbourhood House
2827 Belmont Ave #1, Victoria BC V8R 4B2 2629 Victor Street, Victoria BC V&R 4E3




Parking remains a significant concern for the meeting participants many of whom noted that,
from their perspective, the site does not permit suitable parking ratios for the density being
requested. The participants were also concerned about sufficient visitor parking and temporary
parking for delivery and service vehicles. The Developer noted that the units without parking
are designed to appeal to consumers who live a car free lifestyle and noted that the building
design has limited spaces for visitor parking and a temporary parking area at the entrance to
the garage for delivery and service vehicles. The Developer also contended that given the
building’s proximity to major transportation corridors, Hillside Mall, and the downtown, that
they consider it a good candidate for the requested parking variance. To help gauge whether
the impacts to parking are as predicted (i.e. negligible) the Developer committed to a post
occupancy study to understand parking impacts from which additional mitigations (such as
moto car share) would be explored. The Developer also noted the City’s process for having
“resident only” parking requirements on surrounding streets, A representative of the Cridge
Centre also noted that they are exploring the possibility of selling limited and conditional
parking spaces for the residents of the 1301 Hillside building.

Oaklands Community Centre Oaklands Neighbourhood House
2827 Belmont Ave 11, Victoria BC V3R 4B2 2629 Victor Street, Victoria BC V8R 4E3
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whether core policy documents take their cues from Council policies
Joaquin Karakas explained that Ship Point was part of Council's latest
strategic plan, and Centennial Square was a focused action plan from the
Downtown Public Realm Plan adopted in 2017.

4. APPLICATIONS

4.1 Development Permit with Variance Application No. 00074 for 1301 Hillside
Avenue

The City is considering a Rezoning and Development Permit with Variance Application to
construct a six-storey mixed-use building with live-work units and long-term bicycle parking
on the ground floor fronting Hillside Avenue and vehicle parking at-grade at the rear.

Applicant meeting attendees:

STUART HOWARD ARCHITECTS INC.

MICHAEL BACON ABSTRACT DEVELOPMENTS
ADAM COOPER NVISION PROPERTIES
SCOTT MURDOCH MURDOCH DE GREEF INC.

Jim Handy provided the Panel with a brief introduction of the application and the areas that
Council is seeking advice on, including the following:

e the proposal's massing and density
e the provision of green and open space
e the building's street relationship

Michael Bacon provided the Panel with a detailed presentation of the site and context of
the proposal, and Scott Murdoch provided details of the proposed landscape plan.

The Panel asked the following questions of clarification:

¢ has there been any reaction from the community in terms of the proposed increase
In den5|ty7

overall the reaction to this version of the project has been mixed, but the
community seems happier with the current overall design
there has been a positive reaction to seeing the height reduced
there is some confusion in the community over the parking requirements
and how affordable units affect these requirements
there is no reaction to the proposed FSR per se, rather, the proposal is
understood in terms of the overall unit count and parking provisions

¢ inwhat Large Urban Village is the site located?
Jim Handy noted that the Official Community Plan (OCP) identifies the site
within the Urban Place Designhation, which contemplates densities up to 2:1
Floor Space Ratio (FSR). Affordable housing is not excluded from the FSR
calculation, and so the application would require an OCP amendment to
allow the proposed FSR. In terms of density, the application is a better fit
within the Large Urban Village designation; therefore, the question is
whether the Urban Place Designation is amended or whether the site would
be assigned the Large Urban Village designation.

Advisory Design Panel Minutes 7 7 Page 2 )
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e where do the applicants see the proposal fitting within the corridor and context?
the ‘corridor context’ speaks to the OCP which identifies Hillside Avenue as
a major transit corridor as well as a high-density mixed-use corridor
the density along this corridor I1s increasing; although the proposed density
does not conform to the OCP designation, its scale does conform as up to
six stories are contemplated

¢ Is the Cridge Centre secured with a covenant?
there are design guidelines within the OCP that apply specifically to the
Cridge Centre and the adjacent Gary oak meadow

e Is the Cridge Centre property private or public?
as long as there is child care operating on the site, the open space must be
maintained

e would residents be able to use the Gary oak meadow”?
residents would not use this area, but the south facing units would benefit
from views to the meadow

¢ could residents have a picnic in the meadow?
the area is semi-public, semi-private; there 1s a pathway traversing the site
but no direct route from the proposal to the meadow

« how affordable are the 16 ‘affordable’ units?
the program will be similar to that at the Vivid, which targets first time
homebuyers at 10% below market rate

o what variances are requested?
the parking variance is the most prominent; the site I1s challenging as
digging underground is not an option and the City envisions major housing
at this location
the location aligns with a major transit corridor
there are also variances to the side yard

« how many parking stalls are required?
there will be approximately 50 units; 16 of which will be sold without parking
as an opportunity to enter into the housing market, targeting people with a
low-car lifestyle
the current parking calculation does not factor in the affordable units, as
these are not yet secured as affordable

« are there variances to the setbacks?
yes: however, the current gas station zoning does not make sense for the
project

e s aretaining wall proposed on the south elevation?

~ no; a set of stairs from the southwest corner of the property connects to the

private terraces of the south units

e are the private terraces secured?
yes, each of the terraces is gated

e what is the height of the retaining wall in relation to the patios?
the top of the wall is level with the building’s second level
the proposal will have the effect of a 5 storey building from the perspective
of the Cridge

e how many different materials are proposed?
stack-on brick is proposed with a concrete cap on top

~ white cladding and grey cementitious panels, are also proposed, with a

similar, linear appearance
natural wood is preferred for the wooden portion, but its combustibility
needs to be evaluated and longboard may be used instead

'Adviéc;fy Design Panel Minutes 7 ' o TDage?T
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e is stucco proposed?
no

e s the site’'s only vehicle access from the northbound lane of Cook Street?
yes, no southbound access Is possible due to the median divider and three
lanes of northbound traffic

e s the garbage room accessed from the parkade?

©yes

e s there a provision for carshare”
not at this time

« is the retaining wall on the east elevation exposed?
some of the wall will be exposed, as the grade drops quickly at this location
the wall will be cladded in brick

e what do the stairs at the east side access?
it is another access to the building as well as an exit stair

e was a parking lay-by considered for delivery vehicles or visitors?
there are visitor spaces, and enough room in the apron for a vehicle to lay
by temporarily

e would the affordable units be evenly distributed throughout the building”?
yes, and a mix of unit types will be included

e s the intent for the units to be affordable or attainable?
they are better described as attainable, as affordable implies a deeper level
of affordability
they are deemed affordable by the standards within BC Housing's
affordable housing program

e what is envisioned for the other three corners of this intersection?
Jim Handy noted that a similar density s envisioned for the corner, with
three storeys of residential and up to 2:1 FSR.

e should the Panel be concerned about the possibility of setting a precedent along

the street for significant variances to parking and side yards?

Miko Betanzo noted that the proposal i1s evaluated against the most
applicable standard. However, the ADP may consider how the variances
might affect the context and how it relates to the adjacent properties, with
consideration to future development. '

The Panel discussed:

e the proposal as being in keeping with what is envisioned by the OCP
o appreciation for the challenges to build and access the site, as well as the inability
to excavate due to soil contamination from the gas station
e support for the provision of affordable units
« support for higher density on the site; opportunity to further increase density at the
building's carner
s whether the height is appropriate for Hillside
e the height as appropriate given the direction in the OCP
e lack of short-term vehicle parking on-site and in nearby areas
+ the limited space for on-site vehicle movement for service vehicles and garbage
collection
» opportunity for more movement on the north elevation
e the need for unity between the three distinct horizontal components on the
northwest corner of the building at Cook Street and Hillside Avenue
e appreciation for the variety of building materials
Advisory Design Panel Minutes Page 4
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e the design as busy. with too many languages utilized

o the strength of the south facade

e the corner ground level unit's appearance as more commercial than residential

o opportunity for further transition on the south side towards the Cridge lands

o the setback variances as reasonable for the context and surrounding Cridge lands

e opportunity to further define the live-work components along the north fagade as
separate from the residential spaces

e appreciation for the stairs at the back

e appreciation for the proposal's ability to take advantage of views to the adjacent
Gary oak meadow

o concern for the Gary oak tree roots given the trees’ proximity to traffic.

Motion (defeated):

It was moved by Roger Tinney, seconded by Jason Niles, that the Advisory Design Panel
recommend to Council Development Permit with Variances Application No. 00074 for
1301 Hillside Avenue be approved subject to:

o further review of the north elevation. with particular attention to the northwest
corner of the building

o further consideration to the parking functionality in terms of service, short-term and
delivery vehicles.

Defeated (3:3)

For: Jason Niles, Jessi-Anne Reeves, Roger Tinney
Opposed: Sorin Birliga, Marilyn Palmer. Stefan Schulson

The Panel discussed:

o the need to state the building's presence consistently on the corners

o the design as too busy in terms of massing and materiality

the need to revise the building's architectural expression and massing

e opportunity to resolve the functionality and ensure that the FSR is supportable.

Motion:

It was moved by Stefan Schulson, seconded by Jason Niles, that the Advisory Design
Panel recommend to Council Development Permit with Variances Application No. 00074
for 1301 Hillside Avenue be approved subject to:

e simplification and refinement of the northwest building corner in terms of massing

and materiality
» further consideration to the parking functionality, with particular attention to service

and delivery vehicles and short-term loading.

Carried (5:1)

For: Jason Niles, Marilyn Palmer, Jessi-Anne Reeves, Stefan Schulson. Roger Tinney
Opposed: Sorin Birliga
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Mike Angrove

City of Victoria

1 Centennial Square
Victoria, BC VBW 1P6

Re: 1301 Hillside Avenue Development Land Lift Analysis

G. P. Rollo & Associates (GPRA) has been retained by the City of Victoria to complete a Land Lift
and Amenity Contribution Analysis for the proposed rezoning of 1301 Hillside Avenue Victoria
(the Site) from the current zone to the proposed new Zone by Abstract Developments (the

Developer).

The purpose of the analysis is to estimate the land lift and amenity contribution on the site from
an increase in density on the Site from that which would allow for development of a mixed
commercial and residential building with a maximum of 1.2 FSR (identified as the ‘base density’
using the OCP as a guideline — as this application was originally submitted in March 2018 the
City will be treating the land lift under the old policy) on the 1,243 square metre Site to a
proposed overall density of 2.25 FSR mixed live/work and residential project with 3 live/work

units and 41 strata apartment units.

It is our understanding the Developer will be seeking a stall parking variance. It is also our
understanding that the Developer is proposing to make 9 of the units part of BC Housing's new
Affordable Home Ownership Program at 10% below market value, wherein they may receive
financing from BC Housing and in return designate units for the program, which would then
entitle purchasers of units to a second mortgage through BC Housing with no interest and no
payment required until the unit is sold in order to reduce the cost to the purchasers.

The analysis consisted of preparation of residual land value analyses which determines the
maximum value that a developer could afford to pay for the Site assuming it already had the
new zoning and the maximum value a developer could pay for the site at the base density under
current market conditions. GPRA has heen asked to assess the value of the Site with the

following potential uses:

1. Residential Strata
2. Live/Work Strata

GPRA used standard developer proformas for each case to model the economics of typical
development as proposed/allowed under each zoning. The ‘Lift" is then calculated as the

difference in residual land values between the base and rezoned densities.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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METHODOLOGY & ASSUMPTIONS

The Site is roughly 1,243 square metres in area and can be developed under the base density of
1.2 FSR with a mix of live/work at grade with residential apartments above. The proposed new
development at roughly 2.25 FSR would amount to approximately 2,797 square metres of GBA,
(composed of 3 live/work units, 33 market strata apartments and 9 Affordable Housing units to
be sold at 10% below market value and would qualify for BC Housing’s Affordable Home

Ownership Program.

The analyses are created using a standard developer proforma wherein estimates of revenues
and costs are inputs and the remaining variable is the desired output. In typical proformas this
output is usually profit, following a revenues minus costs equals profit formula.

For a residual land valuation, however, an assumption on developer’s return needs to be
included in order to leave the land value as the variable to solve for. For these analyses GPRA
has determined the residual value based on the developer achieving an acceptable profit of 15%
on total project costs (calculated as a representative portion of overall project costs for the
proposed development) for the strata component of the project. The residual values are the
maximum supported land value a developer could pay for the site (under the density and

conditions tested) while achieving an acceptable return for their project.

The residual land value determined from this analysis is then compared to the value of the site
using the supported value at the base density to establish a 'lift" in value that arises from the
change in density. This lift in value is the total potential monies that are available for public
amenities or other public works not considered as part of the analysis. GPRA have made
allowances for streetscape and public realm improvements that would typically be incurred
through development in both sets of analysis. Any additional improvements that would be
required only from the proposed rezoning and not from development under current zoning
would impact the lift and would need to be identified, priced, and included in a revised analysis.

Typically there is some sharing of the lift value between the Municipality/District and the
developer, but the percentage shared varies by community and by project. It is GPRA’s
understanding that in compliance with current policy, the City has determined that they will
seek 75% of the lift for amenities.

GPRA determined strata revenues used in the analyses from a review of recent sales and
offerings for sale of recently developed apartments of wood frame construction within roughly
10 km of the Site, with a focus on projects that were deemed comparable to that which has

been proposed for the Site.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
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Project costs were derived from sources deemed reliable, including information readily available
from quantity surveyors on average hard construction costs in the City. Development or soft
costs have been drawn from industry standards, and from the City’s sources. All other
assumptions have been derived from a review of the market and from other sources deemed
reliable by GPRA. The developer has informed us that there is a requirement for piling on the
entirety of the site at the density of 2.25 that would not be necessary at the base density which
carries an incremental cost of $650,000 which has been included as a cost in the analysis.

CONCLUSIONS & RECOMMENDATIONS

GPRA estimates that there would be no lift from the proposed zoning for the additional 1.05 FSR
of density with 9 units being offered at 10% below market pricing. This is due to the reduced
revenue from the 9 units at a 10% discount and higher costs for piling on the site.

I trust that our work will be of use in the City’s determination of the Amenity Contribution they

will seek as part of rezoning 1301 Hillside Avenue in Victoria.

| am available to discuss this further at your convenience.

Wl

Gerry Mulholland |Vice President
G.P. Rollo & Associates Ltd., Land Economists
T 6042754848 | M 778 772 8372 | F 1 866 366 3507

F gerry@rolloassociates.com | W www.rolloassociates.com

280-11780 Hammersmith Way, Richmond, B.C. V7A 5F9 * Tel (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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1.0 INTRODUCTION

Watt Consulting Group ("WATT") was retained by Abstract Developments to conduct a parking
study for the proposed market condominium development at 1301 Hillside Avenue in the City of
Victoria. The purpose of this study is to determine whether the proposed parking supply will
accommodate demand in consideration of transportation demand management (TDM) options.

1.0 SUBJECT SITE
The proposed development site is located at 1301 Hillside Avenue in the City of Victoria. The
site is currently zoned C-SS | Special Service Station District. See Figure 1.

1 IHI | \;UF JECT xIT[_
e
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1.2 SITE CHARACTERISTICS & POLICY CONSIDERATIONS

The following provides details regarding transportation options and services that are located in
proximity to the site.

@ Community Polici

j“’;_'b The City of Victoria's Official Community Plan (OCP) provides policies and

my W objectives to guide decisions on planning and land management. Updated in
2012, the OCP contains a number of 30-year goals in 17 distinct topic areas that
give expression to Victoria's sustainability commitment and work toward the
achievement of long-term sustainability goals’. Section 7 of the OCP
(Transportation and Mobility) contains a number of objectives and policies that
prioritize sustainable forms of transportation including walking, cycling, and
transit.

L)

Policy 7.12 directs the City to review and update the Zoning Bylaw to consider
reductions in parking requirements. While the City has delivered on this policy
promise by updating its Schedule C Off-Street Parking Regulations, the OCP
also recommends reductions in parking requirements that are not included in
Schedule C such as transit accessibility, walkability, and other factors that
support non-auto mode choice or lower parking demand.” The subject site is not
directly in a Large Urban Village, but it is within a 5-minute walk of Quadra
Village, where the City is planning to concentrate more residential and
commercial growth.

E, The site is located 550m (5-minute walk) from Quadra Village and 1km from

:"-L‘fi‘"r Hillside Centre. Both locations provide the majority of services that residents
may need including grocery stores, cafes, restaurants, retail stores, postal
services and medical services. The site is located 3km from downtown Victoria
which hosts a wide variety of services.

e Transit

L : The site is located in front of a bus stop on Hillside Avenue which is served by

;'r_—_"“ Route 4 (UVic / Downtown) and Route 9 (Royal Oak / UVic). Route 4 currently
operates 10 minutes or better at peak times and is designated as a Frequent
Transit route with a service frequency of 15 minutes or better from 7:00am to
7:00pm, and Route 9 operates every 15 minutes during peak times. There are
also bus stops on Cook Street that serve Routes 24 (Cedar Hill / Admirals Walk)

' City of Victona. (2012). Official Community Plan. Available online at.
P e victora cofassets/Departments/Planning ~Development/Community =Planning/OGR/OCE_Book pdf
Ibid, pg. 60.
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and 25 (Maplewood / Admirals Walk) which are local routes with a service
frequency of 20 to 120 minutes.

The Victoria Transit Future Plan® identifies Hillside Avenue as a Frequent Transit
corridor that will continue to see investments in service frequency and quality,
with improved transit travel times achieved by transit priority measures and
enhanced bus stop infrastructure.

Walking

There are sidewalks on all major roads surrounding the site and crosswalks,
pedestrian signals and mid-block crosswalks at major intersections. The site has
a Walkscore of 79* which suggests the site is very walkable and most errands
can be accomplished on foot.

Cycling

There are currently no separate cycling facilities on Hillside Avenue or Cook
Street in proximity to the site. Hillside Avenue is a recommended future route
from the City of Victoria's 2014 Bicycle Plan Network®; however, recent bicycle
network planning within the City has not retained this designation for Hillside
Avenue. The closest All Ages and Abilities cycling routes to the subject site are
planned for the Haultain Street / Kings Road corridor and the Hillside / Quadra
north-south connection (currently proposed to be located along Fifth Street and
Graham Street), located 275m southwest and 375m west of the site,
respectively. Proximity to these cycling routes will allow future residents of the
site to easily access downtown Victoria and other destinations.

Carsharing
The Modo CarShare Cooperative (‘Modo”) provides carsharing services in the
Victoria Region and facilitates a two-way carsharing program that allows users to
book a vehicle at any time to utilize for errands, shopping, trips, elc. Five Modo
vehicles are located within a 15-minute walk of the site at the following locations:

o Hillside Avenue / Cedar Hill Road (550m);

e Quadra Street / Topaz Avenue (950m),

e Queens Avenue / Quadra Street (1.2km);

e Haultain Street / Cedar Hill Road (900m); and

e Gladstone Avenue / Chambers Street (1.3km).

! Victoria Region Transit Future Plan, May 2011, pg. 6-7. Available online at

wpssZbetransit com'servlet/documents/ 1104

* Walkscore. Available online at: hiip:

" City of Victonia map of existing cycling
A "

WD fenvw victoria.e

41054478

valkscore con/scort/1 3071 -hillside-nve-victonia-be-canadia
acilites, available online at
INE mmunity/ Cyeling/ O 1A ExshingBicycleNetwaors Faciities pf
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2.0 PROPOSED DEVELOPMENT
& LAND USE

The proposed development is to rezone 1301 Hillside Avenue to a site-specific zone that would
allow for a market condominium building with 49 units, fourteen of which may be designated as
affordable housing. See Table 1. The unit composition includes bachelor, one-bedroom and
two-bedroom units ranging from 310 sq.ft. to 907 sq.ft. (29-84m”). Three of the bachelor units
are described as live / work units and include 282 sq.ft. of designated work space (in addition to

residential space).

TABLE 1. SUMMARY OF PROPOSED DEVELOPMENT

Bachelor 310(22':;;%%3,152?'“‘* (4 condc:,61;n;tf?ordable)
One-Bedroom (plus den) 467(:;];‘; :Z 23:15)(”( (18 condzc?, L2mai\tf?ordr=1ble)
Two-Bedroom 644(58;;2 :Z 22;3;1 s (1133::;::150)

Total Units 49 units

*Bachelor floor size does not include work space component of live / work units.

PROPOSED PARKING SUPPLY

The proposed parking supply is for 24 spaces — a parking supply rate of 0.49 spaces per unit.
Due to the context of the site and the previous land use (gas station), underground parking is
restricted, and all parking will be surface parking. This is stated in a Certificate of Compliance
from the BC Government that identifies permitted uses and the remediation process for previous

gas station lands.

The proposed bicycle parking supply is for 63 indoor Class 1 (i.e., long-term, secure, weather-
protected) bicycle spaces and 6 outdoor Class 2 (short-term) bicycle spaces.

1301 Hillside Avenue Development 4
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3.0 BYLAW PARKING REQUIREMENT

The City of Victoria's Zoning Bylaw No. 80-159 Schedule C identifies the bylaw parking
requirements for the site’. Schedule C specifies parking requirements based on several different
factors for multi-family uses including:

« Class of Use (i.e. Housing Tenure) - Condominium (dwelling unit in a building owned
by a Strata Corporation); Apartment (dwelling unit secured as a rental in perpetuity
through a legal agreement); and Affordable (affordable dwelling units secure in
perpetuity through a legal agreement).

» Location - Core Area, Village/Centre and Other Area; and

« Unit Size - <45m?* (< 485 sq.fL.), 45m* to 70m? (485 - 750 sq.ft.), and >70m?* (>750 sq.ft.)

Based on Schedule C, the subject site contains both Condominium and Affordable units and is
located in an area designated as “Other Areas”. As shown in Table 2, the resulting bylaw
parking requirement is 43 spaces, 19 more spaces than the proposed supply.

TABLE 2. SUMMARY OF SCHEDULE © PARKING REQUIREMENTS

4 R P L "B | Parking Req't
Class of Use dget o7 o) T Q g ned Parking Req't
e 2 | B et SRR gk - U LA EE . Ao fodos o TARWD,. i
<45m? 4 units 0.85 per unit 3
: : ) 1.00 spaces
Condominium 45m* to 70m* 28 units B Tl 28
>70m? 3 units b SPEERE 4
per unit
<45m? 12 units 0.2 per unit 2
Affordable
0.5
45m? to 70m? 2 units spac'es per 1
unit
0.1 spaces per
Visitor Spaces 49 units punit P 5

Total Required Parking 43 spaces

Schedule C also includes requirements for providing long term bicycle parking at a rate of 1
space per unit less than 45m? in size and 1.25 spaces per unit that is 45 m* or greater in size.
Applying these rates to the proposed development results in a bicycle parking requirement of 57
long term bicycle parking spaces, which the applicant is exceeding by six spaces. Six short-term
bike parking spaces are also required, which the applicant is meeting.

SCity of Victona Zoning Bylaw No. 80-159 Schedule C:
WD e victora caZassets/Departments Planoing=0Developrment/Development=Secvices/Comng/Bylivas/Schedul e 206 pf
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1.0 EXPECTED PARKING DEMAND

The expected parking demand rates for the condo and affordable housing uses were
determined separately in order to estimate the combined demand of the proposed development.

1.1 CONDOMINIUM PARKING DEMAN
IBEERVATTONS

In order to estimate the expected parking demand of the condominium units, field observations
were conducted of representative sites within the City of Victoria and the District of Saanich.
Representative sites were selected based on similar geographical locations and contexts (i.e.,
Walk Score) such as proximity and access to services and amenities. Sites with countable
parking spaces (above ground and / or ungated parking lots) were also a criterion to enable the
project team to conduct the observations and record parked vehicles. Ten representative sites
were selected comprising a total of 439 units, which was deemed to represent a sufficient
sample size for this study.

Observations of each representative site were conducted on April 3" and April 4", 2019,
between 10:00PM and 11:00PM; the observation with the greater number of vehicles observed
was taken as representative. The observation results are summarized in Table 3.

PIVIENET AL T
Observations are a useful method of assessing parking demand rates; however, there are
limitations. One such limitation is the fact that an observation may not “catch” all residents while
they are home with their parked car on-site. On a typical weeknight, it can be expected that
some residents return home very late at night or in the next morning or have driven out of town
for business or vacation.

A large scale apartment parking study commissioned by Metro Vancouver reported that
observations of parking occupancy (percent of stalls occupied by a car or truck) increased later
in the night.” The study also suggested that occupancy surveys that start between 9PM —
10:30PM should have a 10% adjustment factor while a survey conducted between 10:30PM and
11:00PM should have a 5% adjustment factor. As the observations in this study occurred
belween 10:00PM and 11:00PM, a conservative 10% adjustment factor was applied to the
observed parking demand to determine peak parking demand. The adjusted peak parking
demand is 0.91 spaces per unit and is shown in Table 3.

" Metro Vancouver. (2012). The Metro Vancouver Apariment Parking Study, Technical Report. Available online at:
WP s etrovanecover org/services/recqonal-planomag/Clanomglubheatons/Apartment Marking_Stady_TechmealRepaort pef
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AL PARKING DEMAND OBSERVATIONS AT REPRESENTATIVE SITES

Observed Vehicles

1525 Hillside Ave
606 Speed Ave
3255 Glasgow Ave
3277 Glasgow Ave
1025 Inverness Rd
904 Hillside Ave
3263 Alder St

900 Tolmie Ave
3259 Alder St
3258 Alder St

Representative Site

Walk
Score

ool ] PRk

ARG DE MARI

Number
of Units 3-Apr-18

49 31 29

19 15 13
74 60 62
47 46 46
92 52 5
27 18 17
16 16 18
1 59 61
21 17 20
23 1¢ 20
Average

Y WNIE T

Observed
Demand

0.63
0.79
0.84
0.98
0.57
0.67
1.13
0.86
0.95
0.87
0.83

Peak
Demand
(Adjusted)

0.70

0.87
0.92
1.08
0.62
0.73
1.24
0.95
1.05
0.96
0.91
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Parking demand rates vary based on the size of unit; the higher the number of bedrooms, the
higher the parking demand. For each representative site, the total parking demand was broken

out based on the number of bedrooms. Parking demand by unit type was calculated using:

1. Observed parking demand at each site;

2. The breakdown of unit type (i.e., number of bedrooms) at each site; and

3. The assumed “ratio differences” between each unit type, which are based on the Metro

Vancouver 2018 Regional Parking Study” which reports that one-bedroom strata

apartment units have a 19% higher parking demand than bachelor units; two-bedroom
units have a 30% higher parking demand than one-bedroom units; and three-bedroom
units have a 23% higher parking demand than two-bedroom units.

Table 4 summarizes the parking demand per unit type of the representative condo sites.

" Metro Vancouver. (2018). 2018 Reqional Parking Study Technical Report, Table 21, pg. 18. Available online at
NUD Wy e trovanc anver org servicessregons-nlanmmn/CannmglRublications/ tegionallParkmgStudy-TechnicalReport_pedf
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TABLL - PARKING DEMAND 3Y UNIT TYPE OF REPRESENTATIVE SITES
alired " Parking'Demand by Unit Type
Peak gD y yp

Representative Site | Parking

Bedroom

| : Unit
1525 Hillside Ave 0.70 - 0.60 0.78
606 Speed Ave 0.87 0.67 0.79 1.03
3255 Glasgow Ave 0.92 -- 0.78 1.02
3277 Glasgow Ave 1.08 -- 0.97 1.26
1025 Inverness Rd 0.62 0.47 0.55 0.72
904 Hillside Ave 0.73 - 0.69 0.89
3263 Alder St 1.24 - 1.01 1.31
900 Tolmie Ave 0.95 - 0.78 1.02
3259 Alder St 1.05 - 0.81 1.06
3258 Alder St 0.96 - - 0.96
Average 0.91 0.57* 0.78 1.00

*Due to the small sample size for bachelor units {only two of the representative sites included bachelor units), the
observed bachelor unit parking demand may not be representative. Instead, the bachelor unit parking demand was
determined using the one-bedroom rate and applying the demand ratio from the Metro Vancouver study to obtain a
hachelor unit parking demand of 0.66 vehicles per unit.

Applying the resulting parking demand rates by unit type to the proposed condominium units
results in a_demand of 30 vehicles, broken out by unit type as follows:

s Bachelor (4) = 0.66 vehicles per unit, 3 vehicles.
e One-bedroom units (18) = 0.78 vehicles per unit, 14 vehicles.
e Two-bedroom units (13) = 1.00 vehicles per unit, 13 vehicles

4.2 AFFORDABLE HOUSING PARKING DEMAND

Residents of affordable housing typically have a lower rate of vehicle ownership compared to
those living condominium units. As part of the recent review of the City of Victoria's Schedule C
Off-Street Parking Regulations, vehicle ownership information obtained for condominium strata
sites, apartment rental sites, and affordable housing sites found that affordable housing have
(on average) a 30% lower parking demand than typical multi-family residential rates.”

The review also reported differences in parking demand among affordable housing sites.
Specifically, it reported that non-subsidized sites had moderately higher vehicle ownership than
subsidized units and sites targeting families had vehicle ownership rates that were nearly
double those targeting seniors, for example.

“ City of Victona. (2016) Review of Zoning Regulations Bylaw Off-Street Parking Requirements, Working Paper no.3: Parking
Demand Assessment
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To estimate the expected parking demand for the proposed affordable housing units, ICBC
vehicle ownership data were reviewed. Table 5 presents 2016 ICBC data for a number of
subsidized affordable housing sites in the City of Victoria representing 262 units. The average
rate is 0.40 vehicles per unit among the six sites.

IABLE % VEHICLE OWNERSHIP AT REP PE‘FNI/\HVL SUBSIDIZED SITES
918 Collison Street 101 23 0.23
2105 Dowler Place 66 17 0.26
3015 Jutland Road 30 18 0.60
950 Humboldt Street 44 15 0.34
1025 North Park Street 10 5 0.50
510 Dalton Street 11 8§ 0.45

Average 0.40

*Vehicle ownership information obtained from Insurance Corporation of British Columbia (ICBC). These data do not include visitor
vehicles. Information for all sites 1s current as of March 31, 2016

Even though the vehicle ownership data from the six subsidized sites provide insight on
affordable housing parking demand, they do not represent the affordable housing units at the
subject site, which are proposed to be non-subsidized and 10% below market.'” Recognizing
this distinction, parking demand data were obtained from the Greater Victoria Housing Society
for three non-subsidized sites in the City of Victoria. Notwithstanding the small sample size, the
average vehicle ownership rate among the non-subsidized sites is 0.54 vehicles per unit, shown

in Table 6.

TALBLLE & VEHICLE OWNERSHIP AT REPRESENTATIVE NON-SUBSIDIZED SITES
1 o | %1 Vehicle Ownership
AT By .. (vehicles / unlt)
35 Gorge Road East 68 55 0.81
411 Sitkum Road 75 22 0.29
2558 Quadra Street 19 10 0.53
Average 0.54

" Confirmed with the applicant via email on March 27, 2019,

1301 Hillside Avenue Development
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121 PARKING DEMAND Y UNIT TYP

Similar to condominium units, research has demonstrated that parking demand in affordable
housing buildings varies by unit size. 12 of the 14 affordable housing units are 310 sq.ft. to 382
sq.ft, which meet the Urban Land Institute’s definition for a “Micro Unit" — a small studio
apartment, typically less than 350 square feet with a full functioning kitchen and bathroom.™

Examples of recently constructed multi-family buildings—comprising a significant share of
bachelor / studios and small one-bedrooms—uwith little to no parking include the Janion'
building in Victoria and the N3 in Calgary's East Village. Interviews with contacts for each
building confirmed that the impacts of providing no parking have been minimal as residents
already had a lifestyle that was conducive to not owning a vehicle, while other residents have
adjusted to using more sustainable forms of transportation.™ Data from the City of Seattle are
also showing a trend of new small efficiency dwelling unit (SEDU) buildings being constructed
with little or no parking—a trend that will likely continue as vehicle ownership declines.' These
findings generally confirm that smaller units do not require as much parking, if any parking at all.

The review of the City of Victoria's off-street parking regulations (Schedule C) also reported that
smaller affordable housing units do not require as much parking. As part of that project, a focus
group meeting was hosted with five affordable housing organizations working in the Capital
Region to better understand what they thought was the right amount of parking for affordable
housing units. A “blanket rate” for affordable housing sites was determined to not be appropriate
given the full spectrum (and diversity) of affordable housing needs.™

Focus group participants also explained how the minimum supply rates for new affordable
housing should differentiate by unit size recognizing that the parking demand needs of those
living in smaller units may be completely different from those living in larger units."

As two of the three non-subsidized affordable housing sites contain primarily one-bedroom
units, applying the ratios from the Metro Vancouver study to the sites is not appropriate due to

' The Macro View on Micro Units, Urban Land Institute Multifamily Housing Council, 2015, pg. 4.

Available online at: hitp /ol org/wp-content/uploads/ULL-Docaments/MicroUnit_full_rev_2015 pdl
'* More information about the Janion 1s available online at: hitp /www janon 01 com/nerhbourhood Dl
" More information about the N3 condo building 1s available online at:

hitp /i nidcando c

NI/ AWW Ve Y DEFBNCE COmin- {

1 Phone conservation held with Senior Vice-President of Strateqy & Business Development at the Calgary Land and Municipal
Carporalion on September 15, 2017

* According to the City of Seattle, a SEDU is a micro-housing unit that s a minimum of 150 square feet with a full kitchen or
kitchenette. More information is available online at: nitp Zwww sealtle qovidpd/codestules/codes/ethciencydwellings/default htm

" City of Victoria. (2016). Review of Zoning Regulations Bylaw Off-Street Parking Requirements, Working Paper no.4: Focus
Groups + Stakeholder Outreach
' City of Victoria. (2016). Review of Zoning Regulations Bylaw Off-Street Parking Requirements, Working Paper no.5: Preliminary

Recommendations. Available online:

Bty e victonia_ ca/nssets/Depattments/Planning=Development/Community =Planmng Documents/Mictona” . 20Schedule”, 20C_W

akangstOF aperLonn GOt h-1h FINAL pedt

1301 Hillside Avenue Development 10
Parking Study




]
HERIWATT
I consulting Group
Since M83

the small sample sizes of bachelor and two-bedroom units. Therefore the overall average
demand rate of the representative sites (0.54 vehicles per unit) was used to determine the
affordable housing parking demand, resulting in a demand of 8 vehicles.

4.3 VISITOR PARKING DEMAND

Visitor parking demand rates have been demonstrated in the range of 0.05 to 0.07 vehicles per
unit for multi-family sites in Victoria and Metro Vancouver'. Specifically, the 2012 Metro
Vancouver Apartment Parking Study reported that observed parking demand rates were well
below 0.1 vehicles per unit and that visitor parking was generally over supplied. Research
completed as part of the City of Victoria's Schedule C update reported that average visitor
parking demand among 16 multi-family residential sites in proximity to downtown Victoria was
0.07 vehicles per unit". Given the location of the subject site, a rate of 0.05 vehicles per unit is
supported, which results in a peak visitor parking demand of 2 vehicles.

4.4 SUMMARY OF EXPECTED PARKING DEMAND

The summary of expected parking demand is shown in Table 7. Total parking demand is 40
vehicles.

FABLL SUMMARY OF EXPECTED PARKING DEMAND

%k oo 1 | Parking Demand
. Class of Use nitType | v < LY
e Lo | MG it | S el ____Rate. (Spaces)
Bachelor 4 units 0.66 per unit 3
. 0.78
Condominium One-Bedroom 18 units SE:EGS PEY 14
1.00
Two-Bedroom 13 units spaf:es Pl 13
unit
Affordable All Unit Types 14 units 0.54 per unit 8
Visitor 49 units 0.05 per unit 2
Total Demand 40 spaces

" Based on observations of visitor parking conducted in 2015 for two studies of multi-family residential sites (one adjacent to
downtown Victoria, the other in Langford) and findings from the 2012 Metro Vancouver Apartment Parking Study (Table 31, pg50)

available at:
AW netrovane ouver ongeenvices/reqonalplannimg/ PlannimgPublhic atons/Apartment Parking Study TechnicalReport pdf

“ City of Victoria (2016). Review of Zoning Regulations Bylaw Off-Street Parking Requirements, Working Paper no.3: Parking
Demand Assessment
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5.0 ON-STREET PARKING

On-street parking conditions were observed surrounding the site bounded by Vista Heights to
the north, Higgins Street to the east, Kings Road to the south and Blackwood Street to the west.
On-street parking observations were conducted on Wednesday, April 3, 2019 and Thursday,
April 4, 2019 at 11:00PM (an additional count of Higgins Street was conducted on Wednesday,
April 10, 2019 at 11:00PM as Higgins Street was not included in the April 3 on-street parking
count). The observation results are summarized in Table 8.

Peak occupancy was observed on Thursday, April 4, 2019 with 98 parked vehicles observed out
of 227 total spaces, an occupancy rate of 43%. This total includes the restricted parking spaces
located on Kings Road and on Higgins Street; for unrestricted parking only, 72 parked vehicles
were observed out of 192 unrestricted spaces, an occupancy rate of 38%. A total of 120
unoccupied unrestricted parking spaces were observed during the on-street parking count,
indicating that there is sufficient availability of on-street parking in case of spillover.

The highest occupancies were noted on the roads closest to the site, with Kings Road and Basil
Avenue having a peak occupancy of 82% and 70% respectively. Parking on Kings Road is
restricted to Residential Parking Only and is not expected to be affected by spillover.

FABRLE & SUMMARY OF ON-STREET PARKING CONDITIONS

T AR A T S ek

Thurs,
3 4/4/2019
. i A e R 203 g i . @10:00pm
Vista Blackwood St — N Unrestricted 33 6 7
Heights The Rise
S Unrestricted 31 13 10
Basil Ave Blackwood St — N Unrestricted 24 13 16
The Rise
S Unrestricted 32 25 23
Blackwood  Vista Heights — ;
st Hillside Ave W Unrestricted 26 7 6
VistaHeights - ¢ raairicted 14 1 0
Basil Ave
Basil Ave — .
Hillside Ave E Unrestricted 6 3 4
Kings Rd Cook St - N Residential 7 6 5
Blackwood St Parking Only
Residential
5 Parking Only L B R
The Rise W Unrestricted 7 1 1
1301 Hillside Avenue Development 12
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Vehicles Observed

Wed, 4/3/2019
; 41412019
| @11:00pm | & 40:00pm

Vista Heights —

Cook St E Unrestricted 6 0 1
Higgins St Hillside Ave — 2-hr Parking
Basil Ave W 9AM - 8PM 18 5" 12
Mon - Sat
pasl Ve W Unrestricted 13 g 4
ggls:(dgtAve - E No Parking 0 0* 0
Total 227 91 98
Occupancy 40% 43%
Total (unrestricted only) 192 72 72
Occupancy (unrestricted only) 38% 38%

*counted on 4/10/2019 at 11:00PM as Higgins St was not included in 4/3/2019 count.

6.0 TRANSPORTATION DEMAND MANAGEMENT

Given that the expected parking demand for the site is 16 parking spaces greater than the
proposed supply, the applicant should consider committing to transportation demand
management strategies. 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 can be pursued to encourage sustainable travel,
enhance travel options and decrease parking demand. TDM is also supported in the City's
OCP, Downtown Core Area Plan, and Mayor’s Task Force on Housing Affordability to help
manage parking demand in new developments.

The applicant can consider the following TDM strategies at the site.

6.1 CARSHARIN(

The Modo Car Cooperative (“Modo”) is the most popular carsharing service in Greater Victoria.
In 2015, there were 23 cars and 800 members; as of November 2018, there are 79 Modo
vehicles and 2,565 members across the Greater Victoria region, suggesting that Modo is
growing in popularity.“" As reported in Section 1.2, there are five Modo vehicles are located
within a 15-minute walk of the site. As such, the applicant should consider providing carshare
memberships for each unit ($500 refundable membership X 49 units = $24,500), and the

" Email correspondence with Modo's Business Development Manager on November 14, 2018.
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resident would be responsible for usage fees. The carshare program would “fill the gap” and
provide residents an opportunity to have access to a vehicle on an as-needed basis.

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.?

o 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
regression model, the presence of dedicated carshare vehicles had a statistically
significant impact on reduced vehicle ownership and parking demand.*”

« Two studies from Metro Vancouver explored the impact of carsharing on vehicle
ownership. Over 3,400 carshare households participated in the study. The key findings
are as follows:

On average, up to 3 private personal vehicles were shed per carshare vehicle.
A regression analysis found that those living in rental housing and in a smaller
household size are statistically more likely to give up vehicle ownership
compared to the reference case.™

The number of carshare vehicles within walking distance has a small but
statistically significant relationship with apartment household vehicle holdings.”

Some municipalities use their development regulations and off-street parking requirements to
provide a parking reduction in exchange for a carsharing program. The City of Vancouver, as an

' Martin & Shaheen. (2011). The Impact of Carshanng on Household Vehicle Ownership. Access Magazine, Spring 2011. Available
online at: http //afpark_orgavp contentuaploadsicarshare/access AN carshanng _ownership pdf
* City of Toronto (2009). Parking Standards Review: Examination of Potential Options and Impacts of Car Share Programs on

Parking Standards. Availlable online at:
hipswww 1 toronto caleity ol toronto/cityplanmmag/zonmeg environment/fites/pdf/ear_share_009-04-02 pt

“ Engel-Yan, D., & D. Passmore. (2013). Carshanng and Car Ownership at the Building Scale. Journal of the American Planning
Association, 79(1), 82-91.

-4 |bid, pg. 54.

“ Metro Vancouver. (2014). The Metro Vancouver Car Share Study: Technical Report. Available online at:

Hp e et ancouy e g ceveguonat planmmg P nninal fabilcatons Beto ancooverCoarShare Study Techowea Repon p!
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example, allows for a reduction of five spaces for each carshare vehicle purchased and parked
on-site’®, where a model regulation for King County (Seattle) suggests a reduction of four

spaces.”’

Similar regulations are in place in New Westminster, Coquitlam, and Richmond allowing for a 5-
15% reduction where carshare vehicles are accessible. Correspondence with the Victoria
Carshare Cooperative (now Modo)?* supported a 5-10% reduction in parking demand where
memberships are provided and where a vehicle is easily accessible. A similar reduction of 5-
10% is recommended in Parking Management Best Practices.”®

Overall, the research cited above confirms that proximate access to a carsharing vehicle and
the provision of memberships is associated with reduced vehicle ownership and parking
demand and is therefore appropriate as a TDM measure for the site. With the provision of the
carshare memberships ($500 per unit), a 10% reduction in resident parking demand is
supported and recommended. This would lower resident parking demand by 4 vehicles.

If the applicant also provides a vehicle (for Modo) on site or in the vicinity, an additional 5%
reduction would be supported, resulting in a 15% reduction in resident parking demand, which
would lower demand by 6 vehicles. However, the provision of a carshare vehicle on site would
remove a parking space from residents or visitors. As such, the applicant should consider
providing the vehicle on a nearby residential street, if they choose to purchase a vehicle for the

site.

As discussed above, the site has good transit access and as the Transit Future Plan becomes
implemented, transit service is anticipated to improve significantly, which will make transit more
appealing to future residents.

Consideration may be given to providing a subsidized transit pass program for residents. BC
Transit currently offers the EcoPASS Program for New Developments, which is a program that
provides Capital Regional District developers with a potential transit-oriented solution for parking
variance requests. Under the ECoPASS Program, the occupants of a new residential,
commercial or mixed-use development receive annual bus passes for a pre-determined number
of years that are valid for use throughout the Victoria Regional Transit System. Each annual
pass has a cost to the developer of $1,000. The size and value of the TDM program is
established by the municipal government, with a minimum required program value of $5,000.

2

“ Refer to City of Vancouver Bylaw no.6059, Section 3.2.2, available at' hitp /vancouver calyour-government/parking-bylaw aspx

" King County Metro, Right Size Parking Model Code, December 2013, pg21, available at
htp Zmetro kingeounty gov/programs-projects/nght-size-parkma/pdl/ 140110-rsp-model-code. pdl

% Correspondence from Victona Carshare Cooperative (now Moda), received August 2009

“ Litman, T. (2007). Parking Management Best Practices, American Planning Association.
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The applicant could consider approaching the City and BC Transit in the future to learn more
about this program and whether it may be feasible during long-term operations of the building.
If the applicant is able to secure and administer a transit pass program, a 10% reduction in
resident parking demand would be supported, which would lower demand by 4 _vehicles.

6.3 ELECTRIC BIKE PARKIN(

Electric Bikes (E-Bikes) are an emerging transportation phenomenon that are gaining popularity
worldwide. With supportive cycling infrastructure in place, E-Bikes have the potential to
substitute for, or completely replace, almost all trips taken by a gasoline powered car, which
could address congestion issues and mitigate parking challenges within urban areas.

Research has reported that one of the main barriers facing prospective E-Bike users is the lack
of secure parking available, which is critical for helping minimize theft of the electric bike.™ As
part of a larger strategy to discourage vehicle ownership for future residents, the applicant could
consider designing up to 10% of the long-term bicycle parking spaces to accommodate electric
bikes. Electric bikes are typically longer than regular bicycles because they are capable of
carrying cargo and/or multiple passengers with the assistance of the battery. Electric cargo
bikes can be as long as 2.5m.

In addition to designing larger long-term bicycle parking spaces, the applicant could consider
the provision of additional security features such as video surveillance and self-contained
bicycle lockers as well as access to an 110V wall outlet for each E-Bike parking space.
Specifically, the applicant should consider providing 50% of the long-term bicycle parking
spaces with direct access to an 110V electrical outlet, which is what the City of Vancouver is
now requiring in their off-street bicycle parking regulations.*

As electric bikes are an emerging phenomenon, there is limited research that has quantified the
impact of these bikes on vehicle ownership / parking demand. A recent study presented results
of a North American survey of electric bike owners. The study reported that E-Bikes have the
capacily to replace various modes of transportation commonly used for utilitarian and
recreational trips including motor vehicles, public transit, and regular bicycles. Specifically, the
study reported that 62% of E-Bike trips replaced trips that otherwise would have been taken by
car. Of these trips previously taken by car, 45.8% were commute trips to work or school, 44.7%
were other utilitarian trips (entertainment, personal errands, visiting friends and family, or other),
and 9.4% were recreation or exercise trips. The average length of these previous car trips was
15 kilometres.*

WWATT Consulting Group (2018) Capital Region | ocal Gavernment Flectric Vehicle + Electric Bike Infrastructure Backgrounder
Available online at: hitps fwww crd b cadacs/detanlt-soarce/climate-achion-pdf/reports/eloctne-vehicle-and-e-bike-nlrastructure
ackgraunder sept 2018 pdt 'stvrsnc- ada /o .
 City of Vancouver. (2016). Section 6: Off-street Bicycle Space Regulations. Available online at:

tnps bylaws vancouver ca/parkimg/secOn pudf

¥ MacArthur, J., Harpool, M., & D Scheppke. (2018). A North American Survey of Electric Bicycle Owners. National
Institute for Transportation and Communities, NITC-RR-1041.
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Given that E-Bikes have the potential to replace private motor vehicles, especially in the Victoria
context, a 10% reduction in resident parking demand would be supported at the site if applicant
commits to designing 10% of the long-term bicycle parking spaces to accommodate larger
bicycles such as cargo bikes and 50% of the spaces are provided with access to an 110V wall
outlet to facilitate charging for the user. If the applicant committed to designing a larger share of
the long-term bicycle parking spaces to accommodate E-Bikes, a larger reduction in resident
parking demand would be supported.

A 10% reduction would lower resident parking demand by 4 vehicles.

6.4 ELECTRIC BIKE REBATE

According to research completed in Greater Victoria, the cost of an electric bike is the largest
barrier preventing residents of the region from purchasing an E-Bike. Other research has
confirmed the high purchase price as a barrier; however, one study found that those who were
given access to an E-Bike had much higher willingness to pay for one.”

As an overall strategy to encourage more cycling at the subject site and promote a car-free
lifestyle, the applicant should consider providing a $500 gift card or cash to each unit that would
go towards the purchase of an E-Bike. This would help make E-Bike ownership more attainable
for residents. A similar incentive was used in the N3 condominium building in Calgary's East
Village neighbourhood. The N3 is a 167 unit building with no resident parking.* As part of
purchasing a condo unit, residents obtain several transportation incentives including a $500 gift
card from Bow Cycle, which is a bicycle store in downtown Calgary.

TDVt SUMMAIRY

In summary, a reduction of up to 45% in resident parking demand would be supported if the
applicant commits to [a] the provision of Modo memberships for each unit and a carshare
vehicle on-site or in proximity to the site, [b] a transit pass subsidy, [c] designing 10% of the
long-term bicycle parking spaces for electric bikes and 50% of the spaces with access to a 110V
wall outlet, and [d] an electric bike rebate. A 45% reduction results in 18 fewer vehicles, which
would lower resident parking demand from 38 vehicles to 20 vehicles (see Table 9). This would
result in a total site parking demand of 22 spaces, which is 2 lower than the proposed supply.

" popovich, N., Gordon, E., Shao, Z., Xing, Y., Wang, Y., & Handy, S. (2014). Experiences of electric bicycle users in the
Sacramento, Califorma area. Travel Behaviour and Society, 1(2), 37 44,

* More information about the N3 condo building i1s available online at-
Nt L

y NAcondn ca
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IABLE 9. SUMMARY OF TDM PROGRAMS + PARKING DEMAND REDUCTIONS

RN T ] Parking Reduction

Approx, Total Reduction

5 jION Opten sl L o] iR ol T (resident vehicles)
Carsharing (Vehicle + Memberships) 15% -6
Transit Passes 10% -4
Electric Bike Parking 10% -4
Electric Bike Rebate 10% -4

TOTAL 45% -18

7.0 CONCLUSIONS

The proposed development at 1301 Hillside Avenue is for a market condominium building with a
total of 49 units with 14 units designated as affordable housing. The proposed parking supply is
24 spaces, which is 19 spaces less than the City of Victoria’s Schedule C parking requirement

of 43 spaces.

Expected parking demand for the market condominium units was generated based on
observations of representative condominium sites while the demand for the affordable housing
units was generated based on parking space rental data for representative non-subsidized
affordable housing developments provided by the Greater Victoria Housing Society. The
expected parking demand for the site is 40 spaces, including 8 spaces for use by the affordable
housing residents as well as 2 visitor parking spaces. This is 16 spaces higher than the

praposed parking supply of 24 spaces.

A review of available nearby streets and parking restrictions showed that there is sufficient
availability of on-street parking in case of spillover. TDM strategies were also outlined for the
applicant's consideration, which would result in a 45% reduction (18 vehicles) in resident
parking demand if pursued.

oS RECOMMENDATIONS

1. The applicant should commit to the recommended TDM strategies to align the expected
parking demand with the proposed parking supply.

1301 Hillside Avenue Development 18
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Talbot Mackenzie & Associates
Consulting Arborists

Jobsite Property: 1301 Hillside Ave, Victoria, BC
Date of Site Visit: ~ May 29, 2019
Site Conditions: Empty lot. No ongoing construction activity.

Summary:

e The proposal is to construct a six storey building

e In an attempt to reduce tree impacts, the plans have been revised to shift the building farther
away from the three bylaw protected Garry Oak trees near the north-east corner of the property
(13,4, and 7)

o Despite the revised plans, significant health and stability impacts are still possible for the oak
13 (60cm DBH) located on the neighbouring property and oak #4 (~50cm DBH, potentially
shared with the neighbour, fair/poor health)

e There is a good chance that the neighbour’s oak #7 (30cm DBH, fair/poor health) can be
retained, but significant impacts are still a possibility.

e Municipal Paper Birch #6 (33cm DBH) will likely require removal duce to the installation of

services
e Relatively minor clearance pruning will be required for Garry Oak #2: the tree currently
appears to be in poor health,

Scope of Assignment:

F'o inventory the existing bylaw protected trees and any trees on municipal or neighbouring

L ]
propertics that could potentially be impacted by construction or that arc within three metres of
the property line

e Review the proposal to construct a six storey building

e Comment on how construction activity may impact existing trees
Prepare a tree retention and construction damage mitigation plan for those trees deemed

suitable to retain given the proposed impacts
Methodology:

e We visually examined the trees on the property and prepared an inventory in the attached Tree
Resource Spreadsheet.

e Trees were not tagged, but were assigned identification numbers

e Information such as tree species, DBH (1.4m), crown spread, critical root zone (CRZ), health,
structure, and relative tolerance to construction impacts were included in the inventory.

1301 Hillside Ave - Tree Preservation Plan #2 Page 1 of 9



Talbot Mackenzie & Associates

e The conclusions reached are based on the information provided within the attached plans from
Steward Howard Architects Inc (dated 2019.09.12) and the Preliminary Site Servicing Plan
(Calid Engineering, 2019.09.04)

e A Tree Protection Site Plan was created by adding comments and labels to the site plan

provided
Limitations:

e No exploratory excavations have been conducted and thus the conclusions reached are based
solely on critical root zone calculations, observations of site conditions, and our best judgement
using our experience and expertise. The location, size and density of roots arc often difficult
to predict without exploratory excavations and therefore the impacts to the trees may be more

or less severe than we anticipate.

e The height and location of the canopies have not been surveyed. All pruning requirements and
potential canopy loss percentages are estimations taken from the ground. The diameter of the
cuts will depend on where the reduction or removal cuts are made. It is often difficult to
estimate the amount of canopy loss without knowing the exact laterals that will be cut back to,
which we recommend be determined at the framing stage.

e Where trees were not surveyed on the plans provided, we have added their approximate
locations. The accuracy of our estimated locations has not been verified by a professional

surveyor.

e The location of underground hydro and telecommunications services is not shown and the
servicing plan is labelled as “Preliminary for Discussion Only.™

Summary of Tree Resource: One bylaw protected tree exists on the subject property and may be
shared with the neighbour (Garry Oak #4). A Paper Birch (#6) exists on the municipal frontage.
The remaining 6 trees inventoried are Garry Oaks solely on the neighbour’s property (The Cridge
Centre for the Family).

Trees to be Removed

Paper Birch #6 (~33cm DBID) - This tree will require removal due to the proposed 15¢m water
service less than one metre west of its trunk. The location of the underground hydro has not been
shown, but the hydro PMT is close to the tree indicating this will also likely be an additional
impuct.
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Trees Potentially to be Removed

Garry Oak #3 (~55c¢m DBH) - The trunk of this neighbour’s tree is located slightly less than Tm
from the property line where there is an abrupt grade change. The revised plans have shifted the
building farther from the property line north-west of this tree, thus increasing the chances of
retaining this tree. However, the tree may still require removal due to the root loss anticipated
approximately 1m directly west of the tree for the foundation excavation (located south-west of
the tree at the property line). Significant canopy pruning is still expected for building clearance.

A short (<330cm tall) garden bed wall/curb runs parallel to the property line approximately 1-2m
off the existing fence. It is possible that this has restricted some root growth, however the
foundation and foundation excavation will extend to the property line into this raised bed directly
west and south-west of the tree.

Despite these impacts, the applicant would like to make an attempt at retaining the tree. If retention
is to be attempted, we recommend the excavation be supervised by the project arborist and the
final determination of its retention viability be made at that time. The neighbour should be notified
of the potential impacts to their trees.

Garry Oak #4 (~50cm DBI) - The existing survey shows this tree on the subject property; it 1s
possible the base of the tree crosses the property line and therefore may be under shared ownership.
During our site visits in September 2019, it was observed that the tree appears to be under health

stress with a sparse canopy.

The revised plans have shifted the building so that the foundation is now approximately 1.5m from
the trunk of the tree (instead of within the wall of the building). Despite this change, it is still
possible the tree will require removal as a result of the root loss for the foundation excavation,
which will be Tm west from the trunk or less (a minimum of 0.5m is typically required for working
room). The short retaining wall/curb (< 30em tall) is Tocated approximately Im from the trunk of
the tree at approximately the same location and could be restricting some root growth away from
the excavation.

A significant portion of the canopy will also require removal for building clearance; the second
level is almost to the trunk of the tree and is 2.5m above existing grade (34.45m elevation, existing
32.02m). The six-storey portion of the building is 3m west of the tree.

Despite the canopy reduction and potential impacts, the applicant has indicated they would like to
I Py ] I P )

make an attempt at retaining the tree. The project arborist should supervise the excavation and
make the final determination as to its retention viability at that time.
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Garry Oak #7 (30cm DBIH)

This neighbour’s tree is located 1.5-1.8m from the property boundary where similar to oak #3,
there appears to be an abrupt grade change. The tree is leaning significantly east (away from the
subject property) and therefore no clearance pruning will be required. However, the stairwell will
likely require a foundation and the corner is located Im from the property line. Excavation will
therefore be 0.5m or less from the property line and therefore potentially 1.5-2.3m from the tree

on the side opposite its lean.

The ground beside the tree on both sides of the fence is obscured by ivy and therefore the
topography in this arca is somewhat unknown. The existing short (<30cm tall) garden bed
wall/curb that runs parallel to the property line may restrict some root growth, but excavation will
likely intrude into this area. Soil volumes are likely limited due to the presence of rock, which
increases the chances of roots being encountered. We believe the tree has a good chance at being
retained, but health and stability impacts are still a possibility. Its current health is fair/poor with a
sparse canopy and epicormic growth.

Restricting the extent of excavation and working room required to construct the stairwell

foundation may aid in the retention of this tree. The project arborist should supervise the
excavation and make the final determination of its retention at that time.

Impacts on Trees to be Retained

Garry Oaks #5 (group of neighbour’s oaks, 15-20cm at DBH)

The canopy from this group of trees leans over the existing driveway entrance and sidewalk. Ata
minimum, clearance pruning will likely be required for pedestrian sidewalk access. During
construction, if vehicles and machinery are using this existing driveway, the canopy of these trees
could be damaged. Limbs of the following sizes may require removal: 7em, Sem, and two 3em.
The applicant has indicated they are willing to limit vehicle access from this driveway. However,
installing protective fencing to block off the east portion of the driveway is limited to only one
side to avoid blocking the sidewalk and pedestrian traffic. We recommend the municipality
confirm their desired clearance pruning height for the sidewalk and that this pruning be completed
prior to the start of construction, and this will inform the decision whether a barricade or other
methods are necessary to protect the remaining canopy.

Garry Oak #1 (63cm, neighbour’s)

This neighbour’s tree is located 2.9m south from the curb/retaining wall along the property linc.
The revised plans have shifted the parking lot farther away from this tree so that it now ends 4m
north-cast of the tree.

The finished grade of the parking surface has not been finalized. We do not anticipate a significant

amount of roots will be encountered close to the surface, but if roots are encountered prior to
bearing soil being reached. the supervising project arborist may recommend the specifications
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outlined in the “Paving Above Tree Roots™ section be followed. We recommend the future grading
plans allow enough space for the paving material and the base layers to be installed above existing
erade in case surface roots are encountered. The same recommendations would apply for the
sidewalk replacement.

I removal of the existing wall/curb is required, we recommend the project arborist supervise its
removal. We recommend the wall/curb and the pavement north of it be left in place and removed
towards the end of construction to protect potential roots below them. Removal of the existing
water service should also be completed under arborist direction.

Minimal to no pruning for building clearance is anticipated for this tree as the building is located

6m cast {from the tree. During our most recent site visit, we observed that the tree 1s in a state of

health stress with a sparse canopy and twig dieback throughout its crown.
Garry Oak #2 (~45cm, ncighbour’s)

During our most recent site visit, we observed that this tree is in poor health, with significant health
stress evident. The canopy of the tree is sparse and there is twig dieback through the canopy of the

tree.

Root loss is not anticipated from this neighbour’s oak, located 5-6m from the property line where
a retaining wall is present. The canopy of the tree leans towards the subject property and overhangs
the property line by 4.3m. Two 3-4em lower limbs may conflict with desired clearance for the
second floor rear deck. The upper canopy above these limbs can likely be retained above the deck

with minimal clearance issues. Three 2-3c¢m limbs from the upper canopy will require pruning if

I'm of building clearance is desired for the second storey building, located 4.2m from the property

line.

If scaffolding is required, this will require significantly more clearance pruning. The applicant has
mformed us that they are willing to avoid using scatfolding in this section of the building, as per
our recommendations in the “scaffolding™ section below.

We recommend pruning be completed during the framing stage of the project, so that it can be

determined exactly what branches will require reduction or removal. The final cuts should be made
by an [SA Certified Arborist.
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Other Mitigation Measures

* Arborist Supervision: All excavation occurring within the critical root zones of protected
trees should be completed under supervision by the project arborist. In particular, the following
activities should be completed under the direction of the project arborist:

e (Giarry Oak #1
Sidewalk replacement
o Water service removal,
o Removal of existing pavement and retaining wall (if required)
Excavation associated with the parking stalls and building foundation within its
CRZ

e Garry Oaks#3,4 & 7: Excavation associated with the building foundation and removal
of the existing fence pilings.

o Installation of any underground services within the CRZ of retained trees

e Pruning Roots: Any scvered roots must be pruned back to sound tissue to reduce wound
surface area and encourage rapid compartmentalization of the wound. Backfilling the
excavated area around the roots should be done as soon as possible to keep the roots moist and
aid 1 root regeneration. Ideally, the area surrounding exposed roots should be watered; this is
particularly important if excavation occurs or the roots are exposed during a period of drought.

This can be accomplished in a number of ways, including wrapping the roots in burlap or

mstalling a root curtain of wire mesh lined with burlap, and watering the area periodically
throughout the construction process.

e Barrier fencing: The arcas surrounding the trees to be retained should be isolated from the
construction activity by erecting protective barrier fencing, as shown on the Tree Protection
Site Plan. Where possible, the fencing should be erected at the perimeter of the critical root

ZONCeS.

The barrier fencing must be a minimum of 4 feet in height, of solid frame construction that is
attached to wooden or metal posts. A solid board or rail must run between the posts at the top
and the bottom of the fencing. This solid frame can then be covered with plywood, or flexible
snow feneing. The fencing must be erected prior to the start of any construction activity on site
(1.e. demolition, excavation, construction), and remain in place through completion of the
project. Signs should be posted around the protection zone to declare it off limits to all
construction related activity. The project arborist must be consulted before this fencing is

removed or moved for any purpose.

e Minimizing Soil Compaction: In arcas where construction traffic must encroach into the
critical root zones of trees to be retained, efforts must be made to reduce soil compaction where
possible by displacing the weight of machinery and foot traffic. This can be achieved by one
ol the following methods:
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Installing a layer of hog fuel or coarse wood chips at least 20 ¢cm in depth and

maintaining it in good condition until construction is complete.

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

e Placing two layers of 19mm plywood.

e Placing steel plates.

Removal of Existing Services: Any existing services that must be removed or abandoned,
must take the critical root zone of the trees to be retained into account. If any excavation or
machine access is required within the critical root zones of trees to be retained, it must be
completed under the supervision and direction of the project arborist. If temporarily removed
for access, barrier fencing must be erected immediately after the supervised removal.

Paved Surfaces Above Tree Roots:

[ the new paved surfaces within the CRZ of retained trees require excavation down to bearing

soil and roots are encountered in this area, this could impact the health of the retained trees. If

roots are encountered and tree retention is desired, a raised and permeable paved surface may
be recommended. The “paved surfaces above root systems™ diagram and specifications 1s
attached.

The objective is to avoid root loss and to mstead raise the paved surface and its base layer
above the roots. This may result in soils which are high in organic content being left intact
below the paved area.

To allow water to drain into the root systems below, if roots are encountered, we may
recommend that the surface be made of a permeable material (instead of conventional asphalt
or concrete) such as permeable asphalt, paving stones, or other porous paving materials and
designs such as those utilized by Grasspave, Gravelpave, Grasserete and open-grid systems.

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

heavy tratfic.

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

root zones of trees.

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

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

e Arborist Role: It is the responsibility of the client or his/her representative to contact the
project arborist for the purpose of:
> Locating the barrier fencing
Reviewing the report with the project foreman or site supervisor
Locating work zones, where required
5 Supervising any excavation within the critical root zones of trees to be retained
5 Reviewing and advising of any pruning requirements for machine clearances

e Review and site meeting: Once the project receives approval, it is important that the project
arborist meet with the principals involved in the project to review the information contained
herein. It is also important that the arborist meet with the site foreman or supervisor before any
site clearing, tree removal, demolition, or other construction activity occurs and to confirm the
locations of the tree protection barrier fencing.

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

Thank vou,

A A

/
14 /
JHL ~-{' Jidie—-

Michacel Marcucet
ISA Certified # ON-1943A
TRAQ - Qualified

Talbot Mackenzie & Associates
ISA Certified Consulting Arborists

Lincl. 1-page tree resource spreadsheet, T-page site plan with trees, 17-page building plans,

1-page Paved Surtaces Above Root Systems specification, 2-page tree resource spreadsheet
methodology and delinitions
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Disclosure Statement

e tree mventory attached to the Tree Preservation Plan can be characterized as a loted visual assessment from the ground and should not be

mterpreted as a sk assessment” of the trees meluded

1onals who exanuine trees and use their traming, knowledge and experience to recommend techmgques and procedures that

Arborists are profess
will improve therr health and structure or 1o nutigate associated risks

Frees are hving orgamsms, whose health and structure change, and are influenced by age, contmued growth, climate, weather conditions, and
mseet and disease pathogens. Indicators of structural weakness and disease are often hidden within the wee structure or beneath the ground. 1t is
not possible for an Arborist o identify every flaw or condition that could result i failure or can he/she guarantee that the tree will remain healthy

and fiee of risk.

Remedial care and nutigation measares recommended are based on the visible and detectable mdicators present at the time of the examination

and cannot be guaranteed to alleviate all symptoms or to mitigate all risk posed.
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SIS Consulting Arborists

Box 48153 RPO - Uptown Victori, BCVEZ 710
Pl (250) 479-8733
lax: (250) 479-7050
Emal: untreehelpta gmatl.com

Tree Resource Spreadsheet Methodology and Definitions
Revised July 24, 2019

Tag: Tree identification number on a metal tag attached to tree with nail or wire, generally at cye
level. Trees on municipal or neighboring properties are generally not tagged (“"NT #7).

DBH: Diameter at breast height — diameter of trunk, measured in centimetres at 1.4m above
ground level. For trees on a slope, it is taken at the average point between the high and low side of
the slope.

- Approximate due to inaccessibility or on neighbouring property

Crown Spread: Indicates the diameter of the crown spread measured in metres to the dripline of
the longest limbs,

Relative Tolerance Rating: Relative tolerance of the tree species to construction related impacts
such as root pruning, crown pruning, soil compaction, hydrology changes, grade changes, and
other soil disturbance. This rating does not take into account individual tree characteristics, such
as health and vigour. Three ratings are assigned based on our knowledge and experience with the
tree species: Poor (P), Moderate (M) or Good (G).

Critical Root Zone: A calculated radial measurement in metres from the trunk of the tree. It is the
optimal size of tree protection zone and is caleulated by multiplying the DBH of the tree by 10, 12
or 15 depending on the tree’s Relative Tolerance Rating. This methodology is based on the
methodology used by Nelda Matheny and James R. Clark in their book “Trees and Development:
A Technical Guide to Preservation of Trees During Land Development.”

e 15x DBH =Poor Tolerance of Construction
e 12 xDBIH = Moderate
e 10x DBIH = Good

This method is solely a mathematical calculation that does not consider factors such as restricted
root growth, limited soil volumes, age, crown spread, health, or structure (such as a lean). To
calculate the eritical root zone of trees with multiple stems below 1.4m, the diameter is considered
the sum of 100% of the diameter of the largest stem and 60% of the diameter of the next two largest
stems. This however can result in multi-stem trees having exaggerated CRZs.  Where noted,
sometimes the CRZ for trees with multiple stems will be caleulated using the diameter of the trunk
below the unions.

Spreadsheet Methodology & Definitions Page | of 2



Talbot Mackenzie & Associates

Health Condition:

Poor - significant signs of visible stress and/or decline that threaten the long-term survival
of the specimen

FFair - signs of'stress

Good - no visible signs of significant stress and/or only minor aesthetic issues

Structural Condition:

Poor - Structural defects that have been in place for a long period of time to the point that
mitigation measures are limited

Fair - Structural concerns that are possible to mitigate through pruning

Good - No visible or only minor structural flaws that require no to very little pruning

Retention Status:

Removal (or *X)- Not possible to retain given proposed construction plans

Retain - 1t is possible to retain this tree in the long-term given the proposed plans and
information available. This is assuming our recommended mitigation measures are
followed

Retain * - See report for more information regarding potential impacts

TBD (To Be Determined) - The impacts on the tree could be significant. However, in the
absence of exploratory excavations and in an effort to retain as many trees as possible, we
recommend that the final determination be made by the supervising project arborist at the
time of excavation. The tree might be possible to retain depending on the location of roots
and the resulting impacts, but concerned parties should be aware that the tree may require

removil.

NS - Not suitable to retain due to health or structural concerns

Spreadsheet Methodology & Definitions Page 2 of 2



Talbot Mackenzie & Associates

Consulting Arborists

Diagram — Permeable paver surface crossing over Critieal Root Zone

Permeable paver surtace
Base layer tor permeable pavers
Combigrid 3030 (or similar

geognd that 1s a combination of
veotextile grid with filier)

Roots and undisturbed existing
prade (unless de-compacted with an
air-spade)

Specification #1 for Paved Surfaces Over Critical Root Zones (driveway, parking or walkway areas)

| Minmmal excavation to remove et and loose sorl for the requured permeable surface, under the supervision of the project arborist: Root loss 1o be
avorded

CA Taver of Combugrid 307300 seoteatile s w be mstalled over the exmtime prade

3o Construet base laver of well-dimmg materal and permeable surface over geogrnd layer to requied grade




ATTACHMENT J

Lacey Maxwell

From: Don Gourlay
Sent: January 15, 2018 1:19 PM

To: Victoria Mayor and Council;

Marianne Alto (Councillor); Ben Isitt (Councillor)
Subject: 1301 Hillside Apartment Proposal - Comments

January 15, 2018

Don Gourlay and Charlotte Mills

Owners/Residents at
1270 Basil Avenue

Victoria B.C.

Oaklands Community Association Land Use Committee
CrLu0 S
Hillside-Quadra Neighbourhood Action Group —
mayor and Council ||| | |
0aklands Councillor Marianne Alto ||| Gz

Hillside-Quadra Councillor Ben Isitt. a

Re: 1301 Hillside Apartment Proposal

As owners and residents of the neighborhood we have the following concerns about the proposed apartment

development at 1301 Hillside Avenue.

Structure

The proposed six story height of the building is beyond the existing apartment blocks on Hillside Avenue which stand at
four stories. Since this intersection has two older apartment buildings that may be replaced in the future it will set a
trend for rebuilding to six stories. Although the inner city needs this housing can our neighborhood handle the potential

increase at 100 suits per building in one location?

Parking

The developer is offering far less than a one-to-one parking stall arrangement. Basil Avenue and surrounding streets
already carry the overfull low from the existing apartments at Cook and Hillside that have been “grandfathered” for
non-compliance with current parking requirements. We don't believe it will be possible, or fair, to have the building
owner manage tenant ownership of vehicles as a method of addressing parking requirements. The developer has said
that the site cannot be excavated for parking. Is that true? How does the city know that cost is a prohibitive issue?

Egress

Cook Street and Hillside Avenue is a busy intersection. With no side street access, it's hard to imagine how the traffic

flow will not be a problem. Where in the planning process will street access be addressed?

1



Diversity of Tenants

Single people and families need housing. A mixed population is better for the community. How many one-bedroom and

multi-bedroom units will be built?

Please include our concerns about this development to the consultation process that each of your organizations partake

in.
Thank You,

Don Gourlay and Charlotte Mills



January 28, 2018

I am writing in concern ol a developmental proposal by NVision Properties to build an
apartment building at the corner of Hillside and Cook.

Our Basil Ave residents who live near this proposed building site met with Adam
Cooper, Development Manager, along with two of his colleagues on January 23", They
presented an architectural print of their proposed six story building that is to be built to
the city property line on both Hillside and Cook strects.

Our main concerns is that they are proposing 46 apartment units with only 25 ground
Mloor parking spaces, consisting of two visitor spots, leaving no space for maintenance
vehicles. Garbage and recyeling space or how it is to be picked up was not addressed.

Visitors and tenants who will be left without a parking spot will in all likelihood park on
Basil Ave, which will cause us to demand resident only parking. The reality is that the
majority of visitors will be driving a vehicle.

Furthermore, they propose only one entrance and exit where the bus stop is on Hillside.
Thev have failed to provide any mention of where taxis or parcel delivery vehicles will

park. which will likely cause them to park on either Cook or Hillside, blocking traffic.

In essence, their present proposal is far too large for this vacant lot. which is better suited

to a house.

Regards,

Terry and Reba Emerson
1254 Basil Ave.




Lacey Maxwell

From: Chris Lockley
Sent: January 29, 2018 1:20 PM

To: Marianne Alto (Councillor); [ | | | | B Victoria Mayor and Council;

Cc: jilldward; Terri
Subject: Community Meeting - Abstract Developments - Hillside and Cook

To Whom this May Concern,

| am going to attempt to get to the meeting on the 30th January, but if i am unable to do so due to a previous
commitment, | wish to voice my concerns regarding the proposed 6 story, 46-unit rental property on the corner of Cook

and Hillside in the form of this email.

First off, | am all for something being done with the empty lot on the corner of Hillside and Cook where previously, there |
was a Payless gas station. Now that | live in the area, | wish it were still a gas station but it appears the property is
destined for other uses.

We should not allow a variance of parking stalls from 69 to 25 stalls. | deduce that the zoning by-law was developed to
reduce a requirement for on street parking around multi unit dwellings. Any deviation from the by-law would simply
endorse parking in and around the pre-existing neighbourhoods behind the Cridge Centre in the vicinity of Kings Street
and Empire Street. As a resident of Empire Street, | am acutely aware of the careful balance between on street parking
and the amount of approved Duplex homes in the area. Any variance would be a detriment to the households that enjoy
the balance and the freedom of parking on the street in the vicinity of their homes. Parking will also negatively impact the
amount of available parking around the ball field

The requested variance is not even considering that each of the 46 units should have a designated parking spot. A
reduction of more than 50 percent of the by-law seems very short sighted on the part of the Abstract Developments. This
lack of long term considerations and implications makes me wonder if Abstract Developments has the right vision and
mentality for a development of considerable size in what is, essentially, a residential neighbourhood.

Thank you for your time.
Respectfully,

Christopher Lockley, CD
2593 Empire Street
Victoria, BC

V8T 3M5



Basil Avenue Neighbourhood Residents’ Meeting Re: Hillside/Cook

Development Proposal
Tuesday, January 23,2018 - 7:00 p.m. at 1230 Basil Avenue

Subject: NVision Properties’ presentation and discussion regarding proposed
apartment building development and construction by Abstract Development at
1301 Hillside Avenue (corner of Cook Street and Hillside Avenue).

Attending for NVision Property Management (management arm of Abstract
Development): Adam Cooper - Development Manager and Principal Presenter,
along with two colleagues.

Mr. Cooper outlined the proposal as expressed in documents previously distributed
at other development meetings. Key points were:

1.

|8

U

~

proposed six-storey building - exact height to be determined and provided at
submission stage

building to be all rental suites owned and operated by NVision Properties;
building cannot be converted to condos for sale

parkade of 25 spaces at street level with five storeys of suites (46 in total)
above

mix of bachelor, one-bedroom and two-bedroom; actual allocation is still
under consideration by the developer

grove of oak trees to the south to have branches that are overhanging the
rental property trimmed

traffic patterns, building access, bus stops, etc. to be determined through
discussions with the City of Victoria and the developer

re-zoning request complies with provisions in the 2012 Official Community
Plan (OCP); site currently zoned C-SS Special Service Station District

Summary of residents’ points of concern and matters for further
consideration at the January 30, 2018 Community Association Land Use

Committee (CALUC) meeting.

1.

0o

ol

Hillside corridor currently has four-storey building streetscape. Developer
did not have the exact proposed building height for the six storeys in either
feet or metres as it is still subject to review. Six storeys for this location was a
concern.

Apartment density (46 units) questioned given the proposal of only 25
potential parking spaces. Developer confirmed that they are still reviewing
the mix of units (bachelor, one-bedroom and two-bedroom). Residents put
forward the question of whether fewer, larger units could maintain the
develop-expected return on investment.

The issue of how many actual parking spaces would there be for residents
was raised given the need for visitor parking and delivery services to the



building. Developer confirmed this matter was still under discussion as the
number of spaces and their dimensions were fixed because of the inability to
dig below grade according to provincial and city code and regulations.

4. Itis understood that the Cook and Hillside intersection is the fifth busiest in
the City of Victoria. Questions arose regarding any traffic pattern changes,
the current bus stop potentially blocking access to the building as per
presentation of design, the impact of planned bicycle lane on Cook St,
stopping area for deliveries or taxis for residents, and current Hillside
corridor use for emergency vehicles (fire, ambulance and police). Developer
noted that these matters fall within city jurisdiction. All matters of legal
compliance are part of the developer’s proposal acceptance and approval by
the City of Victoria.

5. Residents raised question about the health and future of the oak grove at the
Cridge Centre, the implication of water table changes and building shadow
(related to the issue of the building’s height). The developer stated that an
arborist was part of the project team, as well there is city professional
involvement. Details related to these concerns should be forthcoming and
will be addressed throughout the development process (Note: it is expected
to be about 18 months until this development proposal is submitted for final
approval).

6. Questions from residents were forthcoming concerning NVision's approach
to trying to ensure their standards for qualified, long-term tenants could be
achieved. Concerns were voiced regarding experiences with transient
occupiers in the neighbourhood. Mr. Cooper explained the property
management approach of NVision and their commitment to wanting to be a
good influence in the neighbourhood. Residents again brought forward the
issue of apartment density mix, with a view to fewer, larger units. Residents
felt this approach could alleviate a number of concerns - fewer apartments
could mean the parking issue would be somewhat addressed; larger units
could provide the possibility of longer-term tenants with reduced transient
turnover, and could also provide the possibility of lowering the six-storey
building height.

All parties agreed that further discussion was needed as information and details
become clearer, more exact and confirmed.

The meeting broke up just after 9:00 p.m.

Terry Malone
1244 Basil Avenue



Lacey Maxwell

From: Jennifer Chown
Sent: January 30, 2018 1:22 PM

To: Land Use: Marianne Alto (Coundllor)_; Ben Isitt (Councillor);

Victoria Mayor and Council

Subject: Basil Ave residents and NVision properties meet re: proposed development 1301
Hillside
Attachments: January 23rd meeting notes.docx

To Whom It May Concern,

On January 23 2018 at 7:00 pm, 15 neighbourhood residents and three stafl from NVision Properties met at 1230 Basil Avenue to

discuss NVision's proposed development at 1301 Tside.

Basil Avenue resident Terry Malone took minutes of this meeting. Here are Mr. Malone's minutes for your reference:

Alter the January 23 meeting, shared concerns by neighbourhood residents remain as {ollows:
-proposed height of the building is not consistent with other buildings in the area. The proposed building is significantly taller than all
other buildings in the area. A building of this height may be more appropriate in a village centre. Cook and Hillside is not a village
centre. Concerns were expressed that this tall building will shade Basil Avenue/Cook Street homes, or that future development on
Hillside or Cook will also be at six stories if a six story building goes in at 1301 Hillside.

-density of the proposed building is out of scale with other buildings in this arca. Number of potential tenants is too high for a lot of
this small size, and is not consistent with other apartments and condominiums in this area. A building with this number of units may

be more appropriate in the downtown core or on a larger lot,

-there is not enough vehicle parking available for the tenants and guests of this proposed building. We worry that residents and their
guests will drive and park and on our street. Qur street is already at capacity for parking, as tenants from the two existing rental

buildings at Cook and Hillside already park on Basil Avenue, as do users of Tillside Park. We do not trust that tenants and guests of
this building will be exclusively car-free, as that is not the case with the existing Cook/Hillside rental buildings with limited parking.

-vehicle ingress and egress from this building seems inadequate. Vehicles leaving this building will only have the legal option to turn
east on Hillside. Traffic at this intersection is already heavy, with a significant number of motor vehicle incidents. We worry that
motorists will be tempted to make the unsafe and illegal turn west onto Hillside to quickly access opportunities to travel north or south
or west from the building. We also worry that vehicles may leave the building via Hillside Eastbound, left Higgins, and then turn left
onto Cook from Higgins. The uncontrolled intersection of Cook and Higgins/Vista Heights is already dangerous and we do not want
increased vehicle traffic turning in any direction at this intersection. We recall that the previous gas station at 1301 Hillside had
vehicle ingress and egress on both Hillside and Cook, and we wonder if this may be safer for the proposed development.

Here is the list of neighbours who were in attendance:

Elsie Anguish Basil Ave

Darryl Clark The Rise

Kristy and Jens Gregson Cook Street

Terry Malone Basil Ave

Don and Sue Tulloch Basil Ave

Marc Waterman Basil Avenue

Carol Williams 1230 Basil Avenue
Angela Basil Ave

Terry Emerson Basil Ave

Lynn Bussey Blackwood Street
Patty



Carol Williams Basil Ave
Jennifer Chown Basil Ave

The following neighbours wanted to attend but had o send their regrets:
Bruce and Sandra Murray Basil Ave

Shauna Yeomans Basil Ave

Dylan Rovere Basil Ave

The following stafT were in attendance from NVision Properties:

Adam Cooper

Sam

Iolly Carrie-Mattimoe.

Thank you for reading.

Sincerely,

Jennifer Chown
1245 Basil Avenue



Lacey Maxwell

From: LT Smith

Sent: January 30, 2018 11:42 AM

To:

Cc: Victoria Mayor and Council

Subject: Development proposal at 1301 Hillside Avenue

RE: proposal changes to the current land use of 1301 Hillside .

Of the 20 proposed changes that are listed (not including the variances(s) proposed changes)
the applicant is asking for changes to 11/20:

Official community plan

Height

Number of storeys

Floor area

Site coverage

Number of rental units

New zone heing requested

Use of land or buildings

Number of units/residences

Existing trees

Views from surrounding property

Including the variances(s) the applicant is asking for changes to 13/21:

Number of parking spaces

Traffic volume

That is approx. 62 percent change to 1301 Hillside land use/description/zone.

As a property owner in the community, | am not fully opposed to the development of the site; should the land

ON the site and UNDER the current adjacent properties/ roadways prove to be environmentally safe

1




from leakage of the previous gas station.

As a property owner in the community | am opposed to the height, number of rental units and residences/
inadequate number of parking spaces/ increased traffic flow and site coverage.

Cook Street and Hillside Avenue is a very busy corner for traffic. Inadequate parking, greater site coverage,

number of rental units and residences resulting in a congested approach to the proposed site is not
satisfactory.

My appreciation to the volunteers from my Community Association Land Use Committee.
Regards,

Mrs. Susan Smith/owner

2664 Blackwood Street

Victoria



Lacey Maxwell

From: RMO

Sent: January 31, 2018 2:.22 PM

To: Victoria Mayor and Council

Cc: Marianne Alto (Councillor)

Subject: Re: Development Proposal at Hillside and Cook.
Categories: Planning

N

Dear Sir/Madam,

Our Home is in the Hillside-Quadra Area. As long term Residents we are concerned about our Neighbourhood
and would like to keep informed what is happening around us and appreciated attending the information
meeting last night at Oakland's Community Centre.

We believe the proposed Building at Hillside and Cook is way to high and should not exceed 4 storeys
maximum, anything above this may set a bad precedent with a “Canyon” effect. We also believe the reasons
given not allowing the Developer going deeper then grade level does not seem right. While there is Bedrock
close to the surface this can easily be broken up by a large Dozer (Cat) no need for Blasting. The Rock on this
site is not solid (confirmed by the Lady which spoke to that) as she said, it allowed the pollutants to go deeper.
Removing this Rock (and disposing of it properly) and adding a Basement Parkade would also lessen the
chance the pollutants would eventually find a way into the Marine environment.

Would you please be so kind and include us in the future in you email mailings.
Thank You

Karl & Ursula Prinz



Lacey Maxwell

From: Stefik, Ron
Sent: February 9, 2018 5:15 PM
To: Victoria Mayor and Council;

Marianne Alto (Councillor); Ben Isitt (Councillor)
Subject: Development Proposal for 1301 Hillside Ave, Corner of Hillside & Cook Streets

Development Proposal for 1301 Hillside Ave, Corner of Hillside & Cook Streets

| attended a community information session on January 30", 2018 regarding the subject proposal by
Nvision Properties (Abstract Development).

My concern is with the variance request, to lower the number of parking stalls required by zoning by-
laws from 69 to 25 stalls.

| am a homeowner on Empire Street, in the block behind this property. This, and several blocks in
the adjacent area, are all zoned R2 Duplex. This has resulted in a high density of development, and
a corresponding high density of existing vehicle street parking. Most days | have difficulty entering or
leaving my driveway with my car due to this street crowding.

Residents of the proposed new apartment building at 1301 Hillside will be parking vehicles within this
particular neighbourhood, as convenient to not have to cross busy Hillside or Cook. This will add
further street congestion and the associated safety hazards on these narrow residential streets.

The sentiments that most residents of this new proposal will shun private vehicle ownership in favour
of public transit, shared vehicle ownership, or bicycle, while admirable, are not realistic. Reduced on-
site building parking will result in placing the parking burden onto already very crowded neighbouring

streets, affecting safety.

Ron Stefik, Eng.L.

2548 Emiire Street



Lacey Maxwell

From: Cory Hewko

Sent: February 11, 2018 4:37 PM

To: Ben Isitt (Councillor); Marianne Alto (Councillor);
Cc: Victoria Mayor and Council

Subject: Proposed abstract development 1301 hillside ave

To Whom it may concern,
| am writing to express my concern over the new development proposal put forth by Abstract developments at the

corner of hillside and cook st.

| support the proposal for Abstract developments to construct a rental unit building at 1301 hillside avenue, | believe a
new development on this corner will be a welcome addition to the neighbourhood. | do not support their proposal to apply
for a variance to lower the number of parking stalls required. | strongly feel it is necessary to provide at least one parking
spot for each rental unit built on site. There are no alternate parking areas available on this corner other than in the
surrounding residential neighbourhoods.| feel if adequate parking is not provided for each tenant of this development
proposal the tenant and their guests will park in adjacent neighbourhoods causing the potential for the existing adjacent
residents to experience parking issues. | live in this area, two multiple suite buildings are on my street, the landlord does
not provide adequate parking for his tenants and | am consistently struggling to get a parking spot in front of my home, |
often experience push back and negativity when | request the person not to park their car in front of my home and
driveway. This proposed building is on the corner of two very busy streets and | strongly feel providing adequate parking
is essential for the surrounding residences as well as the safety for the potential new tenants of this building.
Thank you,
Cory Hewko
2724 Graham street
Victoria bc

Sent from my iPad




Lacey Maxwell

From: Jennifer Chown

Sent: March 10, 2018 3:01 PM

To: Victoria Mayor and Council; Marianne Alto (Councillor); Land Use; Ben Isitt (Councillor);
; Michael Angrove

Subject: stakeholder concerns re: proposed development 1301 Hillside

To Whom It May Concern,
I write to express my personal comments about the proposed development at 1301 Hillside, at the corner of Cook
and Hillside. in Oaklands. At this location, Abstract Developments proposes (o build a 6 storey, 46 unit rental

building.

1 am a homeowner within 200 meters of 1301 IHillside, at 1245 Basil Avenue, in the Hillside-Quadra
necighbourhood.

I think that this is an excellent location for a rental apartment building. I like the Edwardian design and the brick
facade. [ like that the developer proposes suites of assorted sizes in the building.

However, | have the following concerns about the proposal:

1. A six story building is too tall for this location. A building of this height on this small lot is greatly out of scale
with other buildings in the arca. This building would be one of the tallest on Hillside and on Cook (north of the
downtown core). A building of this height would be more appropriate downtown or in a village centre. An ample
number of rental units could still be available in a shorter building. A shorter building would preserve the residential
feel of the neighbourhood. A shorter building would prevent Hillside from eventually being flanked by six story
buildings on both sides, creating an undesirable canyon-like environment.

2. There is no area offered in the current proposal as a loading zone for moving trucks, delivery vehicles, taxis, and
other such vehicles. There is no safe space on Hillside or Cook for such vehicles, nor is there space allotted on the
property at 1301 Hillside. The developer suggests that many of the tenants will be car-free: car-free tenants in
particular will rely on such vehicles idling and parking at the building.

3. The developer suggests using modular units to construct the upper floors. The developer should instead contribute
to the local cconomy by using local materials and local labour. In addition, locally made units with more local
materials (as opposed to materials made and assembled offshore) can produce a higher quality of unit that will be
easier to maintain and will have less environmental impact with greater local cconomic returns.

I thank you for recognizing me as a stakeholder in this proposal. I thank you for reading this letter. I ask you to
b ¢ £ ) £ b
please consider my concerns as you evaluate this proposal.

Sincerely,
Jennifer Chown

1245 Basil Avenue
Victoria BC V8T 2G1



Lacey Maxwell

From:

Sent: March 17, 2018 7:13 PM

To: Victoria Mayor and Council

Subject: FW: Abstract Proposal at Hillside & Cook

From:

Sent: March 17, 2018 7:11 PM

Subject: Abstract Proposal at Hillside & Cook

Overall the project is an attractive apartment building which will fit into the area very nicely. My one concern is the
entrance/exit. Will cars access the one entrance/exit heading from Uvic and crossing the solid yellow line and will there
be a line-up of vehicles attempting to access the entrance and exit in front of the bus stop heading east along Hillside?

Carol Williams
1230 Basil Ave.



March 16, 2018

Victoria Mayor and Council
Re:Proposed Rezoning and Development at 1301 Hillside Avenue

[ am writing in response to the application for rezoning.development, and variance permits at 1301
Hillside. To be clear this is not a case of development fatigue or being against adding needed housing
in our community. The property in question is a difficult piece of land that has limitations in regards to
access/egress, parking as well as environmental constraints. | think the Developers proposal of 46 units
with tenancy for 61 people and less than 40%0 parking spaces per number of tenants/visitors s too
apgressive for the site. [tis unreasonable and irresponsible to the neighborhood to assume that the
prospective tenants will not be owners of cars, same for the visitors that will be coming to the building.
These will be market level rental units which speaks of multiple occupants per unit as roommates and
sienificant others will help make this affordable for many. Potentially the 61 tenants can increase to 86
assuming 30% of the units will have one additional tenant. Taking this into consideration the allotted 25
parking stalls are approximately 25% of the number of tenants/visitors. With nowhere to park on site
the vehicles will be dispersed throughout the surrounding neighborhoods creating more congestion.

Site access is also a major concern as the proposal shows one driveway as the access and egress with
right in and right out onto Hillside. The bus zone situated before the driveway will potentially cause
back ups along Hillside east bound. With the right only exit out of the parking lot traffic will be using
[iggins as a thoroughfare. Will controlled lights be installed at Cook and Higgins to accommodate
this? With the recent installation of traflic lights at Kiwanis and Cook this does not seem likely.

Considering the limitations of the property this proposal is to large for the lot size. A building that can
closer accommodate the number of parking stalls to the number of units is achievable. The future of
Victoria may be using less cars but currently people rely on vehicles for everyday reasons, making it
less attractive to do so does not change the culture only frustrates those whose lives depend on them.

I think a good use of this property is a public green space, taking a contaminated lot and turning it into
something we can all enjoy. With the loss of the urban trees due to transportation demands and
development issues this would be added value to our communities and worth consideration.

Respectiully.

Carla Coghlan,
1278 Basil Avenue

ce: Oaklands Community Association Land Use Committec
Hillside Quadra Neighborhood Action Group
Oaklands Councilor Marianne Alto



Lacey Maxwell

From:
Sent:
To:

Subject:

Hi there,

Jacqueline Won
April 6, 2018 1:31 PM

Marianne Alto (Councillor); Ben Isitt (Councillor)
1301 Hillside Ave Development

I am writing in regards to the proposed development at 1301 Hillside Ave.

We are homeowners living on nearby Basil Ave, and would like to express our concerns in regards to the

limited 25 parking spots available in relation to the 46 units proposed.

: Victoria Mayor and Council;

While we do recognize the need for the additional housing, and are not opposed to the

reasonable development of the site, the ratio of parking spots to proposed units is of concern, given the
vicinity of Basil Ave to the site and the likelihood of parking overflow from residents and guests of the new
building, which would impact our ability to park by our own home on a daily basis and increase street traffic.
Therefore we believe the proposed development could have a more balanced parking to unit ratio (such as
fewer levels, especially given there is an existing 4-story standard throughout the Hillside corridor) to

minimize the parking/traffic disruption to our street and surrounding areas.

Sincerely,

Jacqueline Wong & Biagio DeCesare



Monica Dhawan

From:  Don Gourlay - -
Sent: Tuesday, April 09, 2019 11:06 AM
A o1 ayor and Counc Sen

Isitt (Councillor)
Subject: 1301 Hillside Development Proposal

Oaklands Community Association Land Use Committee (CALUC)
Hillside-Quadra Neighborhood Action Group

Mayor and Council

Councilor Ben Isitt, liaison for Oaklands

Don Gourlay, 1270 Basil Ave, Victoria BC, V8T 2G2

Hello,

| attended the Oaklands Community Association Land Use Committee (CALLUC) Meeting on Monday March 25, 2019

regarding the development proposal for 1301 Hillside Avenue.
The following are my comments and concerns;

Parking and Density,

The architectural presentation of the building has been greatly improved however my concerns about the planning for
number of units and parking are the same as reported on the original proposal. The variances for number of units and
parking both exasperate the main problems of parking and density. The developer’s position that parking cannot be
increased due to the restriction on excavation offers no evidence that this is actually the case. A reference was made to

the fact that the city was indicating that excavation was not an option.

Process,

Having the developer work with the community may be a standard approach, but most of the issues at the meeting
concluded with the developer saying that the issues could not be concluded at the meeting due to being within the city’s
responsibility. Having a city representative at the meeting would have improved the process by furthering all stallholders
understanding of direction in a more synchronized fashion. The process has raised more questions than would have
been the case with all stallholders present. Asking the developer to “work with the community”, alone, at this point is
wasting time as they are referencing direction in broader planning documents and city preferences without the owners

of those directives being present.
Access to Data for Decision Making,

If there are good reasons for decisions on traffic, parking and density such as studies, adopted recommendations and
planning polices they should be made public otherwise the process will only lead to more confusion with the community

raising issues they are not informed on.

Conclusion,

=



The proposal is asking for too many units with too few parking spaces. The justification for 6 floors seems to come from
a broad planning document on major access routes such as Hillside Avenue that may not be appropriate for specific
location. The option of either creating more parking or reducing the size of the development seems not to be considered

in the proposal.

Don Gourlay — owner and resident
1270 Basil Ave

Victoria BC

V8T 2G2

[, ]




Monica Dhawan

From: John Lutz <_>

Sent: Thursday, November 08, 2018 10:43 PM

To: Victoria Mayor and Council

Cc: Cheryl Coull _)

Subject: FW: Proposed Abstract Development at Cook and Hillside

Dear Mayor Helps and Councillors,
First, congratulations on your recent election and re-election.

Second | am writing to express several concerns about the proposed apartment building proposed by Abstract
Development for 1301 Hillside Avenue. | attended a public information session about the development and my partner

Cheryl Coull and | have several concerns based on that presentation.

First, the proposed height at six stories is to tall for the site which is already at the crest of a hill coming either from the
south or west. It will overwhelm the corner.

Second, the proposed parking is insufficient for the density but more appropriate for a four storey building which is the
maximum height desirable for that location. Parking will be pushed into neighbouring streets.

Third, the proposal will be detrimental to traffic flow on Hillside Avenue and will create some hazards for pedestrians
and motorists. The proposed development has no pull-out for vehicles/taxis to pick up or drop off people so vehicles
engaged in that activity will necessarily block traffic on Hillside just a few metres from the busy Cook-Hillside
intersection. Vehicles wanting to turn into the parking lot which is accessible only from Hillside will have to pause and
wait for pedestrian traffic and that will cause congestion backing up to the Cook-Hillside intersection. Vehicles exiting
the parking lot through the single entrance/exit on Hillside will be compelled to turn west but those wanting to go south
or west will attempt to cross four lanes of traffic to be able to turn left onto Higgins Street, and then left onto Cook from
Higgins, in both cases creating new congestion and hazards. To ameliorate these issues the development needs to
include a pull out for passenger pick up and drop off and an entrance/exit on both Cook and Hillside Avenues.

Thank you for your attention to these concerns.

lohn Lutz and Cheryl Coull



Monica Dhawan

From: Robioy Davis < N >

Sent: Sunday, March 17, 2019 8:35 PM

To: Victoria Mayor and Council

Cc:

Subject: 1301 Hillside Avenue Proposed Development
Hello.

I just received a proposal of zone change for 1301 Hillside Ave in the mail because i have property within 200m
of the site. I am unable to attend the meeting for proposed development to change the zoning to 2:46 FSR
through affordable housing. [ am writing to voice my opinion in favour of this proposal.

Thank you,

Robby




April 6, 2019

Lisa Helps.Mayor

City Council Members

City Hall, #1 Centennial Square
Victoria, BC VEW 1P6

Development Proposal at 1301 Hillside Avenue

Plcase accept this letter opposing the development proposal at 1301 Hillside Avenue.
[ 'am encouraged to hear of and support the concerns expressed by neighbours from both
Hillside/Quadra and Oaklands Communities at the March 25, 2019 Oaklands Community

Association Land Use Committee.
Specific concerns expressed include the following.

« Asingle combined entrance and exit into the site off Cook Strecet 1s not acceptable to both
communities, recognizing serious negative effects beyond the immediate location, that is,
drivers of service and other vehicles must navigate through residential streets and
connectors to reach access to this proposed building.

» This will increase non-local cut-through traffic on Cedar Hill, Fernwood Road, the
designated people-priority greenway of Kings Road, and Haultain Street;

» This will increase non-local cut-through traffic with a similar negative effect for access
to the Cook street location through Hillside-Quadra residential streets;

» This will increase risk at the already dangerous pedestrian crossing at the Kings Road
on Cook Street just below the single access pomt to the proposed building;

» This will increase non-local parking on Kings Road, Empire Street and Capital Heights
resulting from insufficient parking and loading zones as proposed, given the short walk
through Cridge Centre grounds to the proposed building.

» Increased non-local traffic and parking are direct threats to the already designated People
Priority Greenway of Kings Road and the Oaklands Rise Woonerf initiative which you,
Mayor Helps and Councillors past and present, have unanimously approved three times.

« Bicycle parking is significant (65 stalls plus 6 visitor spaces) and very positive (despite
lack of innovation to reduce physical size required—witness Dutch and other models).
However, this docs not mitigate the effect of poor vehicle access to this building given that
service vehicles are overwhelmingly motorized (taxis, food delivery, relocation/moving,
emergency) and that there 1s inadequate parking for these and especially for visitors or
residents who have motor vehicles.

« As proposed, the development is contrary to the intent for “presence of nature in the City”
as stipulated in the current Oaklands Neighbourhood Plan. And, it provides no space for
place-making capacity for the community, something specifically sought in discussions
now tinderway for the upcoming Oaklands Neighbourhood Plan.




« As proposed for approval, this building draws upon surrounding green space not in control
of the developer and subject to unknown future development.

« The proposed building occupies the entire lot with minimal set back, differing from other
apartment buildings along the Hillside Avenue corridor between Cook Street and Cedar
Hill which offer a significant green bufler.

« The building points toward a design intention that is over-urbanized creating a built-
environment unmitigated by onsite green space and places for people in community, other
than owners. It leans toward a streetscape that 1s not characteristic of this mixed use, multi-

renerational neighbourhood.

o

« The transition {rom rental to owner-occupied relies upon 35 units priced at a higher cost to
offset 15 below market units of 350q ft+. This will increase real estate comparables and, m
turn, the valuation of surrounding housing stock: antithetical to ““affordable housing”.

« Inshort, as a gateway to the Oaklands Community the building 1s not suitable.

We recognize that the lot is challenging. However, if this building 1s to be forced upon two
impacted communities, then a second point of access on both Hillside Avenue and Cook
Street are critical as was historically the case in the former gas station. The existing bus stop
should be retained instead of relocated as shown 1 the plan, providing ample space. In our
estimation, two parking spaces would be elimmated to achieve building entrances/exists on
both Hillside Avenue and Cook Street to partially mitigate the negative impact.

The newly formed Oaklands Neighbourhood Plan Steering Commuttee, at its first meeting,
supported the views expressed by neighbours from both Hillside/Quadra and Oaklands.

Please understand that we welcome increased density but expect a much higher standard of
planning and performance from both developers and the City's staff and leadership.

We look forward to your support on this matter.

Respectfully submitted,
]

. | 'r "'l
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Robert Tornack
Chair, Oaklands Neighbourhood Plan Steering Committee
Co-Lead, Oaklands Rise Woonerf

Harry Kope, Acting President, Oaklands Community Association Board of Directors
David Angus, Chair, Oaklands Community Association Land Use Commuittee

Chris Holt, Executive Director, Oaklands Community Association

Jocelyn Jenkyns, City Administrator

Michael Angrove, Planning Department



Monica Dhawan

From: Angela Goodliffe < >
Sent: Tuesday, April 09, 2019 8:17 PM

To: ; Victoria Mayor and Council
Subject: Proposal for 1301 Hillside Ave

I am writing to express my concern over the proposed development at 1301 Hillside Ave.

As a homeowner that lives within a very close proximity to the proposed development | have a few major concerns that
stem from the information | have received from the most recent changes that were discussed at the last CALUC meeting
in Oaklands. The first concern is the massive variance on parking that this developer is requesting. From what we
learned at the meeting the condo building is proposing 50 units with 24 parking spots. According to the developer, this
would mean 19 parking spots after the visitor parking spots. With literally zero option for on-street parking in this
location, this would inevitably mean that tenants and visitors would then be parking in already overwhelmed and over
used streets such as the one | live on that for some reason do not qualify for residential parking. This is not ok, and | am
very concerned with this proposed variance and would hope that the Mayor and Council will not approve this insanely

massive variance.

My second concern is that this development has almost no pull in for delivery, moving vehicles, taxi cabs, car share, food
delivery. With the limited parking spots that would be available for the tenants, you would assume that the developer
would realize the need for an area for vehicles such as this to be able to pull in and out safely and easily. After asking
the question directly to the developer at the CALUC meeting, | was not given an answer as to where these types of
vehicles would go, making an already busy and congested intersection such at Hillside and Cook even more unsafe with

vehicles attempting to stop on the road to drop off/pick up.

The third concern is the variance on the size of the building. | feel that this particular proposal is much too large of a
building for this specific lot, particularly on what is probably one of the busier intersections in Victoria. | am not against
a building of a similar nature for this spot, but | would hope that anything that is approved for this lot would make sense
for the area for years to come. | believe the restrictive design on this building is a major concern and would hope that
Mayor and Council agree and not approve the proposed variances.

Thank you for your time
Angela Goodliffe

Sent from Mail for Windows 10



Monica Dhawan

>

From: Johans

Sent: Wednesday, April 24, 2019 10:17 AM

I - < (Counclor) Victori
Mayor and Council

Cc:

Subject: RE: 1301 Hillside Ave Proposal - NVision Properties / Abstract Developments

Importance: High

Good morning,

We are homeowners that live at 2720 which is at the corner of Basil Avenue and Cook St.

We have attended the information nights regarding 1301 Hillside Avenue. We have three concerns
regarding this project.

1) Parking will be an issue. Since we live at the end of Basil Avenue and live directly across from the
green apartment building (right beside Hillside Park), several of those tenants park in front of our
house. | count 5 cars that park regularly just in front of our house each evening. Thus, if anyone
along Basil Ave that have friends or family visiting, they need to park further down Basil Ave or onto
the adjoining street, Blackwood.

If this building (1301 Hillside Avenue) is going to have 50 units and 24 parking stalls (with 5 of those
for visitors), where are the other 20 plus people going to park? It is bad enough with the current
parking situation on our small side Street Basil Avenue.

The Developers are hopeful (and they seem quite naive) that many tenants will not have

cars. However, if many do, most side streets around us will be completely full with overflow
specifically from this building due to the lack of parking the Developers are openly admitting in their
design details of the proposal.

2) Safety and concerns of only having one entrance/exit off of Cook Street. The Cook/Hillside
intersection is extremely busy and dangerous daily! The tenants that drive up Cook Street (north)
would be able to turn in to their building; however, those driving either up Hillside, down Hillside or
down Cook Street would need to drive around the block until they could drive up Cook Street and
take a right into their building. This would cause frustration over time and more and more people
would be taking illegal left turns to enter off of Cook Street. We see people running yellow lights at
any time of the day at the Cook/Hillside intersection. Those that would take illegal left turns could no
doubt cause an accident. Over time drivers become complacent and once they make their illegal left
into the building, without any incident, it will happen more and more often. Thus, there could be more
accidents (rear enders, cars getting t-boned).

As | mentioned, Cook/Hillside is a very busy intersection. In mid-October, a young adult (impaired)
drove up Cook Street through the intersection, across two lanes, jumped the curb, and drove onto
our property smashing part of our fence, mowing down two of our 20 ft. hedges before crashing into
our bedroom basement window. It was approximately 1:30 am early on a Saturday while thankfully
we were all asleep. It was a horrible accident and we are now left dealing with the aftermath. The

1



young person that was driving up Cook Street at approximately 90 km/h (is what experts estimated
his speed was by the rubber tire marks left on the sidewalk). He raced right through the Cook/Hillside
intersection and had there been anyone driving into the intersection from the other direction, he would
have hit them head on. Itis such a dangerous intersection as it is already. The developers need to
look at this new proposed entrance/exit issue off of Hillside Avenue again.

3). Far too many units proposed in such a small area. We all agree that 50 units would be far too
many for that small area, especially at the junction of two major roads such as Cook Street and

Hillside Avenue.
This is a residential family oriented neighbourhood. The developers need to re-visit the proposed

size of the building and downsize the number of units.

No one on our street can wrap our heads around the number of proposed parking spots they are
proposing on site ( 24 parking stalls) in such a small area for a now proposed 50 unit condo building.
We realize the developers want to recognize a healthy return on investment but this should not at the
cost of public safety nor degrading a currently well established quiet family oriented community and
bringing overcrowding to an already densely populated suburban community.

Thank you for you consideration of not approving the go-ahead of this 50 Unit condo structure.

Sincerely,
Kirstina and Robert Gregson (homeowners)

2720 Cook Street

Proposed development below ( artist's rendering of proposed structure below) This will be our view
from our front windows showing the future proposed condo 50 unit condominium development.

raJ






Monica Dhawan

From: Marc Waterman <
Sent: Wednesday, May 01, 2019 7:53 PM
To: Ben Isitt (Councillor); Victoria

Mayor and Council
Subject: Concerns regarding proposed development at 1301 Hillside Ave

My name is Marc Waterman, and I reside on Basil Avenue. | was in attendance at the March
25" Oaklands Community Association Land Use Committee update presentation by the developer regarding the

proposed building at 1301 Hillside.

The developer presented a number of positive changes from the original concept previously presented, as

follows:

« the lowering of the six-storey structure by 12 feet resulting from changes in the design and the use
of materials.

« the conversion from a rental building to purchase for ownership, including some designated
voluntary affordable units. and

« the provision of some work/living units.

Regardless of these positive changes, a number of key concerns remain. The Official Community Plan (OCP)
states it will be permitting six-storey buildings along the Hillside corridor on development properties. However,
thecontaminated former gas station property at 1301 Hillside does not allow for any underground parking or

other services.

The current schedule (as per the City’s document) states 53 parking spaces are required. whereas the proposal
shows only 24 spaces (19 residential and five visitor/delivery) for a 50-unit complex. Clearly, because of the
inability to excavate below ground for parking, this indicates a property that does not meet normal development

requirements under the zoning, even with the OCP planned changes.

Other homeowners besides myself have raised the issue of the height of the building. Reducing the number

of storeysshould reduce the number of residences, thereby addressing the parking issue to a large extent.

Many homeowners have also raised the issue of the traffic flow at the busy Hillside and Cook corner. Although
interested residents recognize that this is a planning matter for the City of Victoria, nonetheless it would be

helpful to have clarity on this issue.

Having attended the developer’s presentations as well as neighbourhood mecetings, and having spoken with
several of my neighbours, I find that there is general agreement that some development of this site would be
welcome. I believe we all hope it will be based in reality. not just the aspirations and wishful thinking reflected
in some of the statements made by the development team; for example, that most purchasers will not have
automobiles — even clectric vehicles — but will use bicyeles and public transit.

1




Thank vou.

Respectfully.
Mare Waterman
1239 Basil Avenue

Sent from my iPad



Letter regarding development at 1301 Hillside Avenue

To:  Oaldands Community Association Land Use Committee (CALUC)
Hillside-Quadra Neighbourhoaod Action Group
Mayor and Council, City of Victoria

My name is Marc Waterman, and [ reside on Basil Avenue. | was in attendance at the
March 25 Oaklands Community Assocation Land Use Committee update
presentation by the developer regarding the proposed building at 1301 Hillside,

The developer presented a number of positive changes from the original concept
previously presented, as fallows:
o the Jowering of the six-storey structure by 12 feet resulting from
chianges in the design and the use of materials,
o the conversion from a rental building to purchase for ownership,
including some designated voluntary atfordable units, and
e the provision of some work/living units,

Repardless of these positive changes, o number of key concerns remain. The Official
Community Plan {OCP) states it will be permitting six-storey buildings along the
Hillside corridor on development properties. However, the contaminated former gas
station property at 1301 Hillside does not allow tor any underground parking or

other services.

The current schedule (as per the City's document) states 53 parking spaces are
required, whereas the proposal shows only 24 spaces (19 residential and five
visitor/delivery) for a 50-unit complex. Clearly, because of the inability to excavate
helow ground for parking, this indicates a property that does not meet normal
development requirements under the zoning, even with the OCP planned changes.

Other homeowners besides mysell have raised the issue of the height of the
building. Reducing the number of storeys should reduce the number of residences,
thereby addressing the parking issue ta a large extent.

Many homeowners have also raised the issue of the traffic flow at the husy Hillside
and Cook corner. Although interested residents recognize that this is a planning
matter for the City of Victoria, nonetheless it would be helpful to have clarity on this
ssue.

Having attended the developer's presentations as well as neighbourhood meetings,
and having spoken with several of my neighbours, [ find that there is general
apreement that some development of this site would be welcome. | believe we all
hope it will be based in reality, not just the aspirations and wishfal thinking
reflected insome of the statements made by the development team; for example,
that most purchasers will not have automohiles ~ even electric vehicles - but will
use hicyeles and public transit.

|
|
|
|




Thank you.

Respecttully,
Mare Warerman
1239 Rasil Avenue

By adding my sipnature to this letter, [ am indivating that Lam in agreement with the
sentiments expressed in this letter, but that I am carrently opposed to the
development at 1301 Hillside in its current form.

!
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Re: Development by Abstract Development at 1301 Hillside Avenue

o Oaklands Community Association Land Use Committee (CALUC)
Hillside-Quadra Neighbourhood Action Group
Mayor and Council, City of Victoria

My name is Shauna Yeomans, and I reside on Basil Avenue. | was in attendance at the
March 25" Qaklands Community Association Land Use Committee update
presentation by the developer regarding the proposed building at 1301 Hillside.

The developer presented a number of positive changes from the original concept
previously presented, as follows:
e the lowering of the six-stories structure by 12 feet resulting from
changes in the design and the use of materials,
e the conversion from a rental building to purchase for ownership,
including some designated voluntary affordable units, and
o the provision of some worlk/living units.

Regardless of these positive changes, a number of key concerns remain. The Official
Community Plan (OCP) states it will be permitting six-stories buildings along the
Hillside corridor on development properties. However, the contaminated former gas
station property at 1301 Hillside does not allow for any underground parking or
other services.

The current schedule (as per the City’s document) states 53 parking spaces are
required, whereas the proposal shows only 24 spaces (19 residential and five
visitor/delivery) for a 50-unit complex. Clearly, because of the inability to excavate
below ground for parking, this indicates a property that does not meet normal
development requirements under the zoning, even with the OCP planned changes.

Other homeowners besides myself have raised the issue of the height of the building.
Reducing the number of stories should reduce the number of residences, thereby
addressing the parking issue to a large extent.  All other buildings in the area are
four stories.

Many homeowners have also raised the issue of the traffic flow at the busy Hillside
and Cook corner. Although interested residents recognize that this is a planning
matter for the City of Victoria, nonetheless it would be helpful to have clarity on this

issue.

Having attended the developer’s presentations as well as neighbourhood meetings,
and having spoken with several of my neighbours, I find that there is general
agreement that some development of this site would be welcome. I believe we all



hope it will be based in reality, not just the aspirations and wishful thinking reflected
in some of the statements made by the development team; for example, that most
purchasers will be single and not have automobiles - even electric vehicles - but will
use bicycles and public transit.

Thank you.

Respectfully,
Shauna Yeomans
1234 Basil Avenue

By adding my signature to this letter, I am indicating that I am in agreement with the
sentiments expressed in this letter, but that [ am currently opposed to the
development at 1301 Hillside in its current form.

Name: Address:




Letter regarding development at 1301 Hillside Avenue

To: Oaklands Community Association Land Use Committee (CALUC)
Hillside-Quadra Neighbourhood Action Group
Mayor and Council, City of Victoria

My name is Marc Waterman, and 1 reside on Basil Avenue. [ was in attendance at the
March 25t Oaklands Community Association Land Use Committee update
presentation by the developer regarding the proposed building at 1301 Hillside.

The developer presented a number of positive changes from the original concept
pre siously presented, as follows:
o the lowering of the six-storey structure by 12 feet resulting from
changes in the design and the use of materials,
e the conversion from a rental building to purchase for ownership,
including some designated voluntary affordable units, and
e the provision of some work/living units.

Regardless of these positive changes, a number of key concerns remain. The Official
Community Plan (OCP) states it will be permitting six-storey buildings along the
Hillside corridor on development properties. llowever, the contaminated former gas
station property at 1301 Hillside does not allow for any underground parking or

other services.

The current schedule (as per the City's document) states 53 parking spaces are
required, whereas the proposal shows only 24 spaces (19 residential and five
visitor/delivery) for a 50-unit complex. Clearly, because of the inability to excavate
below ground for parking, this indicates a property that does not meet normal
development requirements under the zoning, even with the OCP planned changes.

Other homeowners besides myself have raised the issue of the height of the
building. Reducing the number of storeys should reduce the number of residences,
thereby addressing the parking issue to a large extent.

Many homeowners have also Faised the issue of the traffic flow at the busy Hillside
and Cook corner. Although interested residents recognize that this is a planning
matter for the City of Victoria, nonetheless it would be helpful to have clarity on this

issue.

Having attended the developer’s presentations as well as neighbourhood mecetings,
and having spoken with several of my neighbours, [ find that there is general
agreement that some development of this site would be welcome. I believe we all
hope it will be based in reality, not just the aspirations and wishful thinking
reflected in sonie of the statements made by the development team; for example,
that most purchasers will not have automobiles - even electric vehicles - but will
use bicycles and public transit.



Thank you,

Respectfully,
Marc Waterman
1239 Basil Avenue

By adding my signature to this letter, | am indicating that | am in agreement with the

sentiments expressed in this letter, but that | am currently opposed to the

development at 1301 Hillside in its current.form.
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Lucas De Amaral

From: Barbara Clausen
Sent: July 25,2019 3:00 PM

To: Councillors; Lisa Helps (Mayor)

Subject: 1301 Hillside

Dear Mayor and Councillors

[ am a resident of the Hillside/Quadra neighbourhood and am very concerned about the plans proposed for the

development at 1301 Hillside.

Specifically I'm concerned about parking (24 spaces provided for 50 units) and the cut-through driving that will
be necessary which will definitely be a problem il the current plans are approved.

I am also concerned that was was originally proposed as rental housing is now a condo development. How did

that happen?
Regards.

Barb Clausen
2940 Graham Street



Heather Mcintyre

From: John James 0'rien

Sent: July 27,2019 9:28 AM

To: Olivia Wheater

Cc: Michael Angrove; Angus David; Kope Harry; Tornack Robert D.; Victoria Mayor and
Council; I—; Neilson Jenn

Subject: Re: 1301 Hillside Development

Dear Ms. Wheater:
Thank you for the elevation of the 1301 Hillside Ave new proposal. My apologies for a delayed response.

I did, in fact, invite Michael Bacon’s contact at an earlier Land Use Committee meeting but have had no follow-up from

Abstract Developments.

FYI, | have copied the responsible City of Victoria planner with whom you are familiar, as well as the Oaklands CALUC
Chair; President, Board of Directors; Executive Directors of the Oaklands and Hllside-Quadra communities, and Chair,
Oaklands Neighbourhood Plan Steering Committee on which | serve as representative of small housing providers and
the Oaklands Rise Woonerf pilot where | am Co-Lead of the ORW Planning Group (members of which are bcc'd) along

with Mayor and Council.

We remain open to dialogue. However, there are a number of concerns that remain outstanding, none of which are
addressed by the elevation you provided on July 5, 2019.

1) The location of the proposed project is, effectively, a gateway marker for entry into the Oaklands neighbourhood. We
must consider whether the project fits with the image desired for Oaklands in the decades to come. Feedback from
attendees at CALUC and dialogue with area residents in both Hillside-Quadra and Oaklands suggests that it does not.

2) This project does not fit the desired “missing middle” philosophy for sensitive density that is increasing reflected in
community dialogue. Rather, it fits a model that if applied along the Hillside arterial in general, divides rather than
unites, north and south Oaklands with a virtual canyon of monolithic structures. This is contrary to the informal
feedback currently received via dialogue in the affected neighbourhoods and feedback received at the weekly Oaklands
Sunset Markets. Data on community perspectives is being collected as part of the Oaklands Neighbourhood pre-

planning process.

3) Access to the building is poor, and made more so by the determination that only Cook Street is viable for access. In
response to community concern that the single access point will force vehicles approaching from the North, East and
West to cut through neighbourhood residential streets in order to position for access from the Cook Street hill, the City
advises that “1301 Hillside, Staff do not anticipate significant impacts to traffic on Fernwood related to the proposed
development at 1301 Hillside.”

We suppose this is an ill-considered, rather than facetious response to expressed community concern. This kind of
dismissive response works against the trust residents have in City processes, a consideration raised to Council,
management and staff on related matters. The City of Victoria must connect the dots on related matters that staff do

not see as related.

All parties must understand that efforts to de-incentivize cut-through traffic are seriously threatened by this

proposal.



Lack of sufficient drop-off/pick-up spaces for vehicles, and overall lack of adequate parking exacerbate limited access to
the building itself. However optimistically we may look toward a “less car” future, the fact is that most people, including
cyclists, have cars, often more than one per residence, and this fact demands off-street parking.

Such a provision can be built with future non-parking use in mind without harm to local neighbourhoods and | would be
happy to explain that further if the City is not already encouraging such forward thinking.

Residents of Kings Road, Empire, and other streets in Hillside-Quadra as you are already well aware, foresee that
proximity will result in additional traffic from non-local drivers circling to await an empty pick-up/drop-off access or
parking on already stretched residential streets, exactly where some two years of ground work with the City to reduce
cut-through traffic along the Kings Road woonerf continues.

4) As a matter of concern for affordable housing, we note that this building will foreseeably increase real estate
comparables in the surrounding area by raising the cost of units that will compensate for 13, “below market” units
starting at a concerning 355 square feet. Such tiny accommodation warrants proximity to public placemaking areas not
seen in the locale or prosposal to avoid a degradation of quality of life.

We are dismayed that Council has permitted a project initially proposed as “affordable” rentals to be reconceived for
sale, and then justified through a rationale that “below market” is “affordable”, only to have effect of raising the cost of
housing throughout the area. This is diametrically opposed to the notion of encouraging affordable housing.

| strongly urge that Abstract Developments consider remediation of this land and return of the lot to either the Cridge
Centre for the Family, or to the City of Victoria for public placemaking and a conceptually suitable entryway to Oaklands,
or through some other venture to realize a benefit that is compatible with community perspectives. This, of course,
requires ongoing dialogue as invited earlier and not yet realized.

Please do not hesitate to contact me and | will do my best to facilitate that dialogue among community members.

Sincerely,

John James O'Brien
Co-Lead, Oaklands Rise Woonerf
Member, Oaklands Neighbourhood Plan Steering Committee

On Jul 5,2019, at 1:51 PM, Olivia Wheater <g_> wrote:

Dear Neighbour,

You are being contacted due to your previously expressed interest of our proposed development at
1301 Hillside. Attached you will find a detailed, project summary sheet to inform you of the updates
regarding the development. If you have any questions about the project, please do not hesitate to
contact myself or Michael Bacon, the Development Manager, whose contact information can be found

in the attachment.

| hope you have a great weekend!



Sincerely,

OLIVIA WHEATER
Development Coordinator

<image001.png>
101-1106 Cool St., Victoria, BC Canada Vav 3,9

<2019-06-14 - Project Summary Sheet FINAL- 1301 Hillside.pdf>




Heather Mcintyre

From: Adam Cooper -

Sent: September 6, 2019 9:43 AM

To: John James O'Brien; Michael Bacon

Cc: Victoria Mayor and Council; Kope Harry; Olivia Wheater; Michael Angrove; Sarah Webb;
Steve Hutchison; /N Dircctor Executive; Neilson Jenn

Subject: RE: 13071 Hillside

Hilohn,

Thank you for your comments on the 1301 Hillside project.

As you are aware we are advancing our proposal towards Committee of the Whole for their consideration. We are very

happy to take your feedback into consideration and your email below provides us with a substantial amount of food for
thought. That said, we have and continue to communicate to public stakeholders via personal conversations, emails and
at our open houses and CALUC meetings that we intend to get feedback from all key stakeholders before making

modifications to the project.

The key stakeholders that we work with during the development of any project include:

1) the community; who have now had several opportunities to provide input on the project

2) City Planning Staff and Advisory Bodies; we are working with this group now on the concept for the site and the
building design and we did receive endorsement for this project from the city’s Advisory Design Panel are working with
us now and who have being one key stakeholder

3) City Council; who have not yet had an opportunity to provide us with their feedback

4) and finally the developer Abstract, who seeks to have an economically viable project, while also meeting the needs of

the other stakeholder groups.

As such, | would like to remind you that our intention is to get Council feedback via the Committee of the Whole process
prior to making any changes to our current proposal. Please do keep in mind that we have already made significant
design revisions to this project, some of which spoke directly to the community feedback that we received earlier in this
process,; including reducing the overall height of the project (by 13 feet), completely re-designing the exterior of the
building, as well other changes to access and egress that were intended to create the best outcomes possible with this
site in terms of access for emergency vehicles, deliveries, pick up and drop off, etc. Again, at this point we would like
Council to see the latest version of this project prior to making addition changes to the building design and program.

With regard to the Oaklands Neighbourhood Planning process, it is unfortunate to hear that this has kicked off and we
were not notified. | was previously working with the Chair of the CALUC (Ben Clark) who was very keen to have us
involved and did advise that he would engage us when the time was right. Perhaps that time is now? If you are the
correct person to introduce us to the process, | would be very happy to find a way for us to provide input.

As a friendly reminder, | would suggest that our future conversations could be more direct and that perhaps you could
consider removing Council and staff members from the discussion unless there is a specific reason to engage them. | am
happy to have my responses be in the public domain, but I am also aware that Council and Staff receive an
overwhelming volume of emails daily and it would be my preference to not further compound that burden on their time

and resources.
Kind regards,

ADAM COOPER, MCIP, RPP
Director of Development



From: John James O'Brien <

Sent: September 6, 2019 7:53 AM

To: Michael Bacon [

Cc: Victoria Mayor and Council <mayorandcouncil@victoria.ca>; Kope Harry <} I N >; Olivia Wheater
S > \ichael Angrove HEEEEE S2rah Webb
TR [T TR T Adan Cooner R Y
S i A S Sl T B 5 e i

Subject: Re: 1301 Hillside

Greetings, Michael, | must admit that | mixed up names. Thank you for the reminder.

We must agree to disagree on several points.

Please understand that the views | have expressed are not mine alone, but represent feedback received at a number of
community engagement activities underway at the Oaklands Sunset Market and beyond. They will no doubt resonate
from your knowledge of opposition to the project expressed by residents of Hillside-Quadra as well as the Oaklands
neighbourhood at Land Use Committee meetings. Indeed, | have sought additional feedback on the draft of this note
from over 10 individuals, some representing larger groups (hence my delayed response).

To clarify my use of the term “missing middle”, please understand that this is not a description of an economic
demographic, but a form of housing. You may be familiar with Mole Hill behind St. Paul’s Hospital in Vancouver, or the
Fernwood Neighbourhood Group’s building on Yukon Street. Certainly you are aware of the increase in density provided
through retrofitting and in-filling, contrary to more monolithic structures that lean toward a canyon-like streetscape.
This is a real concern where Hillside is already much like certain Vancouver streets in which development has fostered a
highway-like character. City of Victoria planners sought to achieve a similar degradation of neighbourhoods along
Burnside-Gorge and, thankfully, citizen representation at Council brought about limits which, | understand, will mitigate

that effect while accommodating an increased density.

Personally, | am not opposed to increased density. However, | see the importance of understanding the character and
form of a neighbourhood in planning for the future, and, strongly disagree that the form and character of Hillside
Avenue from Gorge to, say, Prior/Blackwood should be replicated en route to Cook and beyond as the gateway to

Oaklands Neighbourhood.

We seek to mitigate the continuance of a highway-canyon effect with variable setbacks and heights, planned
placemaking that incorporates plantings (water?) such that the experience is one of living in an outwardly engaged
community, not an inwardly focused bunker.

While Abstract's Modo and cycle provisions are laudable, they reflect an aspirational view of transportation rather than
the reality of one and two car households (with bikes) whereby the car sits at home anticipating trips up/off-island, etc.
even as people increasingly walk and cycle.

| would argue that adequate parking, planned for future retrofit into usable commercial or combined work-live units,
meets current needs while pointing to the fewer personal vehicles that will be our future. Failure to provide adequate
access (moving a bus stop is not hard where there is will) and adequate vehicle storage will absolutely create cut-
through traffic in two neighbourhoods that have clearly expressed this concern. | recently spent time with strata owners
hearing of their experience now, and fears of a worsening situation based on observable patterns of driver behaviour.



The site at Cook and Hillside is extremely problematic. | understand the economics of the situation (better than your
response at #4 below suggests). | am also aware that the City’s response to concerns about cut-through traffic ignores
the specific locations raised with an unsupportable denial of effect on Fernwood Ave. | appreciate your kind suggestion:
Steve H. is well aware of the related woonerf concerns and knows how to reach concerned parties.

Not least, | am aware that the City prefers to reduce car usage by eliminating parking at domiciles ahead of reduced
destination parking and, critically, increasing the convenience of public transit. This imagines that people will choose not
to have a car rather than park it on a nearby street, despite the evident practice of shifting parked cars rather than

electing to use less convenient public transit.

Again, | urge responsible developers to build parking in situ such that the infrastructure for tomorrow’s retrofit into
alternative uses can be incurred in today’s dollars: community, commercial and residential work-live space. If not

feasible, then:

Abstract might find a long lasting benefit in re-thinking this project as a landmark opportunity to demonstrate
community support.

For example, declare it a project for public space (along the lines of the Crime Prevention Through Environmental Design
(CPTED) model). Waterfalls over stone and the existing cement walls and an open area serving multiple transit routes
incorporating placemaking amenities along the lines of the City's recent Humboldt Street example (chess boards, ping
pong) are concepts that have received a positive, informal response.

As valued sponsors of the Cridge Centre for the Family, Abstract might consider such a move to be in line with its
notable community support.

Kindly let me know what interaction you have had with the Oaklands Neighbourhood Plan (ONP) Steering Committee
which is well into a process to update the 1993 ONP which, among other considerations, limits buildings to a four storey
height. The ONP under development is certainly not anti-development, but, as | am reminded by the Oaklands
Community Association, it will set expectations for scrutiny from a neighbourhood perspective.

As a Phase One representative of the Oaklands Rise Woonerf on the ONP Steering Committee, | would be pleased to
facilitate your engagement, as | am not aware of any approach by Abstract to date. How can | help?

Sincerely,
John

John James O’Brien, s

IRM Strategies Consulting

Co-lead, Oaklands Rise Woonerf
Member, Oaklands Neighbourhood Plan Steering Committee

15.gd/1Hs7Jt
* This message is intended for addressees only and may contain views of the author that are not representative of affiliations shown. Comrnunications are subject to relevant information,

privacy and records management leqislation. If the purpose of this email message 15 not within your purview, kindly delete it as a non-record If mis-directed, please advise the author

immediately

On Aug 23, 2019, at 12:57 PM, Michael Bacon | W rote:



Hi John — Thank you for email dated July 27", 2019, and my apologies for the delayed response.

As a reminder, we did have a phone conversation after our CALUC meeting for the 1301 Hillside project
— where we did discuss the proposed Woonerf project. We have also spoken to staff and some
members of Council about the project and advocated for its implementation, as you had requested.

In direct response to your letter, | see your frustration over a new development in your neighbouhood
and | offer the following feedback which | hope you will consider ;

1. We agree that the location will be the gateway to the Oaklands neighbourhood and we
believe we have designed a building that serves this purpose. It is a thoughtful design that
will attract new residents wanting to enjoy the Oaklands area and its proximity to a number
of Victoria destinations.

2. Inregards to the “missing middle”, we have developed a building concept that speaks to
this cohort. Our project is unique in that it will contain affordable housing units in a
partnership program with BC Housing. In addition, our smaller units in this project will also
be naturally attainable for young families and professionals (who are generally
characterized as the missing middle) — due to their size.

In regards to site access — Cook St is the only way to enter this site. All frontage along
Hillside will be devoted to the transit stop in front of the building. Cook St heading north
will be fine — Cook St heading south — users will have to find a more direct route — of which
many will be available to them. Hopefully the City will find a way to control traffic on streets
that you deem to be not appropriate. | would encourage you to contact Steve Hutchinson at
the City of Victoria in regards to this issue. Furthermore — although our parking in this
building is somewhat limited — we will be making commitments to the Modo Car Share
program as well as providing for and encouraging the use of bicycles and ebikes for the
residents of the building.

w

4. In regards to your comments about the project increasing real estate comparables in the
area, we may not agree on this point. A healthy, balanced community should include a
variety of living options for its residents. It is our opinion that a new development in this
location will have a greater impact on the visual aestetic of the neighbourhood that it will
on real estate values —which are more related to supply and demand and overall economic
factors.

We see a major benefit to the Oaklands neighbourhood to redeveloping a former gas station site that is
currently vacant (and likely having a negative impact on the community) into new housing that is
immediately adjacent to parks and child care, with direct access to the shops and services found on the
Hillside corridor, as well as the downtown core via Cook St. It is our firm belief that new residents in this
project will inject a life and spirit into the area as they enjoy their new home, neighbourhood, and the
amenities and services that it offers.

| thank you for your comments and appreciate your interest in our proposal

Kind regards,



Michael Bacon
Doevelopment Manager

<image00L.pnp
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Heather Mcintyre

From: Joanne Thibault
Sent: December 9, 2019 1:26 PM

To: Victoria Mayor and Council

Subject: 1301 Hillside Ave - 49 condominiums
Importance: High

Hello Mayor and Council;

| am very glad to see the development proposal for 1301 Hillside coming before you for your decision about
the project going forward to public hearing. | hope you will concur with advancing the project forward as it is a
solid contribution to housing in Victoria. Not only will the project enhance the look of a currently stark and
rough corner, but it will offer housing to a diverse range of incomes. The live/work units are a great feature, as
is the Modo car share stall and membership.

Before | decided to send this endorsement to you | looked carefully at how NVision has approached seeking
approvals. The work they have put into arriving at an agreeable ideal was good to see. It is what has prompted
me to express my support.

Thanks so much, Joanne

(also a strong advocate for FAIR wages for City Councillors - | know how much work you folks do, and |
appreciate it entirely)

Joanne Thibault
1021 Collinson St, Unit 403
Victoria, BC V8V 3B9



Heather Mcintyre

From: Ben Clark <
Sent: December 10, 2019 8:07 PM
To: Victoria Mayor and Council
Subject: Feedback: 1301 Hillside

Hello Mayor and Council,

| am writing to express my support for the proposed development at 1301 Hillside.

The main reason for my support is that the Hillside corridor seems like one of the best candidates in the City for increased

density. The OCP signals increased residential capacity within walking distance of transit service and the services at
Hillside/Quadra and Hillside Centre. Ideally | would like to see more height and density on this site, but | recognize that
there are not many 6 storey buildings on Hillside yet. It looks like the developer has reduced the height to respond to
community concerns.

| recognize that there are likely concerns from residents nearby about the potential increased pressure on parking, but |
think the developer has done a good job of mitigating this through bus passes, car share and bike parking. | think it is
really important that the City is proactively working with BC Transit and other mobility solutions to build better transit
service - especially along corridors like Hillside. Thank you for your leadership in providing the youth bus passes!

Recognizing that this development went from a rental proposal to a condo development, | think it is really important that
the affordability component is a firm commitment and not simply a suggestion. | think the City could be doing a much
better job at providing a clear framework for developers to work with in this regard - providing certainty about community
amenity contributions related to affordability, food assets like planter boxes and edible landscaping, forward-looking
energy efficiency standards, and other benefits would be good for all parties.

-Ben Clark
Chair of Oaklands CALUC from 2012-2018




City of Victoria
1 Centennial Square
Victoria, BC VBW 1P6

December 10th 2019

The Jefferson Bates Family
1261 Vista Heights
Victoria, BC V8T 2H7

Dear Council:

My family and | reside in the Quadra/Hillside area and are in favour of Abstract Develompent’s
proposal to build at 1301 Hillside.

Abstract’s team has made an insurmountable amount of effort to consider this build from every
angle. And, in doing so, has successfully found solutions for numerous potential issues while
also taking into consideration how this could impact their neighbours.

Some of these considerations include:

e An affordable housing option
e Offering green alternatives
o Bus passes
o Cargo bike parking
o Car sharing
e Including The Cridge in the planning process (who also endorse this project)

Based on their efforts over the years, | think it goes without saying that this local development
company has been working diligently to demonstrate its commitment to establishing a thriving
community within the Quadra/Hillside neighbourhood.

We look forward to seeing this project come to life!

Sincerely,

I3 " £y
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Candace L. Bates



December 5%, 2019

Mayor and Council
The City of Victoria
#1 Centennial Square
Victoria, BC V8W 1P6

Dear Mayor and Council,
RE: 1301 Hillside Proposed Development

As a representative of the Cridge Centre for over 25 years providing care for toddlers and infants, as well
as, a long-standing member of the community, | am writing to you in full support of the proposed
development located at 1301 Hillside Avenue. | myself have been married for 38 years, with two
daughters and two grandchildren and have witnessed how difficult it is to find housing options within
Victoria and the CRD.

| currently reside two blocks from Abstract’s new downtown building, Black and White. It has been
exciting to watch it be built from the ground up, and | feel it is truly a spectacular addition to the
downtown core. The proposed project at 1301 Hillside Avenue by Abstract’s partner company NVision
responds to the need for new housing in our city and helps to complements the Cridge Centre through
the provision of new housing intended for a variety of incomes.

| am excited that NVision will be partnering with BC Housing to provide roughly 20% of the proposed
units at 10% below market price. This provides opportunities for renters to get into home ownership
and it aligns well with Council’s current focus on providing more affordable housing options in our city.
For this reason, | support the project moving forward, as some of the main goals and values of the
Cridge Centre focus on inclusivity and opportunity for all.

Although parking and traffic have been a concern to us and our surrounding neighbours | feel the
additional steps taken to provide transit passes and a car share vehicle will greatly reduce any parking
concerns.

Nvision and their team have put together an attractive and functional building that is comparable in
height to buildings currently along Hillside and | feel the project fits well into the Oaklands
neighbourhood. | am excited to see a new building on what has been a vacant site since 2008 and to
watch the process of transformation from beginning to end, as | did for Black and White.

NVision has put the time and work in to develop a creative housing project that addresses local demand
for housing. | feel the proposal is worth of consideration at public hearing and | encourage Council to
move it forward.

Kind Regards,

Tunde Lesage, ECE, IT

The Cridge Centre for the Family
1307 Hillside Avenue

Victoria, BC V82 0A2



