CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting on September 18, 2014

To: Planning and Land Use Committee Date: September 4, 2014
From: Helen Cain, Senior Planner

Subject: Development Permit Application with Variances #000359 for 1479 Fort Street

Executive Summary

The purpose of this report is to present Council with information, analysis and recommendations
regarding a Development Permit Application with Variances for the property located at 1479
Fort Street. The applicant is requesting variances to reduce off-street parking requirements and
setbacks for a bike shelter.

The following points were considered in assessing this application:
o The applicant wishes to undertake interior improvements to increase the number

of suites in the apartment from eight to nine self-contained dwelling units, which
would require 12 parking stalls to comply with the zoning regulations in Schedule

C.

. Six on-site parking stalls would be retained and a new, covered bike rack
structure (“bike shelter”) would be located within the side yard setback.

o Staff have no concerns about the proposed reduction in vehicle parking because

the property is located on a major transit route along Fort Street and the
proposed bike shelter would provide double the required spaces.

o The variances related to the accessory structure will have little impact on the
neighbouring properties and have partially arisen from the applicant working with
staff to ensure protection of a mature Cedar tree.

Staff recommend that the Planning and Land Use Committee support the Development Permit
Application with Variances advancing to a Hearing.

Recommendations

1 That Council schedule a Hearing to consider Development Permit Application with
Variances #000359 for 1479 Fort Street.
2. Following the Hearing, that Council consider authorizing the issuance of the
Development Permit with Variances for 1479 Fort Street, in accordance with:
a. plans for Development Permit Application with Variances #000359, stamped
August 28, 2014,
b. development meeting all Zoning Regulation Bylaw requirements, except for the
following:
. Part 3.10 — R3-AM-2 Zone, Mid-Rise Multiple Dwelling District
o minimum off-street parking requirements reduced from 12 to six

stalls for a multiple dwelling with not more than nine rental units



o minimum setback from the street for an accessory building
reduced from 7.50 m to 6.46 m

o minimum separation distance between an accessory building and
principal building reduced from 2.40 m to 1.50 m; and,
G. final plans to be generally in accordance with plans identified above to the

satisfaction of the Director of Sustainable Planning and Community
Development.

Respectfully submitted,

Jrlalmacu'n/ O/V‘/\ A).f- A\g

Helen Cain Deb Day, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manager:

\,V 7~ Jason Johnson

Date: Q?’t- lof14

HC:aw/ljm
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1.0 Purpose

The purpose of this report is to present Council with information, analysis and recommendations
regarding a Development Permit Application with Variances for the property located at 1479
Fort Street.

2.0 Background
21 Description of Proposal

The applicant wishes to undertake interior improvements to increase the number of suites in an
existing apartment building from eight to nine rental units, which would require 12 parking stalls
to comply with the Schedule C (Parking Requirements) of the Zoning Regulation Bylaw. Six
parking stalls on the subject site would be retained and a new covered bike rack (“bike shelter”)
would be located within the south side yard setback. Three variances are requested to reduce
the minimum number of parking stalls and the distance of the bike shelter from the street and
between the bike shelter and apartment building.

In an early version of the proposal, the bike shelter was sited in the front yard near a Bylaw-
Protected Cedar tree in the northeast corner of the lot. Following staff direction to ensure tree
retention, the applicant shifted the bike shelter to the south side yard, near the side entrance of
the apartment building.

2.1.1 Sustainability Features

To offset impacts of the shortfall in parking stalls on surrounding streets, the applicant also
proposes to install two bicycle racks (12 spaces) whereas the regulations only require one rack.
The proposal also includes some new trees and plantings in the front and south side yards.

2.2 Existing Site Development and Development Potential

The data table (below) compares the proposal with the R3-AM-2 Zone (Mid-Rise Multiple

Dwelling District). The proposal is less stringent than zone standards for the criteria identified
with an asterisk (*) and a double asterisk (**) identifies legal non-conforming existing conditions.

Zoning Criteria S Proposal | Zone Standard
e - v R3-AM-2
Site area (m?) — minimum 741.00** 920.00
Total floor area (m?) — maximum 578.00 n/a
Density (Floor Space Ratio) — maximum 0.56:1 0.6:1
Height (m) — maximum 8.50 12.00
Storeys — maximum 2 4
Site coverage of main building (%) — maximum 32.80* 30.00
Open site space (%) — minimum 30.50 30.00
Setbacks (m) — minimum
Front (principal building) 3.48™ 7.50
Rear (principal building) 20.00 4.26
East side (principal building) 1.54™ 4.26
West side (principal building) Lo 4.26
Planning and Land Use Committee Report - September 4, 2014

Development Permit Application #000359 with Variances for 1479 Fort Street Page 3 of 6



Zoning Criteria Proposal Zone Standard
R3-AM-2

From street (accessory building) b.47" 7.50
Separation space between accessory building and 1.51* 2.40
principal building

Vehicle parking — minimum 6* 12

Bicycle rack — minimum 2 (12 spaces) 1 (6 spaces)

Bicycle storage - minimum o™ 9

2.3 Land Use Context
The immediately adjacent land uses are:

. North: commercial offices and one self-contained dwelling unit
o South: three single-family dwellings

o West: apartment building
. East: apartment building.

2.4 Legal Description

Lot 4, Section 74, Victoria District, Plan 309, except that part outlined in red on Plan 127 BL
2.5 Consistency with City Policy

2.5.1 Official Community Plan, 2012

The Official Community Plan, 2012 (OCP) designation for the subject property is Urban
Residential, where the OCP envisions housing growth along major public transit routes. It
should also be noted that the OCP provides direction in Policy 7.11 to support transportation
development management measures, including reduced parking requirements.

2.6 Consistency with Design Guidelines

The proposed bike shelter, which is an accessory structure, and new landscaping are subject to
OCP Development Permit Area 7B Corridors Heritage. In DPA 7B, the form, character, finishes
and landscaping details for new development are controlled and regulated in relation to the
Advisory Design Guidelines for Buildings, Signs and Awnings 1981. Staff have no concerns
about the appearance or siting of the bike shelter and the new landscaping would improve the
current site conditions.

2.7 Community Consultation
In accordance with Council's Community Association Land Use Committee (CALUC)
Procedures for processing Development Permit Applications with Variances, staff referred this

application to the Fernwood CALUC. No comments were received prior to this report.

This Development Permit Application has variances; therefore, consistent with the City’s Land
Use Procedures Bylaw, it requires notification, sign posting and a Hearing.
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3.0 Issues
The key issues related to this application are:

o vehicle parking shortfall
. bike shelter siting.

4.0 Analysis
4.1 Vehicle Parking Shortfall

Staff consider the requested variance for reduced parking to be acceptable. Alternate modes of
transportation would be available given that the subject property is located along the Fort Street
transit corridor. The applicant would install two bicycle racks to promote bicycle usage as an
alternate mode of transportation.

4.2 Bike Shelter Siting

While the bike shelter would require variances to reduce the setback from the street and the
separation distance between the accessory building and the apartment, the choice of location
next to the side entrance would be convenient for residents and visitors. This siting would also
help to ensure personal safety as the bike racks would be relatively visible from Fort Street.
Moreover, the construction of the bike shelter in the south side yard would not impact the Bylaw-
Protected Cedar tree.

5.0 Resource Impacts
There are no resource impacts associated with this development.
6.0. Conclusions

Staff recommend that the Planning and Land Use Committee consider supporting this
Development Permit Application with Variances advancing to a Hearing. The requested
shortfall in parking stalls would be offset with the provision of twice the required amount of
bicycle racks, and the subject property is located near public transit. The bike shelter would
comply with design guidelines.

7.0 Recommendation
71 Staff Recommendations

1. That Council schedule a Hearing to consider Development Permit Application
with Variances #000359 for 1479 Fort Street.
2. Following the Hearing, that Council consider authorizing the issuance of the
Development Permit with VVariances for 1479 Fort Street, in accordance with:
a. plans for Development Permit Application with Variances #000359,
stamped August 28, 2014,
b. development meeting all Zoning Regulation Bylaw requirements, except
for the following:
° Part 3.10 — R3-AM-2 Zone, Mid-Rise Multiple Dwelling District
o minimum off-street parking requirements reduced from 12 to
six stalls for a multiple dwelling with not more than nine
rental units
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Development Permit Application #000359 with Variances for 1479 Fort Street Page 5 of 6



o  minimum setback from the street for an accessory building
reduced from 7.50 m to 6.46 m
o  minimum separation distance between an accessory building
and principal building reduced from 2.40 m to 1.50 m; and,
[+ final plans to be generally in accordance with plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

7.2  Alternate Recommendation (decline)

That Council decline Development Permit Application with Variances #000359 for the property
located at 1479 Fort Street.

8.0 List of Attachments

. Zoning map
. Aerial photo
. Letters from Eric Barker, stamped August 28, 2014 and March 31, 2014
. Plans for Development Permit Application with Variances #000359, stamped
August 28, 2014.
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City of Victoria
1 Centennial Square
Victoria. B.C.
V8W 1P6

Re: 1479 Fort Street

Dear Mayor and Council,

We are applying for a development variance permit approval to add 1 suite to the
existing 8 suites currently in the house. The suite is being added into the basement and
therefore does not change the building footprint or appearance other than adding
windows in the basement wall. The variance is required because the current house with

8 suites and 6 parking stalls doesn’t meet schedule ‘C’ of the Zoning By-law and the
addition of our suite adds to the variance.

The argument for this variance is that the house, in its central location, serves young
singles and couples working in the downtown area. This is an important component to
supporting the vitality of the working population downtown. Unusual to most houses
like this, there are 6 parking stalls behind the house accessible by a lane off St. Charles.

The addition of the suite in this context will not create additional pressure for parking
on site nor in the neighbourhood.

Eric Barker, Architect AIBC, LEED AP

EJB/ab

ERIC BARKER, MaBC
ARCHITECT INC.

27 pandora avenue victori v8 -4 > -385-4566
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August 28, 2014

Received
City of Victoria
AUG Z 8 2014
Mayor and Council
" x " Planning & Development Department
C'ty of Victoria De?eglopment Sztvices Dlsglon
1 Centennial Square
Victoria. B.C.
V8W 1P6

Re: 1479 Fort Street

Dear Mayor and Council,

We are applying for a development variance permit approval to add 1 suite to
the existing 8 suites currently in the house. The suite is being added into the basement
and therefore does not change the building footprint or appearance other than adding
windows in the basement wall. The variance is required because the current house with
8 suites and 6 parking stalls doesn’t meet schedule ‘C’ of the Zoning By-law and the
addition of our suite adds to the variance.

The argument for this variance is that the house, in its central location, provides
rental accommodation for young singles and couples working in the downtown area.
This is an important component to supporting the viability of the working population
downtown. Unusual to most houses like this, there are 6 parking stalls behind the house
accessible by a lane off St. Charles. The addition of the suite in this context will not
create additional pressure for parking on site nor in the neighbourhood.

ERIC BARKER, maBC
ARCHITECT incC.

727 ora avenue victori v8w -385-4 f: 250-385-4566



Page 2 of 2

We also request the granting of five variance to bring the structure into compliance with
zoning regulations. The site coverage and vehicle parking are pre existing conditions

The variances requested are as follows:

Vehicle parking
11 required 6 provided

Bicycle storage (Class 1 facility)
req’d 9 class 1 plus 6 class 2, provided 10 class 2

Site coverage
req’d 30%, provided 27.8%

Setback from the street for the accessory building
Req'd 7.5m, provided 6.47m

Separation distance between the accessory building and the principal building
Req’d 2.4m, provided 1.51m

Regards,
Eric Barker. Architect Inc.

Eric Barker, Architect AIBC, LEED AP

EJB/ab

ERIC BARKER, MABC
ARCHITECT inc.

27 pandora avenue victoria, bc v8w 1n9 p: 250-385-4565 f: 250-385-4566
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wd o, ether
n;a:r.u-ummm Bicyde Parking: 10,

Building Height approx. 10.49m (34'-6")
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Front setback: 348 m

Side setbacks (East).: 154 m

Side setbacks (West).: 1.01m
ALLOWABLE SETBACKS:

Misides: 9m_________
REQUIRED VARIANCES:
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