F.1.a.b822 Catherine Street - Rezoning Application No. 00782,

Development Permit with Variances Application No. 00173
and Associated Official Community Plan Amendment (Vic
West)

Moved By Councillor Alto
Seconded By Councillor Andrew

Rezoning Application

That Council instruct staff to prepare the necessary Zoning
Regulation Bylaw Amendment that would authorize the proposed
development outlined in Rezoning Application No. 00782 for 822
Catherine Street, that first and second reading of the Zoning
Regulation Bylaw Amendment be considered by Council and a
Public Hearing date be set once the following conditions are met:

1. Submission of revised plans to:

a. Clarify that only the Langford Street boulevard and one
new tree on Catherine Street are irrigated from a City
water source.

2. Preparation of legal agreements executed by the applicant to
secure the following with the form and contents to the
satisfaction of the Director of Sustainable Planning and
Community Development and the City Solicitor:

a. Secure the building as rental in perpetuity.

b. Secure two one-bedroom units and one studio unit as
affordable for a minimum of ten years and allocated to
median income households (or lower) as defined in the
Victoria Housing Strategy, to the satisfaction of the
Director of Sustainable Planning and Community
Development.

c. Secure the proposed Tenant Assistance Plan, including
Right of First Refusal in the new development for eligible
tenants at 20% below market.

3. Preparation of legal agreements executed by the applicant to
secure the following with the form and contents to the
satisfaction of the Director of Engineering and Public Works
and the City Solicitor:

a. Secure the purchase of one car share vehicle, one on-site
parking stall for the car share vehicle and public access to
the parking stall, car share memberships for each of the
dwelling units, a minimum of 40 long-term bicycle stalls
including three cargo bicycle stalls, 50% of which will be
equipped with 110V outlets, a bicycle repair station and
enrolment in the BC Transit EcoPass Program for a
minimum of three years for the two commercial units and
21 of the residential units.
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b. Secure the construction of an east-west pedestrian
crossing of Catherine Street at Langford Street.

c. Secure the installation of an on-street electric vehicle
charger capable of charging two vehicles.

d. Secure a Statutory Right-of-Way of 0.84m on Bella Street.

4. Determination from the project engineer of the extent of the
excavation which will be required for the underground parking
structure and sidewalk along the shared property lines with the
west neighbours and for the Project Arborist to undertake
exploratory excavation work to determine the impacts to the
bylaw protected Leyland Cypress hedge and make
recommendations on how to protect and retain them in good
health through the project, to the satisfaction of the Director of
Parks, Recreation and Facilities.

Development Permit with Variances Application

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. 00782, if it is approved,
consider the following motion:

1. That Council authorize the issuance of Development Permit
with Variances Application No. 00173 for 822 Catherine
Street, in accordance with:

a. Plans date stamped February 14, 2022.

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

i. reduce the front yard setback from 3.0m to 1.5m on the
first storey and 6.0to Om on the upper storeys

ii. reduce the rear yard setback from 6.0m to 2.3m
iii. increase the height from 3 storeys to 3.5 storeys

iv. reduce the residential vehicle parking from 30 stalls to
10 stalls

v. reduce the commercial vehicle parking from 6 stalls to
0 stalls.

2. That the Development Permit, if issued, lapses in two years
from the date of this resolution.

FOR (7): Mayor Helps, Councillor Alto, Councillor Andrew,
Councillor Dubow, Councillor Isitt, Councillor Loveday, Councillor
Potts,

OPPOSED (1): Councillor Young
CARRIED (7to 1)

Council to follow Committee of the Whole Minutes

May 12, 2022



F.2

822 Catherine Street - Rezoning Application No. 00782, Development Permit
with Variances Application No. 00173 and Associated Official Community
Plan Amendment (Vic West)

Council received a report dated April 14, 2022 from the Director of Sustainable
Planning and Community Development regarding an application to construct a
three-and-a-half storey mixed-use building with two commercial units and
approximately 31 residential rental units.

Committee discussed the following:

Proposed tenant assistance plan

Use of electric vehicles in the car share agreement

Loss of affordable units as a result of the application

Aesthetic fit with the neighbourhood

Additional precautions which may be implemented to assist existing tenants
Commercial opportunities for residents on the first floor

Moved By Mayor Helps
Seconded By Councillor Potts

Rezoning Application

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00782 for 822 Catherine Street, that first and second
reading of the Zoning Regulation Bylaw Amendment be considered by Council
and a Public Hearing date be set once the following conditions are met:

1. Submission of revised plans to:

a. Clarify that only the Langford Street boulevard and one new tree on
Catherine Street are irrigated from a City water source.

2. Preparation of legal agreements executed by the applicant to secure the
following with the form and contents to the satisfaction of the Director of
Sustainable Planning and Community Development and the City Solicitor:

a. Secure the building as rental in perpetuity.

b. Secure two one-bedroom units and one studio unit as affordable for a
minimum of ten years and allocated to median income households (or
lower) as defined in the Victoria Housing Strategy, to the satisfaction of
the Director of Sustainable Planning and Community Development.

c. Secure the proposed Tenant Assistance Plan, including Right of First
Refusal in the new development for eligible tenants at 20% below market.

3. Preparation of legal agreements executed by the applicant to secure the
following with the form and contents to the satisfaction of the Director of
Engineering and Public Works and the City Solicitor:

a. Secure the purchase of one car share vehicle, one on-site parking stall
for the car share vehicle and public access to the parking stall, car share
memberships for each of the dwelling units, a minimum of 40 long-term
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bicycle stalls including three cargo bicycle stalls, 50% of which will be
equipped with 110V outlets, a bicycle repair station and enrolment in the
BC Transit EcoPass Program for a minimum of three years for the two
commercial units and 21 of the residential units.

b. Secure the construction of an east-west pedestrian crossing of Catherine
Street at Langford Street.

c. Secure the installation of an on-street electric vehicle charger capable of
charging two vehicles.

d. Secure a Statutory Right-of-Way of 0.84m on Bella Street.

4. Determination from the project engineer of the extent of the excavation which
will be required for the underground parking structure and sidewalk along the
shared property lines with the west neighbours and for the Project Arborist to
undertake exploratory excavation work to determine the impacts to the bylaw
protected Leyland Cypress hedge and make recommendations on how to
protect and retain them in good health through the project, to the satisfaction
of the Director of Parks, Recreation and Facilities.

Development Permit with Variances Application

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. 00782, if it is approved, consider the following motion:

1. That Council authorize the issuance of Development Permit with Variances
Application No. 00173 for 822 Catherine Street, in accordance with:

a. Plans date stamped February 14, 2022.

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

i. reduce the front yard setback from 3.0m to 1.5m on the first storey
and 6.0to Om on the upper storeys

ii. reduce the rear yard setback from 6.0m to 2.3m
ii. increase the height from 3 storeys to 3.5 storeys
iv. reduce the residential vehicle parking from 30 stalls to 10 stalls
v. reduce the commercial vehicle parking from 6 stalls to O stalls.

2. That the Development Permit, if issued, lapses in two years from the date of
this resolution.

Amendment:
Moved By Councillor Andrew

That the applicant ensure that the car-share vehicle is zero emissions or electric.
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Failed to proceed due to no seconder

On the motion:

FOR (7): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Dubow,
Councillor Isitt, Councillor Loveday, Councillor Potts

OPPOSED (1): Councillor Young
CARRIED (7to 1)

Committee of the Whole Minutes
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CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of April 28, 2022

To: Committee of the Whole Date: April 14, 2022

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

Subject: Rezoning Application No. 00782 and Associated Official Community Plan
Amendment and Development Permit with Variances Application No. 00173
for 822 Catherine Street

RECOMMENDATION
Rezoning Application

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00782 for 822
Catherine Street, that first and second reading of the Zoning Regulation Bylaw Amendment be
considered by Council and a Public Hearing date be set once the following conditions are met:

1. Submission of revised plans to:

a. Clarify that only the Langford Street boulevard and one new tree on Catherine Street
are irrigated from a City water source.

2. Preparation of legal agreements executed by the applicant to secure the following with the
form and contents to the satisfaction of the Director of Sustainable Planning and
Community Development and the City Solicitor:

a. Secure the building as rental in perpetuity.

b. Secure two one-bedroom units and one studio unit as affordable for a minimum of
ten years and allocated to median income households (or lower) as defined in the
Victoria Housing Strategy, to the satisfaction of the Director of Sustainable Planning
and Community Development.

c. Secure the proposed Tenant Assistance Plan, including Right of First Refusal in the
new development for eligible tenants at 20% below market.

3. Preparation of legal agreements executed by the applicant to secure the following with the
form and contents to the satisfaction of the Director of Engineering and Public Works and
the City Solicitor:

a. Secure the purchase of one car share vehicle, one on-site parking stall for the car
share vehicle and public access to the parking stall, car share memberships for each
of the dwelling units, a minimum of 40 long-term bicycle stalls including three cargo
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bicycle stalls, 50% of which will be equipped with 110V outlets, a bicycle repair station
and enrolment in the BC Transit EcoPass Program for a minimum of three years for
the two commercial units and 21 of the residential units.

b. Secure the construction of an east-west pedestrian crossing of Catherine Street at
Langford Street.

c. Secure the installation of an on-street electric vehicle charger capable of charging two
vehicles.

d. Secure a Statutory Right-of-Way of 0.84m on Bella Street.

4. Determination from the project engineer of the extent of the excavation which will be
required for the underground parking structure and sidewalk along the shared property
lines with the west neighbours and for the Project Arborist to undertake exploratory
excavation work to determine the impacts to the bylaw protected Leyland Cypress hedge
and make recommendations on how to protect and retain them in good health through the
project, to the satisfaction of the Director of Parks, Recreation and Facilities.

Development Permit with Variances Application

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. 00782, if it is approved,
consider the following motion:

1. That Council authorize the issuance of Development Permit with Variances Application
No. 00173 for 822 Catherine Street, in accordance with:

a. Plans date stamped February 14, 2022.

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

i.  reduce the front yard setback from 3.0m to 1.5m on the first storey and 6.0
to Om on the upper storeys
ii. reduce the rear yard setback from 6.0m to 2.3m
iii. increase the height from 3 storeys to 3.5 storeys
iv.  reduce the residential vehicle parking from 30 stalls to 10 stalls
v. reduce the commercial vehicle parking from 6 stalls to O stalls.

2. That the Development Permit, if issued, lapses in two years from the date of this resolution.
LEGISLATIVE AUTHORITY

This report discusses a Rezoning Application and a concurrent Development Permit with
Variances application. Relevant rezoning considerations include the proposal to increase the
density and add new commercial uses while the relevant development permit with variances
considerations relate to the application’s consistency with design guidelines and the impact of the
variances.

Enabling Legislation

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.
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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.

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 establishment of objectives for the form and character of commercial, industrial and multi-
family residential development, 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 Rezoning Application and Development Permit with Variances Application for the property
located at 822 Catherine Street. The proposal is to rezone from the R-2 Zone, Two Family
Dwelling District to a new zone in order to construct a three-and-a-half storey mixed-use building
with two commercial units and approximately 31 residential rental units. There is a concurrent
Development Permit with Variances Application pertaining to the proposed form, exterior design,
finishes and landscaping and variances related to setbacks, height and parking.

The following points were considered in assessing the Rezoning Application:

e The proposal exceeds the envisioned densities within the Official Community Plan (OCP,
2012) and Victoria West Neighbourhood Plan Urban Place Designation of Traditional
Residential, but on balance is consistent with the OCP as it meets further objectives
regarding rental housing, unit typologies, transportation and mobility, economic
development and urban design.

e The rezoning application to increase the density from 0.5 FSR to 1.81 FSR and increase
the height from two storeys to three-and-one-half storeys is generally consistent with the
Traditional Residential designation, which envisions buildings up to approximately three
storeys and commercial mixed-use buildings in this area of Victoria West.

e The proposal is generally consistent with the Traditional Residential designation in the
Victoria West Neighbourhood Plan, which envisions buildings up to approximately three
storeys and commercial mixed-use buildings.

e The proposal is consistent with the Tenant Assistance Policy.

The following points were considered in assessing the Development Permit with Variances:

e The proposal is consistent with the applicable design guidelines as it creates a unique
new landmark for both the Catherine Street at Edward Street Small Urban Village and the
Victoria West neighbourhood, reduces in height as it transitions to the lower density
neighbourhood to the west, and features extensive glazing on the ground floor with patios
and entrances that would strengthen the commercial viability of the village.

e The proposal is consistent with the design guidelines for the Catherine Street at Edward
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Street Small Urban Village within the Victoria West Neighbourhood Plan, which envisions
commercial ground floor uses with storefront-type facades at or near the edge of the
sidewalk, residential uses on the upper floors and buildings that transition to neighbouring
lower-scale development.

e The variance to reduce the front yard setback from 3.0m to 1.5m on the first storey and
6.0 to Om on the upper storeys is considered supportable as the minimal setback and
overhang over the first storey creates an active and intimate relationship with the street
while the upper storeys provide a form of weather protection.

e The variance to reduce the rear yard setback from 6.0m to 2.3m would be mitigated by
perforated aluminum shingle that would screen the windows on the rear facade while still
allowing light to permeate into the units. A six-foot fence along the western property line
that is in addition to the existing cedar hedge on the neighbouring lots helps to mitigate
potential privacy and overlook concerns on the lower levels.

e The variance to increase the height from three storeys to three and a half storeys is
considered supportable as the building has been designed to mitigate the extra height
through variation in the facade, a unique roofline and a reduction to three storeys at its
western edge as it transitions to lower scale houses.

e The variance to reduce the residential vehicle parking from 30 stalls to 10 stalls and the
commercial parking from six stalls to zero stalls is supportable due to the comprehensive
Transportation Demand Management program. The applicant is also proposing that the
residential visitor parking stalls will be shared with commercial vehicle parking given the
different peak parking demands.

BACKGROUND
Description of Proposal

This Rezoning Application is to rezone from the R-2 Zone, Two Family Dwelling District, to a new
site-specific zone in order to increase the density to 1.81 FSR and add commercial uses on the
ground floor.

The following differences from the standard CR-3 Zone, Commercial Residential Apartment
District are being proposed and would be accommodated in a new site-specific zone:

e increase the density from 1.0 FSR to 1.81 FSR
e increase the height from 10.7m to 16m.

The associated Development Permit with Variances is for a three-and-one-half storey mixed-use
building with approximately 31 residential units and two commercial units. Specific details include:

e athree and a half storey building with a sloped mansard roof

e private amenity space in the form of a central courtyard on the ground level and two rooftop
patios stepped back from the western property line

e underground parking accessed off Langford Street.

Exterior materials include:

e aluminum shingle and aluminum panel on the main exterior building fagcade
e concrete at the base of the building
o hardie panel cladding on the interior building facade facing the courtyard.
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Landscaping elements include:

e interior courtyard, featuring benches and planter boxes with paperbark maple trees
e ground-level patios with permeable pavers for the two commercial units
¢ benches and new plantings along Catherine Street.

The proposed variances are related to:

e reduce the front yard setback from 3.0m to 1.5m on the first storey and 6.0m to Om on the
upper storeys

reduce the rear yard setback from 6.0m to 2.3m

increase the height from three storeys to three and a half storeys

reduce the residential vehicle parking from 30 stalls to 10 stalls

reduce the commercial vehicle parking from six stalls to zero stalls.

Land Use Context

The area is characterized by residential uses, including single-family dwellings and multi-unit
residential. Directly to the south is a grocery store, and industrial lands are located further east.
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Existing Site Development and Development Potential

The site is presently used as a house conversion for a multi-unit residential rental building. Under
the current R-2 Zone, Two Family Dwelling District, the property could be developed as a duplex.
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Data Table

The following data table compares the proposal with the CR-3 Zone, which is a standard
commercial-residential zone. An asterisk is used to identify where the proposal does not meet the
requirements of the existing zone. The relevant policy for Traditional Residential is included where

applicable.
OCP and Victoria
Zoning Criteria Proposal ZOME SEMEETE West Neighbourhood
CR-3 Zone .
Plan Policy
: N
Site area (m?) 1002.9 N/A
minimum
Der'lsny (Floqr Space 1.81* 10 15
Ratio) — maximum
2y _
Tota_l floor area (m?) 1809 97+ 1002.9
maximum
Height (m) — maximum 15.95* 10.7
Storeys — maximum 3.5* 3 ~3
i 0, —
Site coverage (%) 729 N/A
maximum
I 0, —
Ope;n site space (%) 271 N/A
minimum
Setbacks (m) —
minimum
Front (Catherine 1.5 (first storey)* 3 (first storey)
Street) 0 (upper storeys)* | 6 (upper storeys)
Rear (west) 2.3* 6
Flanking street
(Langford Street) 311 2.4
Flanking street (Bella
Street) 3.9 2.4
Parking — minimum
Residential 10* 30
Commercial 0* 6
Visitor 3 3
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Zone Standard OCP and Victoria
Zoning Criteria Proposal West Neighbourhood
CR-3 Zone !
Plan Policy

Bicycle parking stalls
— minimum

Short Term 11 7

Long Term 40 35

Active Transportation

The application proposes the following features which support active transportation:

e 40 long term bicycle stalls, including three cargo bicycle stalls

o 50% of the long-term bicycle stalls will be equipped with 110V outlets for electric bicycle
charging

o eleven short term bicycle stalls located near the main entrances

e a bicycle repair station located in the underground parkade.

Public Realm

Staff are recommending the construction of an east-west pedestrian crossing of Catherine Street
at Langford Street be secured prior to a public hearing, which will help improve the pedestrian
infrastructure in the Small Urban Village and to/from Victoria West Elementary School.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variance Applications, prior to submission, the application was posted
on the Development Tracker along with an invitation to complete a comment form on March 26,
2021. Mailed notification was also sent to owners and occupiers of properties within 200m of the
subject property advising that a consultation process was taking place and that information
could be obtained and feedback provided through the Development Tracker. A sign was also
posted on site, to notify those passing by of this consultative phase. Additionally, the applicant
participated in an online meeting with the CALUC on April 13, 2021. A second online meeting
was held with the CALUC and community on September 29, 2021, after submission of the
application to the City, but was completed outside of the City’s processes. The comment forms
are attached to this report; however, a letter from the CALUC has not been received at the time
of writing this report.

In response to the consultation, the applicant has revised the materials to a lighter colour and
more textured cladding, added planter boxes to the windowsills, added trees in the courtyard,
converted some residential vehicle parking stalls to visitor stalls, increased the long-term bicycle
parking, added two cargo bicycle stalls and increased the short term bicycle parking.

The associated 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.
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ANALYSIS
Rezoning Application

Official Community Plan

The property is currently designated as Traditional Residential within the OCP, which envisions
building forms that include commercial mixed-use buildings, heights up to approximately three
storeys and densities of 1.5 Floor Space Ratio (FSR) in this area of Victoria West. The proposal
would increase the density to 1.81 FSR and the height to three and a half storeys, both of which
exceed the envisioned densities in the OCP. However, staff believe that on balance the
application is consistent with the OCP as the proposal advances a humber of other City objectives
and an OCP amendment is not required.

For instance, the proposal would not only triple the number of rental units on the property but also
secure the units as rental in perpetuity, which advances goals and objectives in Section 13:
Housing and Homelessness. The extensive Transportation Demand Management program
would encourage residents to utilize alternate modes of transportation, and the provision of a car
share vehicle would benefit the broader community in a similar fashion, which achieves some of
the goals and objectives in Section 7: Transportation and Mobility. The proposal would also add
a pedestrian crosswalk at Langford Street crossing Catherine Street, which again advances goals
expressed in Section 7 of the OCP.

In addition, the Catherine Street Small Urban Village currently consists of only two groups of
properties, one of which is being redeveloped by BC Housing as a fully residential rental building
with no commercial use. Adding commercial uses to the property located at 822 Catherine Street
would improve the commercial viability of the village and advance goals and objectives found
within Section 14: Economy. Finally, the proposed building would create a positive street
relationship at ground level and as a whole would be a landmark building, which advances goals
and objections within Section 8: Placemaking — Urban Design and Heritage.

Victoria West Neighbourhood Plan

The proposal is generally consistent with the Victoria West Neighbourhood Plan, which identifies
the property within the Traditional Residential designation, Catherine at Edward and Craigflower
Village Adjacent Sub-Area. Within this designation, small apartment buildings up to
approximately three storeys and 1.5 FSR are envisioned. In addition, commercial mixed-use is
also envisioned along Catherine Street.

Inclusionary Housing and Community Amenity Contribution Policy

The proposal is for a purpose-built rental project, which will be secured in perpetuity through a
legal agreement. Therefore, the proposal is exempt from the Inclusionary Housing and
Community Amenity Policy and no amenity contributions are required. However, the applicant is
also proposing to secure two one-bedroom units and one studio unit as affordable, for a minimum
of ten years and allocated to median income households (or lower) as defined in the Victoria
Housing Strategy.
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Housing

The application proposes 31 units of housing and, if approved, would add approximately 22 net
new residential rental units, which would increase the overall supply of housing in the area and
contribute to the targets set out in the Victoria Housing Strategy.
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Figure 1. Housing Continuum

Affordability Targets

The proposal consists of 31 residential rental units at market rates. Within these units, two one-
bedrooms and one studio will be affordable, for a minimum of ten years and allocated to median
income households (or lower) as defined in the Victoria Housing Strategy.

Housing Mix

At present, there is no policy that provides targets regarding housing mix and unit type is not
regulated or secured. However, the OCP identifies a mix of units as an objective and identifies
the need for a diverse range of housing units including family housing. As submitted, this
application proposes four studio, 12 one-bedroom and 15 two-bedroom units.

Security of Tenure

A Housing Agreement is being proposed which would secure the building as rental in perpetuity
and the applicant is willing to have the property added to Schedule N — Residential Rental Tenure.

Existing Tenants

The proposal is to redevelop an existing building which would result in a loss of nine existing
residential rental units. Consistent with the Tenant Assistance Palicy, the applicant has provided
a Tenant Assistance Plan which exceeds policy expectations and is attached to this report. In
summary, all eligible tenants will be offered financial compensation above the amounts listed in
the Policy for both rent and moving expenses. A Tenant Relocation Coordinator has been hired
and all tenants have been informed about the process and their rights. Many tenants are currently
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paying below-market rents and will be receiving additional assistance applying for non-market
housing and related programs. All eligible tenants have also been offered Right of First Refusal
at 20% below market in the new development. The relevant portions of the Tenant Assistance
Plan would be secured through a Housing Agreement as per the recommended motion.

Statutory Right-of-Way

The applicant is amenable to providing a 0.84m Statutory Right-of-Way (SRW) along Bella Street.
Bella Street will remain shared use, with the existing private lane and parking access removed
and a new driveway crossing installed at the intersection of Bella Street and Catherine Street.
Further street improvements along Bella Street will be evaluated when adjacent properties on the
south side of Bella Street, which currently encroach into the public right of way, are redeveloped.

Development Permit with Variances Application

Official Community Plan: Design Guidelines

The subject site is designated Small Urban Village and would fall under DPA 6A: Small Urban
Villages in the OCP. This DPA envisions low-rise mixed-use buildings with commercial and
community services that reinforce the sidewalk, one to three storey building facades and variable
landscaping, boulevard and street tree planting.

The applicable design guidelines within DPA 6A are the Design Guidelines for: Multi-Unit
Residential, Commercial and Industrial (2012), revised 2019, Revitalization Guidelines for
Corridors, Villages and Town Centres (2017), Advisory Design Guidelines for Buildings, Signs
and Awnings (2006), and Guidelines for Fences, Gates and Shutters (2010). The proposal
complies with the guidelines as follows:

e the proposal would create a unique new landmark for both the Catherine Street at Edward
Street Small Urban Village and the Victoria West neighbourhood

¢ the proposed building utilizes an interesting roofline and reduces its height as it transitions
to the lower density neighbourhood to the west

¢ the new commercial units feature extensive glazing, are set close to the sidewalk, animate
the street through patios and active entrances, and overall would strengthen the
commercial viability of the village

¢ the pedestrian amenities would enhance the pedestrian and cycling experience in the area

e on-site parking is located underground.

Variances

Although a site-specific zone is sought, some variances are recommended (instead of inclusion
in the new zone) for areas where the proposal is not consistent with the standard CR-3 Zone,
Commercial Residential Apartment District, and the Off-Street Parking Regulations (Schedule C)
of the Zoning Regulation Bylaw. This ensures that if this proposal is not built, any potential future
redevelopment would require Council’s consideration and approval for these specific aspects.
The following sections discuss the proposed variances.

Setbacks
The proposal requires a variance to reduce the front yard setback from 3.0m to 1.5m on the first

storey and 6.0m to Om on the upper storeys. Generally, the intention is to step back buildings at
the upper storeys. In this instance, the proposal creates an overhang over the first storey. This
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allows the first storey to have an active and intimate relationship with the street while the upper
storeys provide a form of weather protection. At three and a half storeys, the building is still
relatively small, so it should not create an overbearing appearance.

A variance is requested to reduce the rear yard setback from 6.0m to 2.3m. To mitigate overlook
concerns the applicant is proposing a perforated aluminum shingle on the windows of the rear
facade that would provide screening while still allowing light to permeate into the units. A six-foot
fence is proposed along the western property line that is in addition to the existing cedar hedge
on the neighbourhing lots which will help reduce potential concerns related to privacy.

Height

A variance is required to increase the height from three storeys to three and a half storeys. On
Catherine Street the building is four storeys and reduces to three storeys at the rear. The extra
height above the third storey is defined as a half storey in the Zoning Regulation Bylaw as it
occupies less than 70% of the first storey area of the building. Although the policy generally
recommends heights up to approximately three storeys, the building has been designed with
variation in the fagade and with a unique roofline to mitigate this extra height. In addition, the
building reduces to three storeys at its western edge as it transitions to the lower density houses
to the west.

Parking

A variance is requested to reduce the number of residential parking space from 30 stalls to 10
stalls and the commercial stalls from six stalls to zero. The applicant proposes that the residential
visitor stalls would be shared with the commercial uses given the offset peak parking demands.
The applicant has proposed the following substantial Transportation Demand Management
program to mitigate the large shortfall in residential stalls:

the purchase of one car share vehicle

one on-site parking stall for the car share vehicle and public access to the parking stall
car share memberships for each of the dwelling units

a minimum of 40 long-term bicycle stalls including three cargo bicycle stalls and 20% of
which will be equipped with 110V outlets

a bicycle repair station for residents

e enrolment in the BC Transit EcoPass Program for a minimum of three years for the two
commercial units and residential units without a vehicle parking stall (21 in total).

In addition, the property is located in a walkable area with frequent transit (the #14 bus) located
nearby.

Accessibility

The applicant has identified the following accessibility features:

» residential lobby has been set to align with the public sidewalk elevations along Catherine
Street

» elevator provides access to all floors including semi-private courtyard and roof top decks

* units have been designed to allow for accessible visitors as much as possible

* both commercial units have accessible entries off Catherine Street

» each commercial unit has an accessible patio.
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Sustainability

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

Advisory Design Panel Review

The application was reviewed by the Advisory Design Panel on August 25, 2021. At that meeting,
the following motion was passed:

“That Development Permit with Variance Application No. 00173 for 822 Catherine Street be
approved with the following changes:

e Reconsider the density in keeping in line with the Small Urban Village total floor area
and number of storeys

Reconsideration of materiality to better suit the Vic West neighbourhood context
Reconsideration of the screening method on the western facade

Improve day lighting into the suites

Reconsideration of the rear (west) setback

Consideration of adding a fourth tree onto Catherine Street.”

The applicant provided the following rationale as to why no changes were made in response to
ADP’s motion, which is also provided as an attachment to this report:

“The development is proposed as a three and a half storey building at 1.8 FSR. As Small
Urban Village place designations encourage development up to approximately three
storeys, or four storeys along arterials or secondary arterials, this height is suitable for
the location. Catherine St is designated as a collector road, but within the neighbourhood
context of Vic West it functions as an important connection between the Craigflower
urban village to the north, Westside village to the east, and Esquimalt Rd to the south.
The street’s status as a designated bikeway also reinforces its local significance and the
viability of this multi-family rental building in this location. Finally, as the project is
proposed as 100% affordable based on the City of Victoria’s guidelines, thereby helping
to fulfill OCP and housing plan objectives, some flexibility is standard with regards to
OCP-prescribed FSR.

We have arrived at the current proposed exterior cladding concept following extensive
consultation with the neighbours and broader community, as well as thorough internal
discussion. The aluminum shingles provide an elegant, practical, and modern approach
while echoing the shingle and cedar shake siding of many buildings in the area.

The screening method of windows on the western facade of the building is a balance of
ensuring privacy for neighbours to the west, daylighting into the suites themselves, and
future maintenance and window cleaning. We believe the current solution addresses
these criteria.

Each suite will have light entering from at least two directions, and the courtyard-centric
concept for the building was partially derived from a strong desire to allow for
appropriate daylighting into suites on what is a fairly compact, almost square lot, which
can present challenges in providing adequate light to building interiors. We have
addressed this not only through the courtyard design, but through thoughtful suite
layouts which position high-traffic spaces such as bedrooms and sitting areas as close
as possible to windows. Additionally, at 1.52 m x 1.52 m, the external windows are
generously proportioned and have a sizeable operable section.

The setback at the west was determined by massing studies which prioritized the
creation of rental housing while presenting a modest face to the public. This means
stepping back from the street frontages on three sides and a very significant step back at
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the third floor on the west side to minimize overlook towards the single family homes in
that direction. Additionally, we are proposing a 2 m tall fence along the west property line
to reinforce the preexisting screening provided by the tall cypress hedge. With all these
factors taken into account, the setback is appropriate.

e At the outset of the development process, we intended to provide a fourth tree in the
boulevard along Catherine Street. However, it has proven impossible due to BC Hydro
design requirements related to an underground vault connected to the BC Housing
development at 865 Catherine, in addition to tree spacing requirements.”

Tree Preservation Bylaw and Urban Forest Master Plan

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

This application was received after October 24, 2019; therefore the Tree Preservation Bylaw No.
05-106 (consolidated November 22, 2019) applies, which protects trees larger than 30cm
diameter at breast height (DBH). The Victoria West neighbourhood has a canopy cover of 19%
which is considered low for urban residential areas.

A total of 12 trees have been inventoried: nine on subject property and three on the municipal
boulevard. Of these, three trees on the subject lot are bylaw protected. There is also a hedge
located on the neighbouring property near the west property line which is protected based on
DBH.

All nine private trees are proposed for removal, including three bylaw protected trees due to the
proposed construction impacts: a multi-stemmed 45cm DBH English holly, a multi-stemmed
45cm DBH European hawthorn and a multi-stemmed 33cm DBH Pyramidal cedar, all in fair
condition. Of the nine trees being removed, seven are within the building footprint and two are
impacted by the excavation of the underground parking.

The neighbouring bylaw protected Leyland Cypress hedge can be retained if the mitigation
measures recommended in the Arborist Report are followed. The hedge contains 11 stems with
DBH ranging from 30-45cm.

The three trees on the municipal frontage are all proposed for retention. One additional tree is
proposed to be planted on the Catherine Street frontage. Staff and ADP requested additional
boulevard trees on Catherine Street, but this was not feasible due to BC Hydro requirements.

Five replacement trees will be planted onsite, two dogwood and three stewartia. Additionally,
four Paperbark maples will be planted in an interior courtyard, two of which are in small 1m3
planters and two in the lawn/planting bed. One of the trees in the lawn/planting bed may count
towards a replacement tree, to be determined at the Building Permit stage. Six replacement
trees are required through the bylaw; if the Paperbark maple does not meet replacement tree
requirements, $2,000 cash-in-lieu will be required.
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Tree impact Summary Table

Total # of To be NET
Tree Status Trees REMOVED To be PLANTED CHANGE
(by! o 6 "
On-site trees, bylaw protected 3 3 ylaw requires
y P trees at 2:1 re(z)i/rlg\éVG)
replacement) q
On-site trees, not bylaw protected 6 6 4 -2
Municipal trees 3 0 1 +1
Neighbouring trees, bylaw 11 0 0 0
protected
Neighbouring trees, not bylaw 0 0 0 0
protected
Total 23 -9 10 +1

Bylaw-protected trees being removed from subject property:

. Health Structural Reason for Removal/
i SIPEEEE Dl (@i Condition Condition Comments
NT#4 | English holly 45 Fair muItiE‘grrr’]med Construction of building
European . Fair, . .
NT#5 hawthron 45 Fair multistemmed Construction of building
Pyramidal . Fair, : -
NT#8 cedar 33 Fair multistemmed Construction of building

Financial Implications

Summarized in the table below are the annual maintenance costs that would be incurred by the
city following the planting of one new street tree.

Increased Inventory Annual Maintenance Cost

One new municipal street tree $60

CONCLUSIONS

The proposal is generally consistent with the Traditional Residential designation and advances
numerous goals and objectives in the OCP, including increasing the rental housing stock,
encouraging alternative modes of transportation, increasing the commercial viability of the village
and improving the placemaking and urban design of the area.
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The proposed development is generally consistent with the relevant Design Guidelines, creates
a landmark in the immediate and general context, and provides a transition from the village to the
lower-density residences to the west. Therefore, staff recommend that Council consider
supporting this application.

ALTERNATE MOTION

That Council decline Rezoning Application No. 00782 for the property located at 822 Catherine
Street.

Respectfully submitted,

Mike Angrove Karen Hoese, Director
Senior Planner — Development Agreements Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manager.

List of Attachments

Attachment A: Subject Map

Attachment B: Plans date stamped February 14, 2022

Attachment C: Letter from applicant to Mayor and Council dated November 4, 2021
Attachment D: Construction Impact Assessment & Tree Management Plan dated April
12, 2021 and amended November 4, 2021

Attachment E: Response to ADP motion from applicant dated April 13, 2022
Attachment F: Pre-Application Consultation Comments from Online Feedback Form

e Attachment G: Correspondence (Letters received from residents).
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