REPORTS OF COMMITTEES

2. Commiittee of the Whole — March 23, 2017

6. Rezoning Application No. 00531 & Development Permit with Variances Application No. 000484 for
986, 988 and 990 Heywood Avenue and Associated Official Community Plan Amendment (Fairfield)

Motion:
It was moved by Councillor Coleman, seconded by Councillor Thornton-Joe:

Rezoning Application No. 00531
That Council instruct staff to prepare the necessary Official Community Plan Amendment Bylaw and the

necessary Zoning Regulation Bylaw Amendment that would authorize the proposed development outlined
in Rezoning Application No. 00531 for 986, 988 and 990 Heywood 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:

1. Preparation of the following documents, executed by the applicant, to the satisfaction of City Staff:

a. Housing Agreement to ensure that future strata bylaws cannot restrict the age of occupants or
prohibit strata owners from renting residential strata units.

2. That Council, having provided the opportunity for consultation pursuant to Section 475(1) of the Local
Government Act with persons, organizations and authorities it considers will be affected, specifically,
those property owners and occupiers within a 100m radius of the subject property have been consulted
at a Community Association Land Use Committee (CALUC) Community Meeting, consider whether the
opportunity for consultation should be early and ongoing, and determine that no further consultation is
required.

3. That Council, specifically consider whether consultation is required under Section 475(2)(b) of the Local

Government Act, and determine that no referrals are necessary with the Capital Regional District Board,

Councils of Oak Bay, Esquimalt and Saanich, the Songhees and Esquimalt First Nations, the School

District Board and the provincial and federal governments and their agencies due to the nature of the

proposed amendment.

That Council give first reading to the Official Community Plan Amendment Bylaw.

That Council consider the Official Community Plan Amendment Bylaw in conjunction with the City of

Victoria 2017-2021 Financial Plan and the Capital Regional District Liquid Waste Management Plan

and the Capital Regional District Solid Waste Management Plan pursuant to Section 477(3)(a) of the

Local Government Act and deem those Plans to be consistent with the proposed Official Community

Plan Amendment Bylaw.

6. That Council give second reading to the Official Community Plan Amendment Bylaw.

7. That Council refer the Official Community Plan Amendment Bylaw for consideration at a Public Hearing.

o b

Development Permit with Variances Application No. 000484

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. 00531, if it is approved, consider the following
motion:

"That Council authorize the issuance of a Development Permit for Application No. 000531 for 986, 988 and
990 Heywood Avenue, in accordance with:

1. Development meeting all Zoning Regulation Bylaw requirements, except for the following variances:
i. Increase the height from 12m to 14.28m;
ii. Increase the site coverage from 40% to 76%;
ii. Reduce the open site space from 50% to 17%;
iv. Reduce the minimum required front yard setback from 10.5m to 4.26m for the building and nil for
the parkade;
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v. Reduce the minimum required rear yard setback from 7.14m to 7.0m for the building and 0.72 for
the parkade;

vi. Reduce the north side yard setback from 7.14m to 5.46m for the building and 0.9 for the parkade;

vii. Reduce the south side yard setback from 7.14m to 2.46m for the building face and 0.57m for the
parkade;

viii. Reduce the requirement for open site space adjacent to the street from 7.14m to 4.26m.

Final plans to be generally in accordance with the plans identified above to the satisfaction of City staff.

That Council authorize the City Solicitor to execute an Encroachment Agreement for a fee of $750, plus

$25 per m? of exposed shored face during construction in a form satisfactory to staff. This is to

accommodate shoring for construction of the underground parking structure if the method of

construction involves anchor pinning into the public Right-of-Way.

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

w N

Carried Unanimously

Councillor Lucas withdrew from the meeting at 7:39 p.m. due to a pecuniary conflict of interest with the following
item, as she is employed with a retail business that utilizes plastic bags.
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5. LAND USE MATTERS

5.2

Rezoning Application No. 00531 & Development Permit with Variances
Application No. 000484 for 986, 988 and 990 Heywood Avenue and
associated Official Community Plan Amendment (Fairfield)

Committee received reports dated March 8, 2017, from the Director of Sustainable
Planning and Community Development regarding an application to increase the
density and allow multi-unit residential uses at this location and construct a four-
storey, multi-unit residential building containing 21 residential units.

Motion:

It was moved by Councillor Coleman, seconded by Councillor Thornton-Joe,
that Council instruct staff to prepare the necessary Official Community Plan
Amendment Bylaw and the necessary Zoning Regulation Bylaw Amendment
that would authorize the proposed development outlined in Rezoning
Application No. 00531 for 986, 988 and 990 Heywood 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:

Preparation of the following documents, executed by the applicant, to the

satisfaction of City Staff:

a. Housing Agreement to ensure that future strata bylaws cannot restrict the
age of occupants or prohibit strata owners from renting residential strata
units.

That Council, having provided the opportunity for consultation pursuant to

Section 475(1) of the Local Government Act with persons, organizations and

authorities it considers will be affected, specifically, those property owners

and occupiers within a 100m radius of the subject property have been
consulted at a Community Association Land Use Committee (CALUC)

Community Meeting, consider whether the opportunity for consultation

should be early and ongoing, and determine that no further consultation is

required.

That Council, specifically consider whether consultation is required under

Section 475(2)(b) of the Local Government Act, and determine that no

referrals are necessary with the Capital Regional District Board, Councils of

Oak Bay, Esquimalt and Saanich, the Songhees and Esquimalt First Nations,

the School District Board and the provincial and federal governments and

their agencies due to the nature of the proposed amendment.

That Council give first reading to the Official Community Plan Amendment

Bylaw.

That Council consider the Official Community Plan Amendment Bylaw in

conjunction with the City of Victoria 2017-2021 Financial Plan and the Capital

Regional District Liquid Waste Management Plan and the Capital Regional

District Solid Waste Management Plan pursuant to Section 477(3)(a) of the

Local Government Act and deem those Plans to be consistent with the

proposed Official Community Plan Amendment Bylaw.

That Council give second reading to the Official Community Plan

Amendment Bylaw.

. That Council refer the Official Community Plan Amendment Bylaw for

consideration at a Public Hearing.
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AND 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. 00531, if it is approved, consider the following motion:

"That Council authorize the issuance of a Development Permit for Application

No. 000531 for 986, 988 and 990 Heywood Avenue, in accordance with:

Development meeting all Zoning Regulation Bylaw requirements, except for

the following variances:

i. Increase the height from 12m to 14.28m;

ii. Increase the site coverage from 40% to 76%;

iii. Reduce the open site space from 50% to 17%;

iv. Reduce the minimum required front yard setback from 10.5m to 4.26m
for the building and nil for the parkade;

v. Reduce the minimum required rear yard setback from 7.14m to 7.0m for
the building and 0.72 for the parkade;

vi. Reduce the north side yard setback from 7.14m to 5.46m for the building
and 0.9 for the parkade;

vii. Reduce the south side yard setback from 7.14m to 2.46m for the building
face and 0.57m for the parkade,;

viii. Reduce the requirement for open site space adjacent to the street from
7.14m to 4.26m.

. Final plans to be generally in accordance with the plans identified above to

the satisfaction of City staff.

. That Council authorize the City Solicitor to execute an Encroachment

Agreement for a fee of $750, plus $25 per m? of exposed shored face during

construction in a form satisfactory to staff. This is to accommodate shoring

for construction of the underground parking structure if the method of

construction involves anchor pinning into the public Right-of-Way.

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

CARRIED UNANIMOUSLY 17/COTW

Councillor Lucas withdrew from the meeting at 11:42 a.m. due to a pecuniary conflict of

interest as she manages a retail store that supplies plastic bags to its customers.

Councillor Coleman withdrew from the meeting at 11:41 a.m.
Councillor Isitt returned to the meeting at 11:42 a.m.
Councillor Thornton-Joe withdrew from the meeting at 11:42 a.m.

Councillor Coleman and Thornton-Joe returned to the meeting at 11:44 a.m.
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v CITY OF
VICTORIA

Committee of the Whole Report
For the Meeting of March 23, 2017

To: Committee of the Whole Date: March 8, 2017

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

Subject: Development Permit with Variances Application No. 000484 for 986, 988 and
990 Heywood 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. 00531, if it is approved,
consider the following motion:

“That Council authorize the issuance of a Development Permit for Application No.
000531 for 986, 988 and 990 Heywood Avenue, in accordance with:

1. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
i.  Increase the height from 12m to 14.28m;
ii. Increase the site coverage from 40% to 76%;
iii.  Reduce the open site space from 50% to 17%;
iv.  Reduce the minimum required front yard setback from 10.5m to 4.26m for the
building and nil for the parkade;
v. Reduce the minimum required rear yard setback from 7.14m to 7.0m for the
building and 0.72 for the parkade;
vi.  Reduce the north side yard setback from 7.14m to 5.46m for the building and
0.9 for the parkade;
vii.  Reduce the south side yard setback from 7.14m to 2.46m for the building face
and 0.57m for the parkade;
vii.  Reduce the requirement for open site space adjacent to the street from 7.14m
to 4.26m.

2. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.

3. That Council authorize the City Solicitor to execute an Encroachment Agreement for
a fee of $750, plus $25 per m? of exposed shored face during construction in a form
satisfactory to staff. This is to accommodate shoring for construction of the
underground parking structure if the method of construction involves anchor pinning
into the public Right-of-Way.

4. The Development Permit lapsing two years from the date of this resolution.”
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Development Permit with Variances Application No. 000484 for 986, 988 and 990 Heywood Avenue Page 1 of 7



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.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit Application for the properties located at 986, 988 and 990 Heywood
Avenue. The proposal is to construct a four-storey multi-unit residential building containing 21
residential units. The variances are related to height, site coverage, open site space and
setbacks.

The following points were considered in assessing this Application:

e the proposed building is subject to guidelines contained in Development Permit Area 16,
General Form and Character, and is consistent with the Urban Residential Place
Designation in the Official Community Plan

e the Application is consistent with the Multi-Unit Residential, Commercial and Industrial
guidelines

e the proposed height and setback variances are considered supportable based on the
architectural interventions and mitigation measures.

BACKGROUND
Description of Proposal

The proposal is to construct a four-storey multi-residential building containing 21 residential
units. The proposed site plan, architecture and landscape design include the following details:

e |ow rise building form with three ground-oriented units facing Heywood Avenue and
three units to the rear

e a mixture of high quality and durable siding, including stone ceramic tile for the primary
building with accents of metal and stone ceramic screens and tongue and groove cedar
soffits

e vertical board form exposed concrete for the parkade wall that projects above grade on
the north and east elevations

e clear glazing with aluminum frames with clear glass and metal guardrails for balconies

e mechanical penthouse with a ceramic stone screen

e private patios with planting as shown on the landscape plan for each of the six units on
the ground level, three facing Heywood Avenue and three to the rear

e one level of underground parking for 32 stalls, including three stalls for residential visitor
use

e 21 class 1 bicycle storage spaces located underground

e one publicly accessible class 2 rack for six bikes located adjacent to the main entrance
on Heywood Avenue

e removal and replacement of three existing street trees (Cherry) and retention and
protection of one existing street tree (Cherry) on Heywood Avenue.

Committee of the Whole Report March 8, 2017
Development Permit with Variances Application No. 000484 for 986, 988 and 990 Heywood Avenue Page 2 of 7



The proposed variances are related to:

increasing the building height

increasing the site coverage

reducing the open site space

reducing the front, rear and side yard setbacks
reducing the open site space adjacent from the street.

Sustainability Features

As indicated in the architect's letter, dated October 27, 2016, the proposed sustainability
features associated with this Application include the following:
e building constructed to a minimum of BUILT GREEN® “Bronze” standard (although no
certification will be sought at this stage)
e high efficiency heating
natural and recyclable building materials, sourced within 800km of the site where
possible
solar-ready conduit from the electrical room to the roof
EnergyStar® rated windows and appliances
LED lighting throughout the building
interior suite layouts designed to optimize natural daylight
construction waste diverted from all landfill during construction through smart on-site
waste management
low flow and water efficient plumbing fixtures
e secure heated bike storage in the underground parkade
electric bike charging locations within the bike storage room.

Active Transportation Impacts

The Application proposes the following features which support active transportation:
e 21 secure bike racks located underground with charging station for electric bikes
e one publicly accessible rack for six bikes located outside the main entrance on Heywood
Avenue
e two electric scooter stalls located underground.

Public Realm Improvements

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

Advisory Design Panel Referral

The Application was referred to the Advisory Design Panel (ADP) on January 26, 2017. The
Panel was asked to comment on the following aspects of the proposal:

e massing, height and transition in relation to the context

e interface on the north and east elevations as it relates to the projecting parkade.

The minutes from the meeting are attached for reference and the following motion was carried
(unanimous):
That the Advisory Design Panel recommend to Council Development Permit Application No.
000484 for 986, 988 and 990 Heywood Avenue be approved as proposed.
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Although the ADP recommended the Application be approved as presented, the applicant has
worked with staff and have reduced the overall building height from 14.59m to 14.28m.

ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan 2012 (OCP) Urban Place Designation for the majority of the
subject property is Urban Residential, which supports low-rise and mid-rise multi-unit buildings
of up to approximately six storeys.

Design guidelines that apply to DPA 16 are the Multi-Unit Residential, Commercial and
Industrial Guidelines; Advisory Design Guidelines for Buildings, Signs and Awnings and the
Guidelines for Fences, Gates and Shutters. As noted below, the Application is generally
consistent with the Guidelines.

Multi-Unit Residential, Commercial and Industrial Guidelines

These guidelines are applicable for multi-unit residential buildings of three or more units with the
overall aim of achieving design excellence, livability and contribution to a sense of place within
the Victoria context. Overall, the proposal is consistent with the guidelines. The use of high
quality and durable materials, front patios and a flat roof complement the character of the street,
particularly the adjacent Tweedsmuir building to the south, which is listed on the City’s Heritage
Register. The use of architectural screens and obscure glazing for balcony enclosures helps to
improve privacy for the lower scale buildings to the east, and the architectural screening on the
front fagade provides visual interest to break up the massing of the building.

The guidelines encourage multi-unit residential development to provide an appropriate transition
to lower density building forms, which is often three storeys or lower. The proposed building is
adjacent to a three-storey building to the south (the Tweedsmuir), with a four-storey
condominium building to the south-west fronting Park Boulevard. To the north are two-storey
townhouses that front Oliphant Avenue. To the east in the rear of the property are
predominantly two-storey single family dwellings. In summary, there are no predominant height
characteristics within the neighbourhood block and most range from two to four-storeys.
Although the policy supports taller buildings fronting Beacon Hill Park, the proposed building
height is higher than the maximum allowance in the current zone and adjacent buildings. The
applicant has worked with staff to reduce the overall building height and further discussion is
provided later in this report.

The guidelines encourage new development to be designed with sensitivity to context. Staff
originally raised concerns with the projecting underground parkade and the potentially stark
interface this creates with adjoining properties to the east. This protruding parkade is setback
1.2m from the property line and projects above grade along the rear (east) and side (north)
elevation ranging from approximately 0.3m to 1.8m in height from finished grade. Landscaping
is proposed within the property line between the parkade wall and the adjacent neighbour’s
fence. The applicant intends to retain the existing fence on the adjacent properties to avoid
impacts to existing vegetation, and to allow adjacent property owners the option to remove the
fence in the future. Correspondence has been included from adjoining neighbours in
recognition and support of the projecting parkade, which is proposed to be treated with vertical
board form concrete. With this in mind, staff recommend that Council support this deviation
from the guidelines.
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Advisory Design Guidelines for Buildings, Signs and Awnings

These guidelines state that an acceptable application will include consideration of an attractive
streetscape and that the architecture and landscaping of the immediate area be identified and
acknowledged. In evaluating a design, particular emphasis is placed on the solution to these
general aspects: design approach, relevancy of expression, context, pedestrian access,
massing, scale, roofline, street relationship and landscape plan. The Application is consistent
with these guidelines.

Guidelines for Fences, Gates and Shutters

These guidelines state that fences, gates and shutters must complement the character of the
street and not result in a fortress-like appearance, must integrate with building design,
architectural finishes and materials for a cohesive effect, and not be the dominant feature of the
building fagade. The Application is consistent with these guidelines.

Regulatory Considerations

The R3-A2 Zone, Low Profile Multiple Dwelling District, is being proposed to be used as a base
zone to create a new zone with an increased density allowance of 1.6:1 FSR that is not
contingent on a minimum provision of 50% open site space or 40% site coverage; as a result, a
number of variances are proposed as part of this Application. This approach is recommended
to ensure that reduced siting requirements are not entrenched in a new custom zone and that
any future alternative development proposals would need to again apply to Council to achieve
these or different variances. These are discussed in more detail below.

Building Height

The proposed building height is 14.28m, which is 2.28m above the maximum allowance in the
current zone. As referenced in the staff report to ADP, staff recommended design refinements
to improve the transition to the single family dwellings at the rear. The applicant has worked
with staff and have lowered the building height on two occasions, by 0.2m (eight inches) prior to
presenting to ADP, and by approximately one foot following the ADP meeting. In addition,
articulation of the front fagade has been incorporated through the use of architectural screening,
changes in materials and landscaping that serve to emphasize the ground-oriented units which
help to create a human-scaled design at the street level. Staff therefore recommend that
Council consider supporting this variance.

Site Coverage

The site coverage for the proposal is 76%, while the Zone standard is 40% (when eligible for
bonus density of 1.6:1 FSR). The additional site coverage does create a larger building mass,
which results in the request to reduce the minimum front, side and rear yard setback
requirements; however, the building has been positioned on the lot to maintain similar front yard
setbacks as the adjacent building to the north and south. Staff recommend that Council
consider supporting this variance.

Open Site Space

The proposed open site space is 17% which does not meet the minimum 50% requirement as it
relates to the bonus density regulations of the current zone. The landscape plan includes detail
on the proposed planting. The lack of soil depth on the roof of the projecting parkade limits the
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planting that can be achieved, although efforts have been made to incorporate raised planters to
provide visual interest and to help soften the appearance of the rear patios. Extensive planting
is also proposed around the perimeter of the property and in the front patios. Should this
proposal not be advanced, any new development would need to comply with the 50% open site
space requirement. Since appropriate landscaping measures have been included in this
particular proposal, staff recommend for Council’s consideration that the open site space
variance be supported.

Proposed Setback Variances

The proposal requests the following setback variances:

e reduce the minimum required front yard setback from 10.5m to 4.26m for the building
and nil for the parkade

e reduce the minimum required rear yard setback from 7.14m to 7.0m for the building
and 0.72 for the parkade

e reduce the north side yard setback from 7.14m to 5.46m for the building and 0.9 for
the parkade

e reduce the south side yard setback from 7.14 to 2.46m for the building face and
0.57m for the parkade

e reduce the requirement for open site space adjacent to the street from 7.14m to
4.26m.

A request to reduce the minimum front yard setback from 10.5m to 4.26m is being proposed,
and this relates to a portion of the patio adjacent to the main entrance, with the majority of the
building facade located further back at 4.2m from the property line. This projection would not
interrupt the rhythm of the streetscape as the proposed building would be positioned similar to
the adjacent buildings to the north, which is setback approximately 4.5m from Heywood Avenue,
and approximately 2.5m for the Tweedsmuir building to the south.

A small variance to the rear yard setback is being proposed from 7.14m to 7.0m (based on half
the height of the building). Architectural interventions include a metal and stone ceramic
screen, which would assist in mitigating any impacts to adjacent properties to the rear. In
addition, the existing vegetation along the eastern property boundary is proposed to be retained
which will further improve the privacy between adjoining properties.

The side yard setbacks are required to be half the height of the building, which is 7.14m. In the
event that the proposal was for a lower height building, this in turn would result in reduced
setback requirements. The potential impacts on the north and south side yards are considered
to be minimal as the windows on these elevations are shallow and are predominantly positioned
above eye level, or oriented towards Beacon Hill Park in the west. Given the sensitive
architectural considerations that have been incorporated in the side elevations, staff recommend
Council consider supporting the side yard variances.

A setback variance from 7.14m to 4.26m is being requested for open site space adjacent to a
street. As this area is proposed to be landscaped, staff recommend that Council consider
supporting this variance.

Encroachment Agreements
With any project of this scale that requires significant excavation, construction methods often

require a form of underpinning which can result in material being left in the public Right-of-Way.
The resulting material (typically rock anchors) presents no concerns to the public interest and
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does not impact the underground infrastructure; however, an Encroachment Agreement
between the City and the developer is required. The staff recommendation provided for
Council's consideration includes direction to allow staff to enter into such an agreement, if the
Rezoning Application is approved by Council and if it is deemed necessary to facilitate the
construction of the project.

CONCLUSIONS

The proposal for a 21 unit multi-residential development is generally consistent with the
applicable guidelines and includes high-quality building materials and landscape finishes. The
contemporary design is supportable and complementary to the existing character along
Heywood Avenue. The variances related to building height, siting and setbacks are supportable
through appropriate building articulation and the provision of obscure glazing and architectural
screening on the west elevation, which mitigate any privacy impacts on adjacent buildings.
Staff, therefore, recommend for Council’s consideration that Council support the Application.

ALTERNATE MOTION

That Council decline Development Permit Application with Variances No. 000484 for the
property located at 986, 988 and 990 Heywood Avenue.

Respectfully submitted,

<. Ko~ Ofur /g

Charlotte Wain Jonathaw Tinney,

Senior Planner - Urban Design Sustainable Planning and Community
Development Services Division Developme epartment

Report accepted and recommended by the City Manager: .

Date: [ ben

List of Attachments

Subject Map

Aerial Map

Plans dated/date stamped February 27, 2017

Tree Preservation Plan dated February 20, 2017

Letter from applicant to Mayor and Council dated October 27, 2016

Letter from architect dated March 6, 2017

Staff report to Advisory Design Panel, dated January 6, 2017

Minutes of January 25, 2017 Advisory Design Panel meeting

Community Association Land Use Committee Comments dated October 20,2016
Correspondence (Letters received from residents).
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PROJECT DATA

CIVIC ADDRESS

LEGAL DESCRIPTION

ZONE
PROJECT DESCRIPTION

986, 988, 990 Heywood Ave., Victoria, BC
V8V 216, VBV 4V4

PID 009-323-708

PLAN 24

VICTORIA PARCEL A
(DDI429671) OF LOTS
22123/48/49 OF LOT 1694

PID 009-324-437
LOT 49/50 PLAN 24
VICTORIA S PT L49
&PT OF L50
R3-AM2,RI-B

MID-RISE MULTIPLE DWELLING NEW BUILD

HEYWOOD AVENUE

S
QPSS
KA
S4<S
PooH Bl

RIS
Lk
SIS

SITE ZONING PLAN

CODE ANALYSIS R3-AM-2 Zone Allowed! Redd Proposed bidg. Varance Red'd
#5twrers 4 +
Bing Area = 25m x 27m = 675m?
Therfore over 600, s0 Parc 3 Sie Ares m saf m st
3121 - Ocaupancy C - Residentil 4 soreys e e Ls75a08 PROPERTY
torage girage parmitid 1 3 seperte b e Coverage 0% max
P12 - Seorsse gz permied s seperae bldng Main Bulding + Exposed Landscaped Parlade L0822 1152878 % Ye
32250 - GROUP C up o 6 soreys,sprinklered Opensie Space 30% min
Wi Buiding + Exposed Landscaped Parkde 2w 266388 % Yes
322502 - permitted o be combustble o non-combustble Open Sia Space Front Yard o0 00
Street facig - | Fioor Aress rot ol baeonies] ma 3 oy
Parking Level . ez T3os7T
FRR - Ih or flors Main Level o 673
Levl2 61400 6609
sTorey CLASSFICATION  CONSTRUCTIONTYPE  FR& ovel 3 61400 6609
Penchouse Level 18583 524019
Parking Level 2282 [E—— S5 ToulFloor Ares st sazes
Level | 32250 Combusible e Totl Floor Area minus Paring Level 233485 sinn
Floor Space Rato (FSR) s 1
Level2 32250 Combusiie e
e . Toul No o7 Uris £l
Level 3 32250 - n ToalNe G0 7 PROPERTY
No.of 2 Bed Unies 6 UNE
Lol 2z Conbuscble " No.of Ground Orienated Units B
Finimum Aresof | Bed Unic 500 35521 5400 7680
Finimum Areaof 2 Bod Unc : 5100 952
Total Residential Foor Area 192400 2070976 LIMITING DISTANCE PLAN
FLOOR AREA | AREAPER |OCCUYPANT| EXITWIDTH |
FLOOR aRES OCCUYBANT] [sewacs ™ 13 13
PERSON |~ LOAD | Table3dd2a Front (West) ot e g e 1050 3035 % 3 Ve
Front (Wesd) o ne (Edeeof ) 1050 P 376 1234 e
Parking Level oo | desam | 2 100mn ront (Wast) o Ine (@alcony projction) s 78 126 i Yes
Front (Wesd) ot ne (Parkade fce) 1050 5445 000 0% MITIN i
Level | U | 2perenc |12 100mn
Long Rer (Bl lne  (Bulding fce) 714 14 17 s34 3 i "
Levei2 U | 2perenc | 12 1100mm Long Rear (Bt o ne (Edge of i) 74 na 171 a0 Table 3:2.3.1.0 - Unprotected Opening Limits for 2 Building or Fire
Long Rear (East) lotine  (Parkade face) T4 na n 236 Yes Compartment that is Sprinklered Throughout
Lovel 3 Ui | 2perene | 12 100mm
Short Rear (B ot ne (Bulding fce) I 154 29 592 GRATON | OSANGETO  DSTANGETo  rwTbsmmor AU samsior
fot sume | 2pereme | 6 oo Shor R (o ok e g s Tie v T i Yoo PROTERTY UNe__ CENTRE OF STEET__ UNPROTECTED Grehiiss_ UNPROTECTED orenivs|
Short Rear (B30 ot e (Prkade fce) i 16 12 4 Yer =
Exterior Sdeyard (Noreh)  (Buiding fce) 71 14 546 171 Yes : 4 = B
3241 - Fre sarm req srnblred) Exeror Sdeyard (North)  (Parkade fce) 74 na 0% 2 Yo 5 i ] i
. Incerior Sideyard (South)  (Buldingfce) 714 134 24 807 Yes ; i o s
32581 - Sandpipereqd (3 soreys) Inteior Sideyard (Souch)  (Parkade fce) 4 156 057 187 Yes - — =
3274 - Emergency power - 30mins or lghing West roperty Line to Streee centre ine: 508 w79 o
327833) &byl - Emergency power - 244 + 03h TG = = = H w B o
Average Grade (Geodese] e £ H 35 H )
Buiding Hoight 1200 93 1428 685 Yo ¢ i 3 v
Floorto cellngheghes  Parade (sverage) 29 968 o o 0
Hin Foor 24 900
Second Floor 24 900
Third 274 900
Penthouse Floor 305 1000
Fa
R Sl =
Vistor Salls 3 H
Dissbed Sl i
Toul Sl (Rato 1.4x:# nks) » »
Scoorer Scorage h
Bik Storage - s 1(100% por ni) 21 22,12 No horzontl)
Bike Scorage - Cus 2 (6 spae rack) 3 ¢
3
i y PR
RK MEDIUM DENSITY ATTACHED DWELLING e — 1 -

MID-RISE MULTIPLE DWELLING

LOT AREA - 1,463.60 m [ 1575474 sqfe

PROPOSED AREA FOR RE-ZONING
(RIB to RIAM) - 69.56 m? / 74874 sqfe

o @)

C SITE SURVEY
500

CASCADIA ARCHITECTS INC

1060 Meares Street

Victoria BC V8V 3J6 Canada

T 2505903223
F 2505933226

office@eascadiaarchitects.ca
www.cascadiaarchitects.ca

F Revien Revion

NO. DESCRIPTION

DRAWING

PROJECT DETAILS

4 586-990 H

Heywood Aven:

eywood Avenue

ue Development Company

986-990 Heywood Avenue
Victoria, BC

[F—
be

These drawngsand he cesgn
i

herein or

As indicated
1614 2017.02.24
1614990 Heywood Ave GD/P JBH




\

/ CASCADIA ARCHITECTS INC

2 v 1060 Meares Street
< X ) Victoria BC V8V 3J6 Canada.
g g NG,
@ ] H T 2505903223 office@eascadiaarchitects.ca
< 2 @ [0} F 2505933226  www.cascadiaarchicects.ca
0 @ H 13 350
0407 ey e ' Tisavay e 1oy ‘ ‘ 1565150
T T T
o BN | e 555 | Average Grade - 11.88m
H il
& f' | PROPERTY LINE |
L - L —
BIE; ‘
\ ERAGE GRADE CALCUIATIONS
¥ ; 221 I
*,75?, N I S A RN S U S ) E i .
g ‘& 8 4 o Fee | E Points Average of Distance between Touls
@ 2| e [ IS TRELLIS ‘ ‘ AN wed ol Grade Points (m) Grade Points (m)
§ £ g ae | mmeomn 206 %65
sofo (6.6 534076 1050, x .
=g 7 [ ! ! ilES a—& B.C 1283+1283)12  x 376 4824
| i I o 8| c-o 12834128312 x 000 000
1231 | I ] s (6 D-E 12834128312 x 030 385
[ adom - | E-F 12834128312 x 000 000
® e as = _ F.G 1283+1283)12  x 460 5900
B m G-H 1283+1283)/12  x 074 9.49
i Hel 1283+ 128312 x 327 4195
B 5| v 1) 1283+1283)/2  x  0l6 2771
2| b = J-k 1283+1283)12  x L5 1475
@>§ - — K-L 1283+1283)/2  x 016 2771
| b DA LM 1283+1283)/2  x 315 4041
w y = MoN 1283+1283)12  x 074 949
= N-O 1283+1283)12  x 758 9725
= E o F | (bmiami ko om o
= P-Q 1283+1283)/12  x 434 5568
z - Q-R 1283+1283)12  x 878 11265
7 | R-S 12834128312 x 093 193
— |- s-T 12834128312 x 705 9045
w © = T-u 12834128312 x 0% 1257
> 1 | u-v 1283+ 1283)/2 x 470 6030
o VAL viw | @eeneyie xo 13 174
< 2 P2 w.x 1283+1283)/2  x 255 nn
al 2as [l = X-Y 1283+1283)/12  x 634 8134
| g — il T Y-z 1283+1217)/2  x 000 000
®—|F ¥~ = z.m 2074121712 x 092 1120
[a) | ! g 12074117512 x 000 000
i g.Ct 175+1097)/12  x 1163 13217
(@] i cp 10974109112 x 510 5579
) N DAE 1091+1050) /2 x 1245 13402
o D, — | —p128e BR 1050+1062)/2 x50 5386
4 PG 1062+1050)/2  x 806 8955
; < e d GhH? 10.50+ 11.60) / 2 x 1787 197.46
2l o 2 = HE 160+1314/2  x 000 000
HEE > 986,988,990 HEYWOOD Ep 1314121472 x 030 379
> 5l gz P 144100012 x 000 000
g ¥ KL 10.01+1011)/2  x 600 60.66
w B a- L 101141150 /2 x 944 10200
1O MN2 1150+1349)/2  x 000 000
I O—|F |- 1—F I3 N0 1349+ 1349)/2  x 030 405
% } 2 orA 1349+1283)/2  x 000 000
. - — Grand Total = 170284m
70 (168) r\ L 10.91 >
Average Grade Calculation = 170284 / 14338 (Bullding Permeter) = 1188 m
©— i - H-—
0 1096
L E
n 2 B 5P e o [oT7ETaE
5. N reo e T D7 R Revsons [o1e 06
£z Gl T B NO. DESCRIPTION DATE
13 H
Qg T It E
g E [ Y 2 DRAWING
8 PATIO| A SITE PLAN
4
al PROFCT
. i
H - b H 986-990 Heywood Avenue
O—|F 3 > 2 H = = = - — Heywood Avenue Development Company
| | 7085 @) | mesasio)
| 1 52700 (1073 1 |
e f I T I 986-990 Heywood Avenue
0 . & ‘ | . Victoria, BC
= —T————T— Jf 1 s | [ e ————————
j j e 12, j o N s 050) R e ered o e g3 8 i i 10
" 1275 et
Side lane $ o
1:100
a
FE $7 R URBAR e
z Fd 1614 2017.0224
g 5\%\% CARGRE G | omamiar
5] Q 1614:990 Heywood Ave 55 1P BH
oW No.
: 00




HEYWOOD AVENUE

Y
CASCADIA ARCHITECTS INC
1060 Meares Street
) Victoria BC V8V 3J6 Canada
W T 2505903223 office@cascadiaarchitects.ca
0) ©) i F 2505933226 wwwesscadmarehicectsca
w027
PP . o e sman | soogem woasoy soure) muser
H Tt/ T | N _'1'___{_'anpsFm»E_'_"__'_"'{_T:‘(L{T'Tﬁ
A g i 4
B— ~ ¥ —t F
T e Erre ow e -l
; T 2
| ]
S - i — ||
N gl & : 5| Ll
&l g s g‘ moswd 2| £) -
g| g - — £ s = o)
3 3 ~— (nesenfied ane ranol E g H i
. b ‘ BEl g 4
° osenn . ~ E ‘L - g \ s
i — =i b
=| 25 | L _ H
®— - = == —— = — e - —
H [ 2 | { I 3 A _|
8 4 ss0aris 3011109 £
©— - = T A E—— - & [ N b
H [ | - |
4 3 : I A Pl
g u T b DA [ E
g E - g | 2 4 ‘ R K
H =N 3 B P | 5 2| Stomace ! :l
£ El si0 et g H &
] | Lo I e — g i
©— - —h———— e —_——— S e e e ]
5| , 22 2 -1 n j
E ; ! L
i g B ) } 4 18 4
_ H I _ - - = 1 % ,7wiL oomprn 15l 1
H : H B ST I
] ] g GLosET g i}‘ | }; |
3 — H H | I
2| | 2 g H|
[ | _ M i — [ R .
H | N L H I VO
5 L‘ ° < | ! ! a3
g E poson | g g 8
H i 2 = E oowszsn | E
: . | apem 5= E u | = |
§ g 5 | whSSstio 3 | | = ! il ®
g gk H g 5850 024
A Y A R B E I I I e L
K 3 &g & [ . T
19 gl 8 | g
g T \ g EED r - \ ! g
= —f 3 L 9 8¢ N I PROPERTY UNE, ~ | — -
E | g PERTY UNE,
VToR PARKIG | N
EXIT STALL ! !
g i
18 g Lzl [issos s L ' |
& - - - — st —
B awwn woar, dogery | o | oo, swassy &| 5 Pooieo)
I 1 1 ] M
1 4
] 7 | \ \ \ s T :
R < N o gl £
g & K 8 Hl &
al 2l H 3l r K s B P R Reviors [Bor7E
g5 ! g o | 1l —
h = T h | | | | | 1 | H NO. DESCRIPTION DATE
i 16 | ! g
g 7
I o | i I
g | } ‘ | | | | | B | PARKING LEVEL FLOOR
() I —_ PLAN
( 15 14 13 12 11 10 9 8 ! |
R _ ‘ e | |
| | | | st ! 1 | PRORET
H &l 17 1 ‘ ‘ sor b ; ! 986-990 Heywood Avenue
O— - 8 | 3 _1 ¢ RO CNLE - 1 Heywood Avenue Development Company
5l : | | | | ] [sas0 (5L i
g o | { moooy | oo | ween | mern | meen | sesa | ][] X 986-990 Heywood Avenue
O—1 - Victoria, BC
B - -t __ 1 woeemue T _§ ]
& ! ! ! 35350 (1160) ! ! 5070 (1687 # ferred
[ ] L] \ [ omurn \ \ | (S :
1 | [ [ | [ [ Avchiecs -
) ScAE
N 1:100
FROFCT N8R e
1614 20170224
RAWNGHLE CECED ST | DRAWNEY
C PARKING LEVEL PLAN 1614990 Heywood Ave GD /P JBH
: 100 REv.
20170024
owe o




AN

(i0)

I

T

T

1

A==

N | el e e =




HEYWOOD AVENUE

Y
CASCADIA ARCHITECTS INC

® (i0) 1060 Meares Street
Victoria BC V8V 3J6 Canada
T 250.590.3223 office@cascadiaarchitects.ca
WV T T T AN35 @350) T T F 2505933226 ‘www.cascadiaarchitects.ca
. omuey |, usper ,  wewn s uvan, | msoarsh i o iz |
(5)77 77777777777‘774‘7774'777777‘777777‘77777 e e R
£ N[ ‘ ‘ I | ‘ 3
E B | ‘ ‘ blos
‘ ‘ ‘ ‘ ‘
i | }
= | | |
® I S et — P — ”*77—'77777777%7*7
helosT, AW ey |
o ]
©—4 - = = i —+= = - —
B 2| = :ﬁ» | B
8 8 2 g = | 2l
N oGt %) g ‘ g
wn wsogery R g H ‘
: o €] |
N 5 &
N Seo) _ _ _
" " s .1 e I
i | |
| Slg — o) i
I wos  Misas g [[ess 6o [l o0 6], sisoqoen 5] [is20 ) Slomme o HI T - -~ T
1 i e g | H Pl s oty | [ty ‘ y
g 8| oam | g : = 12
E E - QO] @ [ — § A\
A ) - A ) i 2 2 RN 3775 (75 — - — [|Z N
| i = i L | K
ki 5185 (170 o o-i) conmoon 8 gl 5| g
‘ @ il 2 '9" 5 g |3
r 4 30 e : i o
| Sk 3 B e =B O H
siror] g weonbonuner [T iR “.
- ]I@I g | =
152065.0) b T Piison
In Bat HE oI
E 5 3 sTam S a l
<l i v corfioon B8] 1601 S o o
& ‘ - [ ° 2 ) ‘
2| S > B Lxms |
: bl & [ [l [
w g Qe s S zen |
= Pl | B HE huzr ‘
T = g =G 2 seonoor{unr gl n
g ] ‘ z b P ) & ST
R | ot ‘:m—“ e H R gl e g | NO. DESCRIPTION
@i - — - el T )2 e ) O - -
£ a8 ¥ o RAWING
g i J 5 HoylE L ‘ 2/3 LEVEL FLOOR PLANS
| S s ) wor| | [ | |
| ~ | g
| | L | | | |
© 1 ! ol ‘ | ! T | | f | FROECT
< [ ! [ 986-990 Heywood Avenue
O—- - ,7,7,#,74{77277%,i,, RN (U S I 7774‘773* Heywood Avenue Development Company
! msaery | 7045 @3-17) oz 1600 (5-3) 9435 @011 986.990 Heywood Avenue

36570 (120.07)

4565 (15:0)

|

C LEVEL 02 + 03 PLAN
100

Victoria, BC

1614 2017.02.24
1614990 Heywood Ave GD/P JBH




HEYWOOD AVENUE

m
P PO » @ ® @ ® i) CASCADIA ARCHITECTS INC
‘ ‘ 41135 (13507 ‘ “( 1060 Meares Street
T T i ‘
T T |

260 04.) i) @ Victoria BC V8V 3J6 Canada

T 2505903223 office@cascadiaarchitects.ca
F 2505933226  www.cascadiaarchitects.ca

260040) si45 016111 ! 795 @)
T

, 7410 04:5) 6105 001 L 2070y

2675 @) _

I I I
| | ] 3
I I I
5
I I I A
‘ ! o
OHIT 5 T s et e (TR ——— e — -1
il H ——
H I I Iy
H
:
| |
— e e e T
| ]
J[ g | |
1 T T Y s il i 1 il R N B
| ‘Jm‘ ]]] S ]
B i N I
3 sols s 0 e T
g 7 i R T T 1
g J} s nen o [— = —_
isw0 i
v
f

L

Bl ==rm

e
|

®,§, I E A 520 5:0) Y P O N S B
2 N\mR 2 | !
! _ “loso o Tases s ‘ R
| } -
| | o 2236 |
I mexm T
— | omce &
©1 - i 1T [ oo [ 5 ‘
! H
E | 0 @10 2080 (101 | |
£ I
s |
P AT | |
[l
I | hnid N N | | |
|
1 : 0 !
\ 1 = g
T ] 1) o | 3 i | | | 3|
2 B L g 3 H
wweag|| o 2050139 e ‘ ‘ . ‘
(A & - e = =5 o
| | Py NO. DESCRIPTION
o] g2 10995 a6 | I 7020 230 ]
3 ‘ i i ;l = ‘ ‘ 7 ‘ ] < G
g e e e —— 3oy ey, —F== H PENTHOUSE LEVEL FLOOR
® B T | L g [ ! : PLAN
T | S )
I I I | | | i ToReT
FromERTY Und +‘ ‘ ‘ ‘ 986-990 Heywood Avenue
a0 (40) 500 5| 1015 (395) @ ary s | 795 @311y ‘ Heywood Avenue Development Company
Teas @, 1 1 36570 (120.0) T 1 I 1565150
‘ 41138 (13507) w 986-990 Heywood Avenue

N Victoria, BC
&) -

O PENTHOUSE LEVEL PLAN

1:100 I:100
1614 2017.02.24
1614990 Heywood Ave GD/P JBH




CASCADIA ARCHITECTS INC

3400 (11°2) 5120 (16:10) 7000 (2307 530746 5070 (16:87) 1060 Meares Street

0} (? ® i =

2000407 1090 @-7) 7050 @22

760124 o s | 22855 050 | | e | 7135 0v5) | 4565 0150) Victoria BC V8V 3j6 Canada
I

— — ‘ — -J J_ L J T 2505903223 office@cascadimarchitects.ca
1 T _\_-___ T o T T —_———— _———_——— 0

F 2505933226 ‘www.cascadiaarchitects.ca
B ‘ morarrig | ‘ ‘ ‘
Qff—fffﬂff—ffff—*—*Lf—f—f—f—f—f—f—f*f

a700r6)
a0 ars)
7625 25-0)

Parapet
(OPERTY LINE

|
|
i
|
S R R I
| |
I |
FL ik
N -
| |
hl T
5 |
]
| |
| |
=+
|
|
|
|
=
[

i o
I I I I o) I \| N
8 | g
- 1 E B
(SN I ;N | = RN | ) I S R I
¥ [ g
I I 2 8
w'iir ) i ‘7 o 7\;/7 ) ot A I ) 77@
N 73\ 1 |
H [ 2 | | g
H | |
: L | e | \ B :
[ H | | 1

|
T
26315 @84)

D

|
|
|
_| !
! ‘
|
|
|
"6 @)
I

——
‘ , ‘ H
! K
©— - L 4r _ PR T I
| ' |
P Parapet " I |
T | [
i [ | [ 4
| ] | g
— - — I - — - —T——— : e
g | NO. DESCRIPTION
| | | T DRAWING
1 ' ' £ ROOF PLAN
I | g
|
[ [ remr A— e — e ———— - - ‘ — ‘ 986-990 Heywood Avenue
Heywood Avenue Development Company
| sedursy | | e | | wnen) moesn | | asars) | s |
| |
‘ Il ‘ ‘ 25675 -7 ‘ ‘ ‘ ‘ ‘ 986-990 Heywood Avenue
41135 (13507) Victoria, BC

|
[
C ROOF PLAN &)
100

FROECT NUMBER Dae

1614 2017.0224
DRAWING FILE CHECKED BY | DRAWN BY
1614990 Hoywood Ave GD/P| JBH




I

P R — "
g
2
]
pritai ey - |

4o g

s 7

WEST ELEVATION
1:100

W64

2

MNORTH ELEVATION
| :100

==

=

JI ME
| i
1 I -

HET

N\

CASCADIA ARCHITECTS INC
1050 Heares borser
Wictoris BC VBV Jjé Camads

T 150590311 oMcafoncadaarchiecnca
FOIS05903106  wwencasesSasrchhecso

VT CImAreC TE
T & TR TR SR
AR CLATING 1 AL R

LA GLARD § AP HANDRAL

G DA TUAL NI CITAN SR

FIRTICAL BCARDS PSS COMCRITE

DATE
" W &N ELEVATIONS
986-990 Heywood Avenue
lbr-w-ﬂm Duwelapiment Company
F86-590 Haywood Avenua
Wictoria, BC

TR -

z CLU o .

Wibre i s GDIF) JBH
s

mrms

2

~ A300




1M

i iy

EAST ELEVATION
| =100

£

East elevation illustrating planting on
neighbors side of property line

sk

1597

(]

SOUTH ELEVATION
12100

N\

CASCADIA ARCHITECTS INC

%
E
!

NO. | DESCRPTICN DATE

1_au | ]ﬂ_l?.?u‘
[ re—p— GDIR JBH
e
mita 2




2066

5500 (18-0)

780 08107

SDEWALK

®

7140257
12 BUILDING HEIGHT

4500711

i
=

@© ©
i i

| ]
b sebrdoM UNIT | |]
ol

L

208 (7).

3050 (10:0)

7140 035
172 BUILDING HEIGHT.

O prspe

216

w7 | 18060,

|- cos 2R
I [ J
a o [ || I 2 BEDROOM UNIT B il
7| il B \
77‘7/]‘ [ | s 1915
4 ‘ ; INIT o
2 g g
&1 §
18 s 1597
L“L’ i e i
710 a5
=——= 128

ENTRY RAMP

NORTH / SOUTH SECTION

@

I:100

? (?
Mechanic:

| uni screey

BEDRO) NIT| |

2 BEDROOM UNIT ‘

2 BEfRooM [INniT

1 BEfpROOMJUNIT

7140 03:5)

4508 143
| 2| |
2 BERO!
2 BE#RO
Mechanicg!
it |
/ | BEDRO

M UNIT

DM Ul

M UNI

3050 (1007

! e e

3145 (104 ‘ 3178 107 ‘ 175 (10°5) ‘ 3835 (127)

9
i 12 BUILDING HEIGHT

LONG EAST / WEST SECTION

@

1100

ing |
de
o958
70, Prape

Lol

5 tews

y | Lem:

5

E

19

)

26.16

23

19.15

1597

1283

l-

CASCADIA ARCHITECTS INC
1060 Meares Street

Victoria BC V8V 3J6 Canada

T 2505903223
F 2505933226

office@eascadiaarchitects.ca
www.cascadiaarchitects.ca

7 R Revaor:

T F Revien Revion

NO. DESCRIPTION DATE

DRAWING

SECTIONS

oRCT
986-990 Heywood Avenue

Heywood Avenue Development Company

986-990 Heywood Avenue
Victoria, BC

Conp s therein or

of Castada

1:100

1614 2017.02.24

1614990 Heywood Ave GD/P BH
o ||




=

P g? ? ' G{‘O @‘P © (?

5480 (18-0)

B E——— | _ | | 018 2616
] ‘
‘ 2 BEDR( M UNIT 2 BEDROOM UNIT
I | I | I
I
| _ w232

‘ 2 BEDROOM PNIT ‘ 2BEDR[+O UNIT

3175 (10:5)

19.15

— 2BEDROOMUNIT | BEDRGOM UNIT

375 1057

1 BEDRJ(OM *NIT

il
| BEDROOM UNIT

3145 (104

‘ ¥ ‘

Ep—— _

|
N s
|

PARKADE |
|

= 5 ; i
‘ ‘ =ik

\ \:\H*H\*H\EHEH\i\Hi\HiHEH\iM\iHE\H*H\*HEH\*H\*H\‘

L T T T T

O

O




@ VIEW OF SOUTH WEST
1100

O VIEW OF NORTH WEST

1:100

TO Parapet

Q HEYWOOD STREET ELEVATION
1 :200

MATERIALS

T&G NATURAL FINISH CEDAR:

STONE CERAMIC TILE:

=4
a. nE —
METAL & STONE CERAMIC SCREEN————l

GLASS GUARD WITH METAL HANDRAIL:

(CONCRETE LANDSCAPE PAVIN(

l-

CASCADIA ARCHITECTS INC
1060 Meares Street

Victoria BC V8V 3]6 Canada

T 2505903223 office@cascadiaarchitects.ca
F 2505933226  www.cascadiaarchitects.ca

PR

7016 1206

o v
NO. DESCRIPTION DATE

DRAWNG

PERSPECTIVE VIEWS

wRoReT
986-990 Heywood Avenue

Heywood Avenue Development Company

986-990 Heywood Avenue
oria, BC

SCALE -
As indicated
FRORCT NUVBER B
1614 2017.0224
DRAWING FLE CHECEDBY | DRAWN BT
1614590 Hepwood Ave GD /P JBH |

DWG NO.

A500




N

t

Street
a BC V8V 3]6 Canad:

CASCADIA ARCHITECTS INC

i

2
-

1060 Meares
Victori

DESCRIPTION

SHADOW STUDY

} §86-990 Heywood Avenue

Heywood Avenue Development Company

986-990 Heywood Avenue
ic

2017.0224

A501

1614

161499 Hoywood Ave

I T e

Pt ISR SSp S e




N ZAN

Sy N

P Maple (1)

Trellis with Vine Over Ramp-

Retained Fence

Mixed Shade Loving Shrubs.

Decorative Stone
Garden

AN

YRV NN

& Vines, & Gravel Edge

Rumble.
Strip/Threshold
Removed
Tree (typ) 4

Extra Long Bench-

Pavers (typ)

Bike Rack for 6

All Patio/Garden

Furniture by Home

Owner

Garden Gate (typ)

New Akebono
Flowering Cherr
Trees on Blvd. (2 tot.)

&

150D (typ)

Raised Planters with Finish to
Match Building (typ)

Yew Privacy Hedge (typ)

Lavender Borde

Patty's Purple Hebe &
Springwood White Heather
(cascading) in Raised
Planter

VE.

HEYWOOD A!

Mixed Planting with Burning Bush,
Rhododendron, Fatsia, Dwf. Hinoki
Cypress, Azalea, Mockorange,

o iekinnick &

Climbing Rose

Sod Maintenance. ~.-

Vines,

Maple & Mixed Shrubs
in Raised Planter

ﬁ—Milky Way Dogwood
S

(typ)

&

Gravel Border @ Grade

Shade Loving Walkable
f Groundcover

Screens to Match
rchitectural Screens

Large Rhododendron & Yew
_ on Mid-Terrace

Climbing Rose on Screens

Thyme Gi

\PJapanese Snowbell (3)

Boxwood

Hedge (typ)

Galaxy Magnolia (5)

Frans Fontaine Hornbeam (8)

I
Recommended Nursery Stock
Trees

Botanical Name

Acor Sroatum

Acerpaimatum

Carpinus betuus Frans Fontaine’
Cormus kousa Miky Way’
Vagnola Galaxy

Prunus e

Stowart psoudocamelia

23 Total

Large Shrubs
86 Total Botarical Name

Chamaccypars obusa Nana Graclis'

Evonymous alsus Compacis’

‘Common Name

Japaneso Stowarta

< e
Owart Hinoki Cypress
Owart Buming Bush

-

#15 ot 2mnimin

Gemeal.
#20p0t

Somcal

Tomcal Medium Shrubs
#2000t 55 Total

Size
#15 ot feature)
#pot

Fatsia japonica
Priagaphus Bl Etile

Rhocadendron ‘Ansh Kruschie

Japanese Fatsia
Mock Orange
Anah Kruschike Rhoddencion

Rosa ‘Canstance Spry climbing (0 Ausin) ~ Constance Spry CLRose (deep pirk)

Toxus baceata Stanishi
« Fatshedera ze “Annarmiake’

Botanical Namo

Columnar Golden Yew
Goldan Varigated Flashodera

Common Namo.

Picaa abies Niformis'
Sarcococea ruscfoli

Birds Nest Spruce
Sweet Box

#7pot
#5pot
#5pot
#1poL

#5pot

#5pot

T2mn

-Japanese Maple (2)

Dwarf Hinoki Cypress (2)

Small Shrubs
221 Total

Botanical Name
Azalea japonica Glacie

‘Azaioa japonica Herbert

Daphine casorum Ruby Giow
Erica camea ‘Springwood Whie
Ercasp.

Habe busila Paty's Purple
Lavandula offcinalis

Manonia nervosa

Nandina domestia Harbour Duar
Pirs faponica Prelude
Saroococca hookeriana var. umils

Perennials, Annuals and Ferns

85 Total

Botanical Name
‘Achilea milfolum Papria

‘'ew Hedge (typ)

Milky Way Chinese
Dogwood (flowers)

Dwarf Hinoki Cypress

@

Reference Plant Images

Japanese Maple

Japanese Snowbell (fall colour)

Crama Brile
Ipomea batatas Margarta

Margaria lpomea
Puple Fountaingrase.

Miniature Brass Butons.

Common Name size
Glacier Azalea Som cal Pennisetum setaceum Purpureun
Poystchum setferum Sof Stied Fom

Hrbert Evergraen Azalea #5pot
Ruby Glow Daghne. #3pot Groundcovers
Springwoo Whie Heather #1po0t 1075 Total Botanical N Gommon Name
Haather #1pot Arctostaphylos va ursi Vancower Jade!  Kinnickinnck
Paty's Purpl Hobe. #5001 ‘Gaultheria shallon saal
Engish Lavender #7001 Leptineta gruver
Low Oragon Grape #1pot Trymus sp Crseping Thyme
Harbour Dwarl Heavenly Bamboo 41 pot Vines
Pretude Pers o0t 25 Total Botanical Name Gommon Name
Dwart Swoet Box 250t Hydrangea paioais Ciimting Hycrangsa

Notes:
Common Name Size 1 to current BCSLA L Standards.
Paprka Common Yarrow #1pot 2

\\

CASCADIA ARCHITECTS INC
1060 Meares Street

Victoria BC V8V 3J6 Canada

T 250.590.3223
F 2505033226

office@cascadiaarchitects.ca
www.cascadiaarchitects.ca

2B-495 Dupplin Rd. Victoria B.C. V8Z 188
Phone: (250) 5980105 Fax: (250) 412-0696

Revisions
Received Date:
March 21/17
Deemed Date:

civy or
VICTORIA

February 27/17

Feb 2017 Bivd. Trees revised for DP resubmission

Dec12-16

DRAVING,

Landscape Concept Plan

Ground Level

PROJECT

986 Heywood Ave.
Victoria, BC

Bike racks revised for DP resubmission

which may be infrred therafrom are, and a ll ims remain. the

for any purpose withou the express writen consent of Cascadia
Architects.

SCALE
1:100
PROJECT NUMBER Date
1636 Oct 17,2016
DRAWING FILE CHECKED BY|  DRAWNEY,
ARCH: 1614-990 Heywood Ave
REV
DWG. NO.




I\

CASCADIA ARCHITECTS INC

1060 Meares Street
Victoria BC V8V 36 Canada

T 2505903223  office@cascadiaarchitects.ca
F 2505033226  www.cascadiaarchitects.ca

[0 cxon e rcHTE

2B-495 Dupplin Rd. Victoia B.C. V8Z 1B8

Reference Plant Images

Phone: (250) 598-0105  Fax: (250) 412-0696
Built-in Planters with Waterfall Japanese Maple, Laurel Tree, Mugh . = %4 3 " “f:'ﬂi‘ S
, Pine, Pieris, Heather, Fern, Azalea and Climbing Hydrangea on Screen, 5 8 £ - 3

i Built-in Planter with Cascading 3
Honeysuckle Vine & Sweet Box

w1 |
Built-in Planter with Cascading}
Honeysuckle Vine & Sweet Box

S [

[ st

K 7 i \ \
[ H I i
; A S J#Jij‘
Patio Furniture & Potted Plants b

Owners UNless Noted Otherwise

i N

Decorative Tiles or Concrete P: 1

2
+ R

Gold Flame Wedding Party Mix
Honeysuckle Vine Hellebore

aple

Fall Colour

Climbing Rose on Screent——+1

Revisions
Received Date:
March 21/17
’ Deemed Date:
Mugho Pine February 27/17

Deci2-16  DP resubmission

ciry o
VICTORIA

DRAWING

+

Recommended Nursery Stock (Roof Only)

Landscape Concept Plan

5 = | | | | | I

Botanical Name ‘Common Name size Penthouse Level
oot pamatum Watertal Watetal apanese Mpe Tamnt
chila mieiohum Papria #ipo
by - > oot
Built-in Planter with Cascading& ™ AP A4 Y | . Y 1 PROIECT
Honeysuckle Vine,Sweet Box &¢; 17 4 i 986 He d A
& F = - o leywood Ave.
[ =Hellebor Built-in Planter with Herbs & Dear. e Vit B
. . __Blueberry Shrubs eckro #5p0 ’
. . Pt aponica Praude e
i Pius mogo var. mughus 5o
Prunus ustanica Standarized Laurl Temnt
\\/ RosaConstance Spry cimbing (O.Austin) ~ Consiance Spry Cl Rose (deep pink)  #1 pot
Sarcococca sl SweetBox oot
Thymos Croepig Thyme #sPagot iich may b nfered herefom ars, and i3l mes remai.he
Vacciium x Nothsky (hall igh) Norirsy Busberry #5pot

for any purposa without the expross writon consent of Cascadia
Arehiects.

e
SCALE
L 1100
PROJECT NUMBER Date
1636 Oct 17,2016
DRAWING FILE

CHECKEDBY|  DRAWNEBY

REV.

owe. No.

LA-02

ARGH: 1614-990 Hoywood Ave




ity or
VICTORIA

Revisions

Rdceived Date:
February 20/17

{ #3 ,
29 PROPERTYBOUNBARY i

-] “:B’R

LT e
exsTs careoe
~08E DEMoUSHED

EX\ST"\G HCUSE
MOUSHED
T

AREA 1463m®

PROPOSED NEW.
CONSTRUCTION
o

= =
EXISTNG HOUSE
TO BE DEMOLISHED _

TREE INVENTORY TABLE

()

mege

#3C How Prote e Pererng Detsd

LEGEND
REPLACEMENT TREE

©  DECIDUOUS

I]JCOMFER

2 remove mee

erases i kigack

Protected | Heaitn ural Bylaw
,fz“m Location Common Name DBH(cm) | RootZone °’°"";""‘)“““ (Good, Falr, |Condition (Good, | Protected |  Comments /Notes Recommendations
Radlus (m) Poor) Falr, Poor) Tree?
1 Off-site 'Shver Blrch 12 3 2 Good Good No Provides visual screeniag Retain and protect
1A OH-site Golder bamboo multple stem 2 2 Good Geod No Provides visual screenng Reta'n and prolect
18 Off-site Red cedar (hedge shaped) muttipla stem 3 2 Good Far No Provides visual screening 'Retain and prolect
ic Off-site. dockuous 14 3 2 Good Far No [Provides visual screening [Retain and prolect
1D OH-site. |Golden bamboo multiple stem 2 2 Good Good No Provides visual screening Retain and protect
2 1988 Heywood Avenue  [Fruding Apple 24 5 4 Falr Far No I confiict with construction.  [Remove tree.
3 |88 Heywood Avenue [Fruting Appie 30 s 3 Good Good No [in coofictwith constructon. [Recve froe
A OH-site Red cedar (hedge shaped) mutiple stem 3 2 Good Fair No Provides visual screening Retain and protect
g [Off-site Frui e 20 3 2 Good Fair No Providos visual screening  [Retain and protect
s Of-site. deciduous 20 3 2 Good Fair No Provides visual screening Retain and prolect
4 1083 Heywood Avenue  {Omamaentsl plum 18 3 2 Good Good No in confiict with construction.  [Remove tree.
[‘_A 928 Heywood Avenue 20 4 2 Good Good No | contictwith construston. [Rerove trea
5 |988Heywood Avenuo  [Cypross sp. 18 4 2 Good Far No [in confict with consiructon. [Remove ree
o v
6 Avenve y 7 9 5 Good Good T P
7 |988Heywood Averve  [Bigleat Maple 2 5 3 Faie N0 [inconlict with consinuction. —[Remova tree
s 086 Heywood Avenue  [Plum 2 6 3 Faie Poor N6 {in confict with constnucton.  [Ramove trea
9 |peaHaywood Averue  [Appis 2 5 2 Foir Far No |
Yo
10 Boulevard tres Flowecing Cherry. &8 5 3 Fair Far No. [Remove tres & repiacemant plant
11 Boulevard ree Flowering Chesry 8 2 1 Good Good No [Recent plant Remove iree & replecemant plant
12 8 2 1 Bood Good No [Recent plant Remove tree & raplacernant plant
iz Fi Chry 10 2 1 Good Good No = R [ piact

Fig. 7: North-eas| corner. Tree #3.

Fig. 2: Remove Iree #6

u; il
Mt

TREE PRESERVATION
MEASURES
1 fatre 110 prepurston beges wed

P11, e

oo oelecton aren (TPA

3 Procedr for bastng “ens vas foot
rones:

33ting vErIhos m 18g vieaty of
Tres Protecton Areis are nol ko
mm a peak pante veteety of 25

B Voo sty 5 engres
~ sasanl 1 3 Tes

" Mo
N th 1o Srehs 3
T S

§

Usa DYNAMITE a5 o asgic
A No fartizerbased explosa i
i peorited eon tor toxstels ves rects
dp The conractor wd provent rock
{ eenes rom e biast 36 bom enterng
e 1PA |

roots damazed wil be
19 undamaced tasun by

The vameal faco of D aravatan

s ik Yoo
P

the foct z00¢ of the
dacd by sccaviion

b topcroriad
ot res i ar

7 Rersred vees el ot
vy Orng ¢ porid o

vanne

& Ay acces st be
2pSoVed and rupernted 3y the project
arvemst

9 M3 eqapmont, matervy or excavaned
101 W Ba aced e stersd wive e
A es T pataTICUARLY

nn\vmo sms NEEBED 0 FoR

FAUKFILLING

FANoATION

10 One Reptacamant Tees wil be

THActad 83 deathd 1 mtcsion for the
ot Trea 6 (T4em e b h Mcreny

|
{ A
| oaseaien Shase s protreoned by
oy ol Viciona representate
| Pesss sca e nndicsse PM lcx
| anerite datais of the replymamens:
{12 Cay of Vetona vid remeve e
o bsart Yees (810,13,

rpdement wies M the  clemt
ransas

-S GyeandAssoclates.ca

panizet
986 + 988 Hoywood Avenus,
Victorla, BC

swzerTme
Treo Management Plan

Teermre. [vaveon
v no| oeseronion oarE




{

JAWL | residentia

City of Victoria October 27th, 2016

No.1 Centennial Square
Victoria, BC, Canada
V8W 1P6

Attn: Mayor and Council

RE: 986 988 Heywood Avenue Rezoning and Development Permit Application

Jawl Residential Ltd. and Tri Eagle Development Corporation are pleased to submit the rezoning and
development permit application for the properties located at 986-988 Heywood Avenue. The purpose of
this application is to construct a 4-storey multi residential building overtop one level of secure

underground bike and vehicle parking.

Reflecting upon the details contained within the City of Victoria Official Community Plan and Multi Unit
Residential Design Guidelines, the application was further refined through months of community,

immediate neighbour and municipal staff consultation.

Feedback gleaned from the consultation and review process, balanced with the applicant’s vision has
informed the overall 4-storey form through which the proposal takes shape. Additionally, it was identified
early in the consultation process that building siting and architecture were key to minimizing shading

and maximizing privacy for existing neighbours and future residents.

Contained within this application and further to this covering letter, project architect Cascadia Architects
have provided a supplemental report that details key elements of the proposal.

Both Jawl Residential and Tri Eagle are excited for the opportunity to submit this application and look
forward to continuing a working dialogue with City staff and presenting to council in the near future.

Sincerely,
David Jawl Travis Lee
djawl@jawlresidential.com travis@trieagle.ca

Jawl Residential Ltd. Tri Eagle Development Corporation
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March 6, 2017

City of Victoria

No.1 Centennial Square
Victoria BC

VB8W 1P6

Attn.: Mayor & Council
Re:  986-988 Heywood Avenue Rezoning and Development Permit Application

We are pleased to submit this summary of the Rezoning and Development Permit applicaﬁon for 986, 988 Heywood
Avenue on behalf of Jawl Residential Limited and Tri-Eagle Development Corporation {collectively the ‘Applicant’).
The rezoning and development permit are required to construct a four-storey multi residential building. The details
contained within this application have been carefully crafted to respect thé neighborhood, the park setting and the
spirit/intent of the existing R3-AM2 zone that applies to the majority of the properties.

Prior to commencement of any design work, the Applicant immediately began a consultation process with the owners
of neighboring proper_ties as well as City of Victoria planning staff. The consultation and review process continued
throughout the Schematic and Design Development stages and included but was not limited to the following meetings:

Pre-Planning Meeting City of Victoria — July 6', 2016
Numerous Individual Meetings — July 2016 — October 2016
905;911 Oliphant Townhome Strata Meeting — July 12%, 2016
900 Park Strata Meeting — September 7, 2016 -

Public Community Meeting — September 13th, 2016
Pre-CALUC Meeting - September 26, 2016

Formal CALUC Meeting at FGCA - October 20", 2016

AN N NN Y

As the building design development progressed, follow up meetings were held where

information was shared and refinements made based on the feedback received. Additional 1060 Meares Street
Victora 8C VBV 3J6 -

feedback from City Staff has been incorporated and the Advisory Design Panel has cf,:;: g

recommended approval of the project.
T 2505903223
F 2505903226
Existing Site Characteristics, Official Community Plan and Zoning:

The two parcels encompassed by the proposal are 1,463 sq.m. in total area, and are currently
occupied by two detached houses that are not registered heritage. While efforts have been
made to relocate the structures, the tree canopy along Heywood Avenue and Park Boulevard A Corporate Partnership

www.cascadiaarchitects.ca
office@cascadiaarchitects.ca

make any relocation impossible. : Principals

GREGORY DAMANT
Architect AIBC, LEED AP

PETER JOHANNKNECHT
Architect AIBC, LEED AP,
Interior Architect AKNWY Germany



~ The site is sloped, falling 2m from the SW corner (at Heywood) to the NE corner and is relatively flat in terms of tree
canopy, with no bylaw protected trees.

The current zoning is R3-AM-2 — up to 4 storeys and 1.6:1 FSR, except the notch at the east property line of 986
Heywood, totaling 63 sq.m. is zoned RB-1. The split zoning on the sité is the primary reason that this proposal involves
a re-zoning. The site is designated Urban Residential by the OCP, meaning it is intended for muiti-unit residential, as
reflected by the existing R3-AM2 zone allowances.

The property is characterized by both its proximity to the natural landscape of Beacon Hill Park to the west and to the
Cook Street village to the east, including the eclectic mix of single—family hiomes, townhouses, and 3 to 4-storey
apartment buildings that constitute the Cook Street community. In fact, the site is bordered by a mix of all three building
types. To the north is a 4-unit townhouse development. To the east, detached houses, and to the south 3 and 4 storey
condominium buildings. Heywood Avenue is a local road but not part of the City's greenway network and does not
host any transit service.

The project is subject to the OCP Design Guidelines for Multi-Unit Residential buildings, and will be part of the Fairfield
community, whose neighbourhood plan is currently under development. The'analysis of the OCP, zoning and site
context reinforces the initial input of neighbours that the current R3-AM2 zoning reflects an appropriate level of
development density for this site, and the proposal presented here is based on that starting point.

Description of Proposal

Massing & Siting:

The building design concept is based on two imperatives — firstly to maximize daylight and views to the east and west
while maintaining a sense of privacy for the neighbaurs to the south and particularly to the north, where the backyards
of the townhouses on Oliphant would typically be overlooked by the new building. The resulting building form is a
series of stepped vertical solid and screened panels that create east-west views through their spacing, while reducing
visually direct connections to the north and south. This addresses the OCP context-related guideline 1.6, which
suggests that buildings “be designed to address privacy, particularly for portions of the development abutting the side
yards of adjacent single-family dwellings.”

In terms of massing, the building reflects the intent of the current zoning, with a height of four storeys, underground
parking, and an FSR of 1.6:1. This was an important principle for the design team to maintain, based on the site
analysis and understanding of the neighbour priorities. However, the siting has been adjusted to respect the specific
context, and the OCP design guidelines.

The building has been shifted south and west on the site to minimize shadowing of the smaller scale properties to the
north and east. This shift results in setbacks from Heywood and the south property line that are smaller than typical,
but are contextually appropriate given the precedent of the Tweedsmuir Manor building to the south, and the fact that
to the west is the expanse of the park. Building setback distances to the north and east are maintained in keeping with
the “one-half of building height” requirement of the current R3-AM2 zone.

CASCADIA ARCHITECTS
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Furthermore, the top-most storey has been set back, and the vertical ceramic-stone clad panels, which create "rhythm
and visual interest” in the facades, are changed to screen elements at the building corners to “enable sunlight
penetration to ... open space” as per items 3.3 and 3.5 of the guidelines. '

Streetscape / Relation to street: _

Along Heywood Avenue, three ground floor units have individual garden gates, patios, and main entrances. The
building lobby features an extended canopy and all-glass front wall to clear identify the primary building entrance.
The adjacent parkade ramp is covered with a trellis structure to visually minimize the impact of the ramp and help
muffle vehicle noise. These elements of the building form address the principles of the OCP Design Guidelines
Section 2 that state “residential use at street level should have strong ehtry features and building designs that
encourage interaction with the street' (2.4) and that “individual entrances with direct connections to the public
sidewalk are encouraged.” (2.5.1). The landscape design prepared by LADR Landscape Architects also includes
continuous planter walls with trees growing to a scale appropriate to create visual interest at the public sidewalk

without overwhelming the patio spaces.

The height of the building will require a variance relative to the R3-AM2 zoning limit. This height variance is the result
of several factors. The R3-AM2 zone height allowance of 12m and 4 storeys equals less than 3m floor-to-floor
(effectively a 2.45m or 8'-0" ceiling height) once floor assemblies and parapets etc. are considered, and without
reference to the natural average grade. This is an out-of-date standard as market design is now 9-0" clear ceiling
height, and this 305mm (1) per floor accounts for 1.22 m of the variance. Additionally, as noted, this site slopes away
from Heywood Avenue, with the resultant natural grade being on average just over a meter lower than the grade
along Heywood. The main floor elevation is set meet the average along Heywood to make the main entrance an
accessible ramp slope at the low end, and prevent the ground floor unit being too far below grade at the high end.
This grade also works with the depth of parking that is achievable due to the slope of the site. As a result, the building
height as calculated for zoning, appears almost a meter higher than it actually is at Heywood Avenue, and this is the
cause of almost all of the remaining height variance, except for 305mm (1) of additional ceiling height provided to
the penthouse level units (10’ ceilings). The design team reviewed the sun studies in determining the ceiling heights,
and due to the setback of the upper floor the extra height makes no appreciable difference in terms of shade impact
for adjacent properties.

Exterior Finishes

Architecturally, the solid panels that define the massing and views create a rhythm of vertical elements on the east

and west elevations, separated by expansive glass walls and transparent balcony rails. This pattern responds to the
_rhythm of trees that line Heywood Avenue on the park side of the street— part of the site’s unique setting adjacent to

the park - and at the same time recalls the classical device ofi the colonnade as a primary structural system and

expression of human place-making in the landscape.

Materially, the design expands on that image, using a minimal exterior palette of high quality, durable and traditional
finishes including limestone-coloured, stacked ceramic-stone cladding and screen elements, clear glass windows,
and natural wood soffits. The result is a building that draws on historical inspiration in a site-specific response to
achieve an elegant, and timeless expression that also addresses the OCP guidelines for exterior finishes, which state
that “exterior building materials should be high quality, durable and capable of weathering gracefully.” The guidelines
continue, stating that “quality materials used on the principal fagade should be continued around any building corner

DACANT a G DN R IY
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or edge which is visible from the public realm'". and in this case the ceramic-stone cladding is used to good effect at
the north and south elevations, cladding the solid faces of the panels. Windows facing north and south are mostly
thinner and horizontal, set higher in the walls to give sky views rather than views into the adjacent gardens. Stepping
of the panels creates a varied fagade composition of light-coloured stone contrasting with shadows resulting from
those steps. This effect changes with the time of day and seasons, giving variety and visual interest to those
elevations while maintaining privacy.

Further, raised planters set on the parkade roof slab along the north and south edges will provide soil volume to grow
fuller vegetation, such climbing roses, which will use the screens to support their growth. These measures are
- intended to address guideline 4.3 which states that “exposed party walls and blank side elevations, where necessary,
should incorporate features such as texture, reveals, colours, plantings or other treatments to provide visual interest.”

As a further and final feature of visual interest, natural provincially sourced wood cladding of the balcony and roof
soffits will create visual and tactile warmth for residents, and to “complement the palette of exterior materials used
on the rest of the building.” (Guideline 4.4)

Transportation & Infrastructure

The project is well situated and fully serviced by City of Victoria infrastructure. Schools, parks and recreation facilities
are all located within walking distance of the site. In addition, the nearby work and shopping opportunities available
downtown and in the Cook Street village make this site suitable for an increased population density. This population will
be well serviced in terms of transportation options, including immediate proximity to major Transit routes on Cook Street
and Fairfield Road as well as vehicle and bicycle parking and storage provisions.

The project will include underground parking accessed from the north side of the property along Heywood Avenue
to provide the full parking requirement of Schedule C — 29 stalls for the 21 units. In doing so, the applicant has
committed to addressing another primary concern of the community — that parking be fully accommodated on site so
to not further burden an already congested parking environment at grade. Additionally, a secure bicycle room well
located right at the bottom of the parkade ramp will accommodate the required 21 Class-1 bike racks as well as a
Bicycle Work Bench and an electric bicycle charging station. The required 6 additional Class-2 racks are located at
the Heywood lobby entrance. :

Due to the slope of the site, the parking box is partially exposed along the east property line to a maximum of 5’8" at
the northeast corner. In recognition of this less than ideal site condition, measures were taken to fully landscape the
parkade box with planters and stepped exterior walls to accommodate soil depths sufficient to support substantial
landscape elements. The exterior walls of the parking structure will be constructed out of board-form concrete so to
be suitable as a finished backdrop to the neighboring yards, should they become exposed in the future. The parkade
walls are set back from the property line (typically 1.2m+ but at a minimum 0.7m) to permit planting of screening -
hedges and further screen and soften the appearance of the parkade.

The partial exposure of the parkade deck is the second aspect of the proposal that triggers the technicality of the
rezoning. With the roof deck of the parkade above natural grade it contributes to the site coverage area - even as a
landscaped surface. As a result, the proposed site coverage is over the 40% limit of the R3-AM2 zone and apparently
cannot be varied, and must be dealt with via rezoning. The design team looked carefully at the options to push the

CASCADIA ARCHITECTS
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parking area below grade but resolved that an exposed extended ramp and deeper excavation would be visually more
intrusive and more damaging to neighbouring property landscaping than the design as proposed. The details of this
design exploration and communication with neighbors around this aspect of the proposal are outlined in a separate
illustrated letter to staff dated March 6 2016.

Project Benefits and Amenities

The project will bring 21 new residences to the Cook Street Village, in a form that is supportable relative to the goal of
the draft Fairfield Community Plan to “encourage new housing design that fits in with the neighbourhood character.” The
applicant has encouraged the design of larger more generous suites to provide a housing option for downsizing
members of the community or those who wish to ‘age in place’.

The building design will contribute fo the quality of the public realm along Heywood Avenue, by the quality of design,
materials, and detailing. The design of ground-level entrance patios and their proximity to the boulevard will promote
social interaction and improve the pedestrian experience by incorporation of the same quality materials that clad the
building into the planter walls. The planters themselves will bring a colourful and pleasant landscape interface, replacing
the old fence and lawns of the existing houses.

Safety and security

The creation of a resident population is the primary factor in creating a safe pedestrian environment, through the
placement of ‘eyes on the street', and in this design all areas of the site are overlooked in good proximity by multiple
dwelling units. Most importantly, the ground floor units facing Heywood Avenue have individual front doors and patios
that address the street, and reinforce the sense of the street and boulevard as active and shared space. Site lighting
will illuminate the areas between buildings with ambient light to promote safety and visibility of landscaped areas. It
is important to note also that this lighting will be shielded and kept at a lower mounting height to avoid glare and light
pollution to neighbouring properties.

Green Building Features

The Applicant has reviewed and plans to construct and develop the project in accordance with the principals and
guidelines of Built Green Canada. Any decision to pursue formal certification under Built Green will be determined
during construction. The following is a list of green building initiatives that will be deployed within the project through
the Built Green tool:

» High efficiency heating / pressurization systems for all common area spaces.

e All ductwork to be sealed with low toxin mastic.

e Natural and recyclable building materials, and where possible materials will be sourced within 800km of
the site. Exterior envelope materials are highly durable, and detailing will suit life-span management of
components. .

e Multiple thermostatically controlled heating zones within each residence.

e Directly metered suites.

e  Solar Ready Conduit from Electrical Room to Roof

e Individual residences have private outdoor deck living space.

¢  All windows EnergyStar® rated.

CASCADIA ARCHITECTS
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e Interior suite layouts designed to optimize natural daylighting.

+  All appliances EnergyStar® rated.

e LED lighting throughout.

e Construction waste diverted from landfill during construction through smart on-site waste management
e Low-VOC paint in all interior areas.

e Low-flow plumbing fixtures used throughout all units.

e  Secure, heated bike storage at parkade level w/ Bike Work Bench

¢ Electric Bike Charging Locations within Bike Storage

+ Rough-in electrical for future Electric Vehicle Charging Stations

In preparing this rezoning and development permit application package the team has carefully considered community
concerns, the relevant OCP objectives, and the DP Area Design Guidelines. The design is respectful of the
neighbouring properties and proposes an elegant and timeless architecture that responds to the unique character of
the location. We believe it will add to the strength and character of the Cook Street neighbourhood and we look
forward to presenting the project to Council. If you have any questions or require further clarification of any part of
this application, please do not hesitate to contact our office.

Sincerely,

C=SC~-Di= ~RCHITECTS Il IC.

Gregory Damant, Architect AIBC LEED AP Peter Johannknecht, Architect AIBC, LEED AP
Principal Principal '

CASCADIA ARCHITECTS
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? CITY OF
VICTORIA

Advisory Design Panel Report
For the Meeting of January 25, 2017

To: Advisory Design Panel A Date: January 6, 2017

From: Charlotte Wain, Senior Planner — Urban Design
Subject: Rezoning Application No. 00531 and Development Permit No. 000484 for 986,

988 and 990 Heywood Avenue

RECOMMENDATION

Recommend to Council that Development Permit Application No. 000484 for 986, 988 and 990
Heywood Avenue be approved with changes recommended by the Advisory Design Panel.

EXECUTIVE SUMMARY

The Advisory Design Panel (ADP) is requested to review a Development Permit Application for
986, 988 and 990 Heywood Avenue and provide advice to Council.

The purpose of this report is to present the Advisory Design Panel with information, analysis
and recommendations regarding a Development Permit Application for the property located at
986, 988 and 990 Heywood Avenue. The proposal is to construct a four-storey, multi-residential
building containing 21 residential units. Variances associated with the Application are related to
setbacks, site coverage, open site space and height.

The following policy documents were considered in assessing this Application:
e Official Community Plan (OCP), 2012
o Design Guidelines for Multi-Unit Residential, Commercial and Industrial (2012)
e Advisory Design Guidelines for Buildings, Signs and Awnings (2006)
e Guidelines for Fences, Gates and Shutters (2010)

COUNCIL DIRECTION

The Application has not yet been pfesented to the Committee of the Whole. The intent is to
present the Application to Committee with the benefit of advice from the panel.



BACKGROUND

Project Details

Applicant: Mr. David Jawl

Jawl Residential Developments Inc.

Architect: Mr. Gregory Damant, MAIBC

Cascadia Architects Inc.

Development Permit Area: Development Permit Area 16, General Form and Character

Heritage Status: N/A

The following data table compares the proposal with the existing R3-AM2, Mid-Rise Multiple
Dwelling District Zone. An asterisk is used to identify where the proposal is less stringent than

the existing Zone..

accessible (minimum)

- Zoning Criteria Proposal Zonlgss-ﬂ;lg ard

Site area (m?) - minimum 1463.00 920.00
Den§|ty (Floor Space Ratio) - 1.61* 1.9:1
maximum
Total floor area (m?) - maximum 2334.85 N/A
Height (m) - maximum 14.59* 12.00
Storeys - maximum 4 4
Site coverage % - maximum . 71.00* 40.00
Open site space % - minimum 22.00* 30.00
Setbacks (m) — minimum

Front (Heywood Avenue) 4.51* 10.50

Rear (east) 6.73 (building) 6.73

4.73* (balcony)

Side (north) 3.75* 6.73

Side (south) 4.22*% 6.73
Parking - minimum 32 29
Visitor parking (minimum) 3 3
included in the overall units
Bicycle parking Class 1 secure 29 21
storage (minimum)
Bicycle parking Class 2 publicly 6 6

Advisory Design Panel

Development Permit Application No. 000484

January 25, 2017
Page 2 of 6




Description of Proposal

The proposal is to construct a four-storey, multi-residential building containing 21 residential
units. Variances associated with the Application are related to setbacks, site coverage, open
site space and height. The building has a floor space ratio (FSR) of 1.6:1 and a maximum height
of 14.59m.

Sustainability Features

The proposal includes the following components:

multi-unit residential building form with three ground-oriented units facing Heywood
Avenue and three units to the rear

private patios with planting as shown on the landscape plan for each of the six units on
the ground level; three facing Heywood Avenue and three to the rear

one level of underground parking for 32 stalls, including three stalls for residential visitor
use

22 class 1 bicycle storage spaces located underground

one publicly accessible class 2 rack for six bikes located adjacent to the main entrance
on Heywood Avenue

removal and replacement of three existing street trees (Cherry) and retention and
protection of one existing street tree (Cherry) on Heywood Avenue

removal and replacement of one Monkey Puzzle tree within the private property.

Exterior building materials include:

stone ceramic tile for the primary building with- accents of metal and stone ceramic
screens

tongue and groové cedar soffits

vertical board form exposed concrete for the parkade wall that projects above grade on
the north and east elevations

clear glazing with aluminum frames :

clear glass and metal guardrails for balconies

mechanical penthouse (material unconfirmed).

Sustainability Features

As indicated in the applicant’s letter dated October 27, 2016, the propdsed sustainability
features associated with this Application include the following:

high efficiency heating

natural and recyclable building materials, sourced within. 800km of the site where
possible

solar-ready conduit from the electrical room to the roof

EnergyStar® rated windows and appliances

LED lighting throughout the buiiding

interior suite layouts designed to optimize natural daylight

construction waste diverted from all landfill during construction through smart on-site
waste management

low flow and water efficient plumbing fixtures

secure heated bike storage in the underground parkade

electric bike charging locations within the bike storage room.

Advisory Design Panel January 25, 2017
Development Permit Application No. 000484 : _ Page 3 of 6



Consistency with Design Guidelines

The Official Community Plan, 2012 (OCP) Urban Place Designation for the subject property is
Urban Residential, which supports low-rise and mid-rise multi-unit buildings up to approximately
six storeys. The site is located in a transitional area; and although Urban Residential
designations front Beacon Hill Park to the west, lower scale Traditional Residential Urban Place
Designations adjoin the rear of the properties to the east. The OCP identifies this property in
Development Permit Area (DPA) 16 General Form and Character. The proposed development
is generally consistent with the objectives of the DPA which seeks to integrate multi-unit
residential buildings in a manner that is complementary to the place character of the
neighbourhood including heritage character. Enhancing the character of the streetscape
through high quality architecture, landscape and urban design as well as creating human-scaled
design are also key objectives of this DPA. Design Guidelines that apply to DPA 16 are Multi-
Unit Residential, Commercial and Industrial Guidelines (2012), Advisory Design Guidelines for
Buildings, Signs and Awnings (2006) and Guidelines for Fences, Gates and Shutters (2010).

ISSUES

The issues associated with this project are:
e massing, height and transition in relation to the context
¢ interface on the north and east elevations as it relates to the projecting parkade.

ANALYSIS
Massing, Height and Transition to Context

The proposed building height is 14.59m which is 2.59m above the maximum height allowance in
the R3-AM-2 Zone, Mid-Rise Multiple Dwelling District and 6.9m above the maximum height
allowance in the adjacent R1-B Zone, Single Family Dwelling District, to the east of the subject
property. Although the OCP envisages buildings up to approximately six storeys in the Urban
Residential Place DeS|gnat|on the Guidelines encourage appropnate form, massing and
building articulation in relation to existing context.

The proposed building is adjacent to a three-storey building to the south (the Tweedsmuir), with
a four storey condominium building to the south-west fronting Park Boulevard. To the north are -
two-storey townhouses that front Oliphant Avenue. To the east in rear of the property are
predominantly two-storey single family dwellings. In summary, there are no predominant height
characteristics within the neighbourhood block and most range from two to four-storeys.
Although the policy supports taller buildings fronting Beacon Hill Park, the proposed building
height is higher than the maximum allowance in the current zone and adjacent buildings. The
applicant has reduced this by 0.2m (8 inches) in response to staff comments and notes that a
combination of Sft and 10ft ceiling heights are desirable for this proposal. The applicant notes
that the design team conducted sun studies with a reduced penthouse ceiling height of 9ft, and
there would be no appreciable difference in impact on adjacent properties. However, staff can
not verify this as the comparable study as it has not been included in the submission drawings.
Staff are generally supportive of the proposed height given the OCP policy direction.and the
‘minimal impact this additional height will have on the immediate context along Heywood
Avenue, which predominantly consists of three and four storey multi-residential buildings. In
addition; articulation of the front fagade has been incorporated through changes in materials and
landscaping. This serves to emphasise the ground-oriented units which help to create a
human-scaled 'design at the street level. However, opportunities exist to improve the transition
to the lower scale single family buildings at the rear, through increased setbacks at the fourth

Advisory Design Panel ‘ January 25, 2017
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floor. Further analysis through additional cross sections may be warranted to demonstrate this
relationship. ADP is invited to comment on the proposed massing and height as it relates to the
immediate context.

North and East Elevations and Projecting Parkade

The subject properties are on a sloping site, with the highest point towards the south, and the
lowest at the north. The underground parkade projects above grade along the rear (east) and
side (north) elevation ranging from approximately 0.3m to 1.8m in height from finished grade
(not including the additional 0.6m in height which is setback by approximately 1m from-this
edge). The applicant has noted that lowering the parkade would result in a reduction in the
parking provision due to the requirement for a longer access ramp. This in turn would trigger a
variance from the minimum parking requirements under the Zoning Regulation Bylaw, which the
applicant wishes to avoid. A lower parkade would also create a sunken patio and entrance for
the southern-most unit facing Heywood Avenue, causing a disruption along the pedestrian
route, which the Guidelines seek to avoid. An accompanying sheet has been attached to the
application package for the Panel's consideration, showing the potential impact of a lower
parkade on the access ramp.

Staff have raised concern with this projection and the potentially stark interface this creates with
adjoining properties. The projection is setback 1.2m from the property line, which does allow for
additional planting to soften this edge as noted on the landscape plan, which would supplement
the existing vegetation on the adjacent properties to the east -as shown on the architectural
“elevations. The applicant notes that the intent is to retain the existing fence on the adjacent
properties to avoid impacts to existing vegetation, and to allow adjacent property owners the
option to remove the fence in the future. However, this could possibly create a “trench” between
the projecting parkade and the existing fence on the neighbouring properties which has the
potential to create entrapment places which Crime Prevention Through Environmental Design
(CPTED) standards seek to avoid. Advice from ADP is being sought on the projecting parkade
and opportunities for eliminating or mitigating the impact of this wall on adjacent properties as
well as any opportunities to address CPTED concerns.

OPTIONS

1. Recommend to Council that Development Permit Application No. 000484 for 986,
988 and 990 Heywood Avenue be approved as presented.

2. Recommend to Council that Development Permit Application No. 000484 for 986,
988 and 990 Heywood Avenue be approved with changes recommended by the
Advisory Design Panel (recommended).

3. Recommend to Council that Development Permit Application No. 000484 for 986,
988 and 990 Heywood Avenue does not sufficiently meet the applicable design
guidelines and polices and should be declined.

CONCLUSION

This Application is generally consistent with the applicable design guidelines prescribed within
DPA 16. The proposed four storey building does exceed the height of the maximum-allowance
in the current zoning although the impact on the streetscape is considered to be minimal
through the use of building articulation creating a human scale along Heywood Avenue.
However, the Application could benefit from further design refinement to improve the transition
to the lower scale residential units at the rear (east) and mitigation or elimination of the
projecting parkade wall.

Advisory Design Panel January 25, 2017
Development Permit Application No. 000484 Page 5 of 6



ATTACHMENTS

Aerial Map

Zoning Map _

Applicants letter date stamped December 12, 2016

Plans date stamped January 9, 2016

Perspective illustration of parkade box below grade date stamped Dec 12, 2016
Tree Management Plan dated January 19, 2017

cc: David Jawl, Rajiv Ghandi, Heywood Avenue Developments Inc.; Gregory Damant,
Cascadia Architects Inc. '

Advisory Design Panel ‘ January 25, 2017
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MINUTES OF THE
ADVISORY DESIGN PANEL MEETING
HELD WEDNESDAY JANUARY 25, 2017 AT 12 P.M.

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:08 P.M.

Panel Members Present: Christopher Rowe; Justin Gammon; Cynthia
Hildebrand; Patricia Graham; Jesse Garlick

Absent: Ann Katherine Murphy; Erica Sangster; Mike
Miller; Renee Lussier

Staff Present: Charlotte Wain - Senior Planner, Urban Design
Quinn Anglin - Secretary, Advisory Design Panel

2. Minutes from the Meeting held December 21, 2016.

Action:

It was moved by Justin Gammon, seconded by Jesse Garlick, that the Minutes of
the Meeting of Advisory Design Panel held December 21, 2016 be approved with
changes.

e Page 6 — Jesse Garlick’s name is misspelt
CARRIED UNANIMOUSLY

3.  APPLICATIONS

3.1 Development Permit #000484 and Rezoning #00531 for 986,
988, and 990 Heywood Avenue

The City is considering an application to rezone the property at 986, 988, and 990
Heywood Avenue to allow for the construction of a 4 storey multi residential building
containing 21 residential units.

'Applicant Meeting attendees:

DAVID JAWL JAWL RESIDENTIAL LTD.

TRAVIS LEE TRI-EAGLE

GREGORY DAMANT CASCADIA ARCHITECTS INC.

PETER JOHANNKNECHT CASCADIA ARCHITECTS

JAMES HAYTER CASCADIA ARCHITECTS INC.

BEV WINDJACK LADR LANDSCAPE ARCHITECTS INC.

KEVIN SCLULEMYER LADR LANDSCAPE ARCHITECTS INC.
Advisory Design Panel Minutes Page 1
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Ms. Wain provided the Panel with a brief introduction of the Application and the areas that
Council is seeking advice on, including the following:

e massing, height and transition in relation to the context
e interface on the north and east elevations as it relates to the projecting
parkade.

Ms. Wain also made the Panel aware of some inconsistencies with the technical data on
the plans and the data table specifically related to the setbacks to the parkade, open site
space and site coverage. Under the zoning regulation bylaw, the landscaping proposed on
the roof of the projecting parkade cannot be counted towards open site space. It was
noted that the site coverage would likely increase and the open site space would
decrease. These items would be corrected prior to the application advancing to
Committee of the Whole.

Mr. Peter Johannknecht then provided the panel with a detailed presentation of the site
and context of the proposal

o corrected that there were 29 parking stalls, not 32, as outlined in the plans

Bev Windjack then provided the Panel with a detailed presentation of the landscape plan
proposal.

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

¢ the sloping site in relation to the parkade
e the access along the south side of the proposal; is for maintenance only and would
be gated

Panel Members discussed:

o the decisions with respect to the design of parkade are appropriate to the
elevations

e project is very neighbourly, no objections to the height or massing in relation to the
context

¢ the level of consultation with neighbours to be a part of the discussion and
decisions are commendable
decisions for height and setback well laid out and highly developed
development is respectable for both existing and future neighbours
that the building may be a change from the existing condition but over time will fit
with the context and neighbourhood :

¢ building is a very handsome building

Action:
NMOVED / SECONDED

it was moved by Justin Gammon, seconded by Patricia Graham, that the Advisory Design
Panel recommend to Council Development Permit Application No. 000484 for 986, 988,
990 Heywood Avenue be approved as proposed.

Advisory Design Panel Minutes Page 2
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CARRIED

3.2 Development Permit #000482 for 456 Chester Avenue

The City is considering a Development Permit application to permit construction of a 3 unit
multi residential townhouse.

Applicant Meeting attendees:

MIKE GALLANT SALSBURY HOLDINGS
PAUL DIMENT SALSBURY HOLDINGS
MICHAEL MOODY MJM ARCHITECTS '

Ms. Wain provided the Panel with a brief introduction of the Application and the areas that
Council is seeking advice on.

Mike Gallant then provided the panel with a detailed presentation of the site and context of
the proposal. '

Renee Lussier entered the meeting at 12:58.
Questions of clarification were asked by the Panel on the following;

¢ material of the existing driveway?
o cement
e reasoning for the several different styles of glazing, railings, and finishing
materials? ' '
o driven by picking up cues from the neighbourhood and applying a
contemporary take on traditional style
e do the guard rails have glass behind them?
o they will have a clear plexi sheet behind them
e are the patio spaces used for owners?
o Yyes they are
¢ is the topography relatively level?
o Yyes, but they elected to start the first floor below grade to make height
restrictions and avoid variances
e the sunken entrances to the suites at ground level
are the patio decks considered roof decks by definition?
o yes, but they are permitted in this zone so are not an issue.

Panel Members discussed:

e modest project that is not asking for much

o the south elevation being rather prominent due to the parking lot and could use
some further development. The consideration and approach should be consistent
throughout the project

« the material changing within a plane is busy, possibly some simplification or one
fewer materials on the south elevation most specifically

o scale wise that the project seems to be consistent with the context

Advisory Design Panel Minutes Page 3
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the general form and character; feels ambiguous as it is only 3 units but it could
read as 5 .

insufficient outdoor space for all of the units

that the front entrance reads like a lobby into the building when in actuality it is only
3 units with private entrances

too many materials being applied throughout the project

the buildings around are moderately simple, so the prdject could be more
considerate of the adjacent buildings in approach to design

the pavers to the front decks on the main fioor possibly being cut out and additional
green space added for more private space

the open site space and the challenges with meeting zoning requirements

the path along the south side potentially being removed, as access for the back
suite is already provided at the back of the building

the bike rack potentially being moved

Action:

MOVED / SECONDED

It was moved by Patricia Graham, seconded by Jesse Garlick, that the Advisory Design
Panel recommend to Council Development Permit Application No. 000482 for 456 Chester
Avenue be approved with recommendations as proposed;

Alternate treatments to the south elevation

Additional consideration to the material transitions and number of materials used
Consideration to remove some of the hardscaping, specifically in relation to the
paving and circulation to allow additional greenspace in the private outdoor spaces
Possible relocation of the bike rack

CARRIED
3. ADJOURNMENT
The Advisory Design Panel meeting of January 25, 2017 adjourned at 1:17 pm.
Christopher Rowe, Chair

Advisory Design Panel Minutes Page 4
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FAIRFIELD GONZALES

COMMUNITY ASSOCIATION
the place to connect

Fairfield Gonzales Community Association Land Use Committee
Community Meeting October 20, 2016
Fairfield Community Place
1330 Fairfield Road

Chaired by Corey Burger (acting vice chair) Heather Murphy and Alice Albert (recorders) Don
Monsour (chair) Robin Jones, and Susan Kainer (members of CALUC).

Approximately 33 community members were in attendance.

986 and 988/990 Heywood Avenue
Re-zoning from R3-AM2 = R1-B to spot zone based on R3-AM2. This application is to
consolidate the existing dual zoning and construct a four storey multi family residential building
overtop secure underground bike and vehicle parking. The proposed number of residential
homes is 21 and no parking variance is being requested.
e Proponent: Jawl Residential, Tri Eagle Developments, and Cascadia Architects presented
full description of proposed development and design features.
e Discussed and proposed massing closer to the south west corner to provide more open
space and therefore more light to townhouses to the north.
e Plan to use quality materials e.g. stone terra cotta finish
e Building to last 100 years.
e All parking on one level. Guest bike parking will be built.
e Trees on neighbouring property remain
e 3 ground units facing Heywood will have access to outside
e 3 penthouse units

1014 Park Boulevard
Concern re height and light
e 3 units in his building will be impacted by reduced sun light.
e Noted penthouse floors are up to 11’.
Response: New standard for housing is 9’ceilings.
Overall building height is 7’ higher than Tweedsmuir Mansions, located at 900 Park Boulevard

which is the adjacent property to the south.

1330 FAIRFIELD RD. VICTORIA, BCV8S 5J1

Tel. 250.382.4604 Fax 250.382.4613
www.fairfieldcommunity.ca
place@fairfieldcommunity.ca



216 Vancouver Street
e Concern re height. Therefore, consider reducing penthouse height to 9’ which would
reduce 7’ rise over Tweedsmuir.
Response: Can look into suggestion.
e Slope of land puts us lower than Heywood; therefore the building is quite high.
Response: Unable to push building closer to Heywood.
e Will address green space / healthy trees at property line. Will hand dig. Noted:
Neighbour’s shed sits near property line. We will have an arborist for the project.

978 Heywood

e How many parking spaces? Response: 29 parking spaces.

e Concern guests and deliveries will create more traffic on the street and need for more
parking spaces.

e Does not care for height.

e Too close to street. Concern not enough setback. Wants to know in feet how far
building from sidewalk. Response: Building is setback 14’ from sidewalk. Current design
thinking recommends housing closer to street. It works with the existing
neighbourhood.

® Too close to Tweedsmuir.

Response: we have a step back on 4" floor. Will increase parking on street by 1 stall.
e Setback from street proposed 4 to 5° Response: Setback will be 14’. City bylaw 35’?
Note: Tweedsmuir has circular driveway therefore not pressing against street all the way

around
e |t seems too big; reducing the height would help.
e Concern re street parking. Car share suggested. Response: With limited number of
suites and locked access to parking not viable to offer car share option.

900 Park Blvd.

e Request information, distance in feet? 8 or 10 feet?

Existing Tweedsmuir driveway is 10" wide therefore only 18’ distance between Tweedsmuir and
proposed development. Response: 20’ distance between Tweedsmuir and proposed
development. Front facade will be in line with Tweedsmuir zoning.

e Concern re trees along south property line between Tweedsmuir Mansions and
proposed development. Suggestion: to show exactly what kind of trees will be
proposed. Ensure realistic varieties will be used. Response: Cypress to saved and
planted new trees which will grow to a substantial size. Monkey puzzle tree will be
removed.

1330 FAIRFIELD RD. VICTORIA, BC V8S 5J1

Tel. 250.382.4604 Fax 250.382.4613
www.fairfieldcommunity.ca
place@fairfieldcommunity.ca



#8, 900 Park Boulevard

e How much of parking box exposed?
Response: 6 to 7’ then declines to 3’ and then even.

e Observation: proposed landscaping between properties is not as private as in front.
Would like opportunity to have discussion re landscaping.
e Tweedsmuir is 80 years old and never designed as a high class building. Would like to
see the new development as beautiful /effective as Tweedsmuir.
e Tweedsmuir is remarkably close to sidewalk likely to provide space at back and
individual entrances, therefore suggests come closer to sidewalk.
Response: the proposed development fits.

11 Park Boulevard (note this could be #11, 900 Park Boulevard?)

e Believes in density, but wants it to be done beautifully; design is really important.
Response: we want to do a beautiful building. The next step will be to review comments. We

appreciate the comments. We want to enhance the neighbourhood. This project will be in the
public realm for likely 8 months. We are in the early stages. There will be lots more

conversations.

Address Unknown

Height

-suggest dropping property

Response: it is as low as possible to accommodate parking.

907 Oliphant
Concern re light does not wish to be in the shade.

Note re Zoning: Area is already zoned multifamily except for a portion of the site / notch of
land at the rear, which is zoned single-family. Charlotte Wain (City of Victoria planner)
explained, the proposed density is linked to open site space, which cannot be met due to the
projection of the parkade structure above grade. Density cannot be varied therefore a rezoning
application is triggered.

219 Vancouver
Would like to see rendering from Vancouver Street

1068 Chamberlain
Penthouse sticks out; makes building looming.

1330 FAIRFIELD RD. VICTORIA, BC V8BS 5J1
Tel. 250.382.4604 Fax 250.382.4613
www fairfieldcommunity.ca
place@fairfieldcommunity.ca



Response: This is an architecturally bold element. Recessing would reduce valuable space. It is
stepped back and corners are carved out. Designed with whole neighbourhood in mind;
neighbourhood composed of 3 to 4 stories and then moves into a 1 storey section.

Address Unknown
Tree removal?

Address Unknown

How many bedrooms in penthouse?

2 and 2 plus den

Could the 2 existing houses be removed and placed elsewhere?

Removal is impractical because 35 trees would have to be removed along the street in order to
accomplish this task.

Summary of Main Concerns Expressed: Height: too high, Light blocked, will increase traffic
therefore need more parking, Setback of 14’: some against, some for, not enough space
between proposed development and Tweedsmuir, quality of landscape between Tweedsmuir
and proposed development.

1330 FAIRFIELD RD. VICTORIA, BCV8S 5J1
Tel. 250.382.4604 Fax 250.382.4613
www.fairfieldcommunity.ca
place@fairfieldcommunity.ca



Steve & Betsyn Clark

Borderline Investments Inc.

301-1640 Oak Bay Ave

Victoria BC V8R 1B2 Feb 22 2017

Re: proposed development at 986 and 988/90 Heywood Avenue

Dear Victoria Mayor and City Council

My wife and | wish to express our support for the Condo development at 986, 988 and 990 Heywood by
Tri-Eagle Development Corporation.

My wife and | own two rental apartment buildings in the immediate Cook Street Village area. 1020 Park
Boulevard and 1122 Mc Kenzie Street. We are very familiar with the area and the community.

The Jawl’s reached out, explained and informed me regarding the project and | am very impressed. Their
consideration for the area and the neighbors is very evident. There is no question the density and
aesthetic décor “fits”.

Importantly as owners of 5 apartment buildings in Victoria we are aware of how difficult finding
residential accommodations can be. Increased inventory is clearly required to meet a variety of growing
demands. Supply answers low vacancies and high cost. Further “supply” centrally located such as this,
supports well known environmental and transportation concerns.

This will be a much desired and quality project and we are happy to express our support.
Sincerely,

Steve and Betsyn Clark



Flrom 11 2017

Samantha and Ian Beare
201-1014 Park Boulevard
Victoria, BC

V8V 2T4

Dear Mayor and Council,

This letter is in support of the Tri-Eagle Development Project on Heywood Avenue in Fairfield.

We believe that the architecture, density and construction quality of the proposed building will be an
asset to Fairfield and the city. This building brings in 29 dwelling units with a secure underground. p

Consultation withthe developer and neighbourhood has been ongoing. The developers have met with
us and another resident in our building 3 times Concern was expressed by us about the height of the
building and we were happy to hear 1t has been reduced. It is our understanding that the developer has
been more than willing to work with the neighbours to address ary concerns they may have.
Neighbourhood input has resulted in a lower height building, a building which protects the privacy of
adjacent neighbours and a building that contributes to the beauty of the area with extensive
landscaping. Providing parking and bicycle storage in a secure underground benefi% not only the
residents but the neighbourhood where parking is challenged and bike thefls are common. Encouraging
bicycle travel in Victoria cannot occur without secure storage. This is becoming a significant challenge
for those of us wanting to use bicycles for transportation.

We look fotward to seeing this building completed and meeting our new neighbours.

Yours truly,

“ 2antha and fan Beare

c.c Oliver Tennant, Tri-Eagle Development Corporation
330.4392 West Saanich Rd.
Victotia, BC
V8C 3E9



February 15, 2017

City of Victoria
1 Centennial Square
Victoria, BC V8BW 1P6

To Mayor and Council:

Subject: 986/988/990 Heywood Avenue

| am a resident of Hampton Court, located at 159 Cook St. Being situated close to
the Cook Street Village and near this development, | wanted to provide my
feedback on the proposed development.

I am in support of this redevelopment. The primary reasons are as follows:

The care and attention to reduce the affect to the direct neighbours. It
seems to me that the Developer has really listened to their direct neighbours
and made some pretty dramatic changes to accommodate their interests
including; Piano windows to increase privacy, stepped back yard to reduce
massing at the property line, screening along N/S walls to increase privacy.
The size in respect to others close by. It seems to me that this building will
not overpower those that are nearby given the heights are very similar to the
Tweetsmuir. Also, with the top floor being stepped backed (providing more
deck space but less internal space), the building does not feel as big as a
standard four story.

The number of floors. While the developer could have opted to go higher,
staying at the four floors reduces the impact of shading on their neighbours.
The positioning on the property. Again related to shading, having the
building located in the South West corner reduces the impact of the building
on the properties directly to the North and East.

The mix of suites. While Cook St Village is not really a community of
families with young children, having a suite mix including larger two
bedrooms goes a long way at making this accessible to families.

It is great to see a developer engaging with the community, listening to their needs
and responding in a responsible and respectful manner.

Sincerely,

Steve Hutchinson
12-159 Cook St
Victoria, BC V8V 3W9



February 20, 2017
Re: Tri-Eagle Development Project at 986 & 988/990 Heywood Avenue
Dear Mayor and Council,

This is to provide a letter of support to the proposed Tri-Eagle Development project
at 986 & 988/990 Heywood Avenue in Fairfield.

Based on the briefings | have attended and our discussions with the development
team | am very confident that this project will benefit the immediate area for the
following reasons:

* The design of the building is excellent and will both fit in with the
neighborhood and add a new touch of classic modern architecture.

* The development team has conducted an extensive neighborhood
communications campaign and have actively solicited and listened to
residents feedback. Many design elements have been incorporated in
to the building based on neighbours comments.

* The team met with us and many other neighborhood residents many
times and listened to our concerns. Our primary concern was the
proposed height of the building and they have now reduced the
proposed height by one foot.

* The construction of a mid-size high quality condominium building on
this property is consistent with the adjacent properties along this
portion of Heywood and Park Boulevard.

* Design elements have included underground parking for residents
and guests thereby reducing the potential pressure on parking spaces
along Heywood.

¢ Surface and secure underground bike storage has also been included
in the design. Many people use bikes as their regular mode of
transportation in this area. The inclusion of secure bike storage will
get more people out of their cars and on to bikes in our area.

* The way the building is situated on the property will minimize the
privacy and sunlight impacts on the surrounding buildings and
residents.

| cannot stress enough the degree to which this development team worked with the
neighborhood to lay out the proposed plan and listened to residents ideas and
concerns. Compared to other developers | have worked with and am aware of, this
team has done a much better community engagement job. The result should be a
building that fits in with the neighborhood and will meet the needs of residents for

Peter & Jane Durrant
302-1014 Park Boulevard, Victoria, BC




Mayor & Council

City Hall

1 Centennial Square
Victoria, BC V8W 1P6

February 20, 2017

Jenny Marshall
1326 Richardson Street,
Victoria, BC V8S 1P7

Re: 986 and 988/90 Heywood Avenue Proposal

I am writing this letter to express my SUPPORT for the development at 986 and
988/90 Heywood Avenue.

This is one of the last building sites bordering our historic Beacon Hill Park and it is important
to me that the development of it is treated with respect and sensitivity. I have seen the revised
building plans and believe that the developer has proven their commitment to developing this
spectacular property with the consideration it deserves.

The building design is exceptional. I believe that Cascadia Architects have designed a building
that is contemporary in its overall design yet is still aesthetically pleasing AND fits visually both
in its scale and proportion with the neighbouring buildings on Heywood Avenue. The extensive
use of wood screening and natural substrates as well as the overall colour scheme proves that the
developer has invested the time, resources and finances to get this project right.

I also believe that we need more insightful examples of quality architecture in our City and this is
a project that should move ahead as it has been proposed.

Kind Regards,

[MM |

Jenny Marshall



231 — 964 Heywood Avenue
Victoria, BC V8V 2Y5

February 21, 2017

Mayor Helps, City council

Victoria, BC

Re: 986-990 Heywood Avenue, Victoria, BC

Dear Mayor Helps,

My parents who also live in Fairfield plan to move into the proposed four-story complex at 986-990
Heywood Avenue. My wife and | live at 964 Heywood, north of the site and we feel based on what we
have seen and heard about the building that it will represent an asset to the area. It will blend in well set
as it will be beside a similarly-sized building but updated in design and very well constructed. We
understand Tri-Eagle has a good reputation in this regard.

Yours truly,

(lnz/”u‘fw ,%m’(/,

Andrew Lang




February 27, 2017
Dear Mayor & Council:

We have called Cook Street Village home for the past 7 years and live very
close by to this proposed development, just one block away. We are in
complete support of Tri Eagle Development & Jaw! Residential on
986,989,990 Heywood Avenue and are excited for what it will bring to the
expansion/growth of Cook Street Village/Beacon Hill Park area.

We are especially pleased for the “"Boutique” style of condominiums this
project will bring to Heywood Avenue and the east side of Beacon Hill Park
as we personally feel this area is in need of rejuvenation.

Sincerely,

Laura Corfield & Andy Rogers

Sutlej Street Owners/Residents



14 February, 2017
To Mayor and Council:

Re: 988 Heywood Avenue, Victoria.

With regard to the development above, we have reviewed
the plans with the developer’s representative. We are
appreciative of the changes made to the original plan
particularly that the building has been slightly lowered.
This will help somewhat with the loss oflight to our home.

We expressed concern for a large cedar and other shrubs
situated on our property very close to the property line.
They provide us with privacy and a sanctuary for wild
birds. We hope that consideration will be given to the
roots ofthese plants when the site is being excavated.

Maureen and Robin Applewhaite
907 Oliphant Ave.
Victoria, B.C.



David Jawl

OO R
From: Gus Albucz [
Sent: Friday, October 7, 2016 10:48 AM
To: David Jawl; Kelly Albucz
Subject: 986,988/990 Heywood Avenue Updates

Good morning David,

Thank you for the updates regarding the Heywood project. Since the construction backs onto my mother’s property at 220
Vancouver it has a direct impact on her environment. As per our discussions you know the importance of the proposed
footprint and associated setbacks of the building given it proximity to our house. From what | have seen to date, | am
delighted with the dimensions, setbacks and the attention given to landscaping considerations to create townhouse style

living on the first floor.

| would also like to add that the amount of effort you and your team has exhibited to keep us informed is beyond anything |
had expected. My mother is 87 years old and the concept of a development team displaying a “good neighbor........... good
will” attitude is foreign to her. | have explained it to her and she is now comfortable with the eventual outcome and how

you are proceeding.

We have known for years that the Heywood properties were going to be developed and are relieved to see detailing with
respect to finish, windows and landscaping. We support the Heywood project and look forward to more updates as you

work through the process.

Sincerely,

Gus Albucz



Mayor Helps and Council Oct 20, 2016

Re: Development Application for the property located at 986,.988/990
Heywood Avenue from Jawl Residential, Tri-Eagle Development Corp,
Cascadia Architects and LADR Landscape Architects

To Whom it May Concern,

As the Strata (#463) that will share the north property line with the new
development, we initially had many questions and concerns. The development
and design teams right away reached out to introduce themselves and share
their initial thoughts on the project. Each unit was visited separately to
determine and record shadow and privacy impacts. Joint follow up meetings
were arranged with our group to review options. Eliminating balconies
directly on their north side and setting back the top floor have minimized
our concerns. They have put all the parking underground to minimize noise
and enhance the back yard appearance. The SW positioning of the building
on the lot will help with a reduction in shadow.

We have been pleased with the collaborative approach to date and look
forward to continued discussions regarding privacy and landscaping options
for the treatment of our joint property lire.

Please let this letter serve as support from the 4 Unit Townhouse Strata
#463 (905-9211 Oliphant Ave) situated on the north side of the property to
be developed.

Sincerely,

o) & Frrea (7

Linda Heneauit,
Acting President, Strata #463
911 Oliphant Ave.



The Mayor and Council City of Victoria, Feb 15,2017

Good day,

We are neighbours to the proposed development 986 and 988/90 Heywood Avenue

Our address 905 Oliphant Ave. VBV 4v4

We are pleased to report that from the start of the project the developers have been

very attentive to our input and our concerns re location and design We are affected by

the proposed building as we will be losing some view and sunlight

Allin alf the developers have done their best to mitigate the impact of the new

buiiding on our property and have made at least six + visits to consult with us

Dealing with Jawl Residential and Tri-Eagle Development has been a very pleasant and professional
FXpenence

Ann ang lan MacMillan
505 Oliphant Avenue
Victoria B.C. VBV 4Vv4



\)T Oliver Tennant_ ‘Maryan Meek' 2/23/2017
{

RE: Oliver Tennant re: Heywood Ave.

@ vou replied to this message on 3/6/2017 1:48 PM. o

>> On Feb 21, 2017, at 7:50 PM, Maryan Meek 455G ote: *

>>

>>

>> x
>> To : City of Victoria, Mayor and Council

>> Y | &
>> -
>> Regarding the proposed project at 986 & 988/90 Heywood Avenue

>>

>>

>> My hushand and | are long time owners of 980 Heywood avenue. | have also lived in the immediate neighbourhood N
>>

>> on Sutlej Street for almost 60 years. I've remained part of this community, starting with the virtually all single family

>> ;
>> dwellings to the inclusive, higher density apartment/condos dwellings it is today.

>>

>> | support growth and greater community involvement, and | support this project. 1"
>>

>> Thoughtful & tasteful change is welcome. | am impressed with the design, which considers not only aesthetic and ¢
>>

>> privacy matters, but also quality building materials.

>>

>> We're excited to see this project go through.

>>

>>

>> Sincerely & honestly yours,

>> Maryan & Eric Meek R

Connected ! | e | — o 100%



Dear Mayor and Council — City of Victoria
February 28", 2017

| write as the owner of property 102-1014 Park Blvd in support of the proposed
development in the 986-988 Haywood Avenue, Victoria, B.C. by Jawl Residential Ltd.

As a local resident | am excited to see a developer that is taking a modest approach to
developing this neighborhood, with efforts to carefully consider the natural and
architectural surroundings. This building appears to be designed with a sense of
community in mind, and one that will encourage positive neighbourly engagement.
Having been a resident of the Cook St. Village for almost 15 years, | feel that this design
compliments the overall charm of the Cook St. Village. Their efforts engaging local
residence throughout this proposal is appreciated, and it stands out in comparison to
other active developments in the area.

| look forward to seeing this project come to fruition.
Sincerely,

Noelle Quin



rrudy Davic [ o rerer

Letter of support for 986 Heywood i

Dear Mayor and Council,

As a homeowner at 234 Vancouver Street, | would like to express my support for the development proposed for 986 Heywood. While studying the plans, |
noticed several very positive features in the overall pleasing design. The fact that the building is placed closer to Heywood, leaving a good buffer for Vancouver
Street residents whose back yards adjoin the development property, is a thoughtful use of the space. | also appreciate the attention given to the orientation,
size and placement of windows in order to maximize the privacy of neighbours living on the north and south sides of the development. The reasonable four
story height, creative landscaping, and adequate underground parking are both features that will make this building an asset to the neighbourhood, and not
negatively impact the existing community.

| have been impressed with the collaborative approach the developers have taken with the neighbours, taking into account concerns that we have expressed as
they designed their project.

Best regards,

Trudy David



Rezoning & Development
Permit Application
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986-990 Heywood Avenue

3/23/2017
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Context - Birdseye View
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Development Permit Area (DPA) 16 — General Form and Character

Objectives

» Support multi-residential that provides a
sensitive transition

+ The enhance the place character through
high quality architecture, landscape
architecture and urban design

» To achieve more livable environments
through human-scaled design v
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West Elevation (front)
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East Elevation (rear) — existing planting
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Side elevation (north)
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Side elevation (south)
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Landscape Plan — main floor
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Landscape Plan — level 4
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Shadow Study
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Perspective Views

View of South West
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