REPORTS OF THE COMMITTEES

2. Planning and Land Use Committee — April 30, 2015

2. Rezoning Application No. 00471 for 324 Chester Street v
It was moved by Councillor Thornton-Joe, seconded by Councillor Coleman, that Council:

1.
2.

instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that would authorize
the proposed development outlined in Rezoning Application No. 00471 for 324 Chester Avenue.

That first and second reading of the Zoning Regulation Bylaw Amendment be considered by
Council and a Public Hearing date be set. Carried Unanimously
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5. COMBINED DEVELOPMENT APPLICATIONS

5.1

Rezoning Application No. 00471 for 324 Chester Avenue

Committee received a report regarding a rezoning application for 324 Chester
Avenue. The proposal is to rezone the property to authorize a garden suite above
an existing garage in the Fairfield-Gonzales neighbourhood.

Action:

It was moved by Councillor Loveday, seconded by Councillor Isitt, that
Committee recommends that Council:

Instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00471 for 324 Chester Avenue.

That first and second reading of the Zoning Regulation Bylaw Amendment
be considered by Council and a Public Hearing date be set.

Committee discussed:

Concern that the definition of a garden suite is being stretched by this
application, as this is Council’s first request to authorize one that is being
constructed above a garage.

The suite is a creative use of space and allows an increase in density.

The importance of each garden suite proposal coming before Council and
for the community and neighbours to have the opportunity for full

consultation and input. :
CARRIED UNANIMOUSLY 15/PLUC113
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v CITY OF
VICTORIA

Planning and Land Use Committee Report
For the Meeting of April 30, 2015

To: Planning and Land Use Committee Date: April 16, 2015
From: Leanne Taylor, Planner, Development Services Division

Subject: Rezoning Application No. 00471 for 324 Chester Avenue

RECOMMENDATION

Staff recommend that Committee forward this report to Council and that Council instruct staff to
prepare the necessary Zoning Regulation Bylaw Amendment that would authorize the proposed
development outlined in Rezoning Application No. 00471 for 324 Chester Avenue, that first and
second reading of the Zoning Regulation Bylaw Amendment be considered by Council and a
Public Hearing date be set.

LEGISLATIVE AUTHORITY

In accordance with Section 903 (c) of the Local Government Act, Council may regulate within a
zone the use of land, buildings and other structures, the density of the use of the land, building
and other structures, the siting, size and dimensions of buildings and other structures, as well as
the uses that are permitted on the land and the location of uses on the land and within buildings
and other structures.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Rezoning Application for the property located at 324 Chester Avenue. The proposal is to
rezone the property from the R1-B Zone, Single Family Dwelling District, to R1-B-GS2 Zone,
Single Family Dwelling with Garden Suite for Plus Sites District, in order to permit a garden suite
above an existing garage.

The following points were considered in assessing this Application:

o The proposal is consistent with the Urban Place Designation in the Official
Community Plan (OCP) 2012.
o The proposal is for a livable form of rental housing, similar in size and scale to a

typical garden suite.
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o The design of the building incorporates design specifications of the Garden Suite
Policy (2011).

o The subject property is a corner lot and adjacent to a four-storey multi-unit
residential building and is a suitable location for this form of housing.

BACKGROUND

Description of Proposal

This Rezoning Application is to rezone the property to the R1-B-GS2 Zone, Single Family
Dwelling with Garden Suite for Plus Sites District, to permit the construction of a garden suite
above an existing garage.

Sustainability Features

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

Active Transportation Impacts
The applicant proposes to install a bike rack which supports active transportation.
Land Use Context

The area is characterized by a mix of single family houses, attached housing, multi-unit
residential and commercial uses.

Existing Site Development and Development Potential

The site is presently a single family house. Under the current R1-B Zone, the property could be
developed as a single-family house with a secondary suite. Should the rezoning proceed, a
single family dwelling and garden suite above an existing garage will be permitted, thus
precluding the use of the main dwelling for the inclusion of a secondary suite.

Data Table

The following data table compares the proposal with the R1-B-GS2 Zone. The parcel would
qualify as a “plus site” since it is a corner lot and the floor area of a garden suite may be
increased to 56m?. An asterisk is used to identify where the proposal is less stringent than the
R1-B-GS2 Zone. Two asterisks are used to identify the existing non-conformities.

Zone Standard

Zoning Criteria Proposal R1-B-GS2
“Plus Site”
Site area (m?) 551 557

(proposal complies as a “Plus
Site” as it is a corner lot)

Lot width (m) - minimum 13.71 7.5
Combined floor area (m?) - maximum 256.6 300
Height (m) - maximum 7.27 7.6

Planning and Land Use Committee Report April 16, 2015
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Zone Standard |

Zoning Criteria | Proposal R1-B-GS2
“Plus Site”
Storeys - maximum 2.5% 2
Site coverage (%) - maximum 31.4 40
Setbacks (m) - minimum
Front (Chester Street) T2 7.5 (5 for porch)
5.52 for porch
Rear (east) 17.59 9.1
Side (north) 1.75 1.51
Side (Mackenzie Street) 1.6 3
Combined side yards 3.35™ 4.5
Parking - minimum 1 1
Garden Suite :
Combined floor area (m?) — maximum 36.6 56
Height (m) — maximum 56" 88
Storeys - maximum 27 1.6
Rear yard setback (m) (west) —
minimum 0.6 0.6
Side yard setback (m) (north) —
minimum 0.6 0.6
Side yard setback (m) (south) -
minimum : 5.71 0.6
Separation space between buildings
(within the site) (m) — minimum 12 2.4
Rear yard site coverage (%) -
maximum 16.4 25

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted the Fairfield-
Gonzales CALUC at a Community Meeting held on December 15, 2014. The minutes from this
meeting were received on January 13, 2015, and are attached to this report.

ANALYSIS
Official Community Plan

The OCP Urban Place Designation for the subject property is Urban Residential. In accordance
with the OCP, garden suites are subject to DPA 15E: Intensive Residential — Garden Suites.
The proposal is consistent with the objectives of DPA 15E to utilize existing accessory buildings
for residential uses and achieve new infill that respects the established character in residential
areas.

Planning and Land Use Committee Report April 16, 2015
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Garden Suite Policy

The proposed development is consistent with the relevant land use policies of the Garden Suite
Policy. The proposed garden suite is still considered a small ground-oriented unit located in the
rear yard of a corner lot. Other than the variance to increase the height of the garden suite, all
the siting criteria are met.

Regulatory Considerations

The total combined floor area of the garage and garden suite is 68.19m?. The garage portion of
the building is 31.4m?, and 18.6m? of this floor area is designated as the parking space for the
principal dwelling unit, and therefore exempt from the floor area calculation for the garden suite.
The current floor area of the proposed garden suite is 36.6m?. The remaining 12.8m? of floor
area is currently associated with the garage area, however if this area is converted to space for
the garden suite, the total floor area of the suite would still be less than the maximum floor area
permitted in the R1-B-GS2 Zone.

CONCLUSIONS

This proposal to construct a garden suite above an existing garage is consistent with the OCP
objectives and guidelines for sensitive infill in the form of garden suites within established
residential areas. The garden suite creates an opportunity for an alternative form of rental
housing and it will provide a liveable environment for its occupants. Constructing a suite above
the garage would retain the existing private open space and gardens, and preclude the addition
of another accessory building on the property. Staff recommend that Council consider
supporting this Application.

ALTERNATE MOTION
That Council decline Application No. 00471 for the property located at 324 Chester Avenue.

Respectfully submitted,

JT‘/ \ . /\\

\# L WA}
Leanne Taylor Alison Meyer, Assistant Director
Planner Development Services Division
Development Services Division Sustainable Planning and
Community Development
Report accepted and recommended by the City Manager: / / ‘ / .
\L’ \_/ Jason Johnson
Date: S.\@r' | 21,208
LT:aw

SATEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00471\REZ PLUC REPORT1.DOC
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List of Attachments

Air photo
Zoning map
Applicant’s letter to Council dated January 12, 2015

Minutes of Community Meeting - Fairfield-Gonzales Community Association dated
December 15, 2014

Signed petition
Green Building Features.
Submission drawings dated March 27, 2015.
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324 Chester Avenue
Rezoning #00471
Bylaw # CITY OF
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Dear Mayor and Council, B Sy |

..... LR R
H

RE: REZONING APPLICATION - 324 CHESTER AVE., FAIRI;IELD

My wife and | wish to build a 400-sq. ft. “garden suite” above the existing
garage on this property. '

We reside in the existing 1927 bungalow which is quite modest in size. The
basement is low height (5.5 feet) which precludes the addition of a
secondary suite within the house without substantial structural change, cost
and disruption. Also, we use the basement for much-needed storage and a
laundry area. ‘

We have reviewed the City's existing policies for garden suite use and the
sample zoning for “small lot” single-level and “plus lot” two-level approved
garden suites. Our property qualifies as a “plus lot”.

What makes our proposed structure unique is that instead of two floors of
living space, we wish instead to create a single floor of living space over an
existing garage.

The previous owner built the garage with permit in 1978 as far to the west
of the property as possible, facing McKenzie Street. As you can see on the
enclosed plan, the siting of the garage matches exactly the minimum side
yards for the west and north boundaries for accessory buildings including
garden suites.

If we are permitted to build over the existing garage:
1. Our proposal retains the single family lot character of this property.
2. Our large open southwest garden is preserved.
3. We are able to keep our required parking and enclosed garage.

We feel that “going up” minimizes not only the impabt on our property, but
also on the immediate adjoining properties:
1. To the west is a large scale 4-storey apartment building, approx 45
feet away from our existing garage, with the buffer of a very high pine
and large widely spreading willow tree between it and the garage.
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2. To the north, approx 60 feet away, fronting on Chester Ave., is a
single family residence on a double lot. By not constructing a
.separate dditional structure in our back yard, this neighbour retains
the benefi(\ of the existing,generous south-facing sun corridor across
our back yard.

Prior to this rezoning application, the City Planning Department sent out
approximately 108 notices to residents within 100 meters of our property.
Because at least two neighbouring properties are large-scale rental
apartments, we chose to speak personally just with our immediate
neighbours before the Fairfield Gonzales Community Association meeting
held on December 15, 2014. We enclose signed acknowledgments we
received from 7 of these 9 property owners/residents confirming that they
had no objection to the proposed use/zoning.

Only 5 people came to see/speak to our proposal at the FGCA meeting,
two couples and an individual homeowner. One couple did not speak at the
meeting but came to me afterwards and told me they had no objection.
Three people who spoke own properties to the north of ours on Chester
Ave., and their concern seemed to be related more to the visibility of the
proposed structure than the land use.

We hope that you agree, given the “isolated” location of the existing garage
and the unusually large distances between neighbouring dwellings in all
directions, that our proposal is supportable. Thank you.

Yours truly,

o/

Paul Osborne



Minutes of Community Meeting g -3:. e

Planning and Zoning Committee o

Fairfield-Gonzales Community Association (FGCA)
December 15, 2014

Facilitator: Paul Brown

Subject Property:
324 Chester Ave. (411 notices sent)

Proponents Ineke and Paul Osborne wishes to add a second storey to an existing garage
that would be developed as a secondary suite.

5 interested parties attended

Attendee Questions & Comments:

e Neighbours to the north concerned about height, increased density, loss of sun and
privacy

e One neighbor concerned they will be looking into windows

e One commented that the proposal had merit however privacy is at issue

George Zador

Planning and Zoning Chair

Fairfield Gonzales Community Association
1330 Fairfield Rd. Victoria, BC V8S 5J1
planandzone@fairfieldcommunity.ca
www.fairfieldcommunity.ca

Facebook



324 CHESTER AVENUE [ Thetsseg "]
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To Whom It May Concern:

| have had an opportunity to view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

| have no objection to the City rezoning this property to  accommodate this use.

1 object to the City rezoning this property to accommodate this use.

Additional comments (optional)

v IN29 M& kenzie Sk Oéu“z,\.f\ m(,&f&'\f\'t v'{"\ ’Vk

Address Name Signature

| l Z”] }/m_{/ L'(--@m‘z (e Sk A%ULL \/)«/\W“’m;cl 6M

Address Name Signature
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Date




324 CHESTER AVENUE

REZONING APPLICATION

a4 3 70K

O S PII SSCSS S SSSER. |

To Whom It May Concern: R T e i Dt

sadiie

| have had an opportunity to view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

;/‘
7
/

[4" | have no objection to the City rezoning this property to  accommodate this use.

1 object to the City rezoning this property to accommodate this use.

Additional comments (optional)

1151 MCkens e ot . Aﬂc\vea U\Ofnm O CO\@W\»;/

Address Name > Signature ()
121 MCkerpie Sk Beian Maocean 2
Address Name ignature S

Nev 28 20w
Date ‘




324 CHESTER AVENUE
REZONING APPLICATION I
‘To Whom It May Concern: . ’

| have had an opportunity to view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

B 1 have no objection to the City rezoning this property to accommodate this use.

O object to the City rezoning this property to accommodate this use.

Additional comments (optional)

\\&s MCKQ/W';D({ S?l/a»z-}— Au sTaIk, STEWVARTT ril\/ w

Address Name Signature

Address Name : Signhature

Dee (v, 201/
Date '




324 CHESTER AVENUE

REZONING APPLICATION | s
To Whom It May Concern: | E

| have had an opportunity to view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

IZI/I have no objection to the City rezoning this property to  accommodate this use.

L1 object to the City rezoning this property to accommodate this use.

- Additional comments (optional)

W23 Nelenziest . Snne. QSL ///
Address Name < Sig‘hg‘fufecé__- —_—

Address : Name Signature

e (4 7014

Date




324 CHESTER AVENUE
REZONING APPLICATION B8 17958
To Whom It May Concern: | | e

| have had an opportunity to view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

| have no objection to the City rezoning this property to  accommodate this use.

1 object to the City rezoning this property to accommodate this use.

Additional comments (optional)

Addres Name

/V\Q l/(@//puc FLT /507/\5 )
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'Address Name Signature  /
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324 CHESTER AVENUE

REZONING APPLICATION T
To Whorn May Concer: T
| have had an opportunity to view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

| have no objection to the City rezoning this property to  accommodate this use.

[L] 1 object to the City rezoning this property to accommodate this use.

Additional comments.(optional)

D Pl o o M;\“&P&_\A / /Q m&

Address Name |g ature
50 M Keng, o /06/7\ J;V\oo Kan \Q)N/)
Address Name’ ! Signature

NS ); lﬂ)b!

Date




324 CHESTER AVENUE |
REZONING APPLICATION A 13500
To Whom It May Concern: st |
| have had an opportunity to'view the plans for the proposed secondary housing unit to
be built over the existing garage on this property.

B4 1 have no objection to the City rezo_ning this property to  accommodate this use.

1 object to the City rezoning this property to accommodate this use.

Additional comments (optional)

/,/S/ IL7QL(41E;,L j‘f '/G/(‘LQ /‘)Lb o /“"’ICQ #,.___(_M

Address U, o b N Name Signature

Address Name Signature

.ﬂé 7 Tosy

Date




324 CHESTER AVENUE — REZONING APPLICATION -

GREEN BUILDING FEATURES

Our proposal to build a 400-sq. ft. “garden suite” above the existing
garage on this property:

Retains the single family lot character of this property with its

large garden space and existing greenery, permeable ground
and green space;

Preserves the existing streetscape while offering an opportunity
to renters who want to live in detached housing.

Its location close Cook Street Village, the City and its amenities
including frequent transit reduces the need for car-based
transportation.

Its design, with opening south-facing door and windows and
lack of windows to the north, enables passive solar
heating/cooling.

Its small size means considerable savings in terms of initial
construction and continuing maintenance.

The use of high quality, natural and reliable materials will
reduce overall energy consumption.



GrRTEN SUITE. PROPOSAL FOR 304 CHESIER AVEMGE
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324 Chester Avenue
Garage/garden suite
Landscape Plantings
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Planting Area #1 2
Ornamental grasses ' — = :ffgfmum._
(Karl Foerster) | ’ﬁ‘&"\\
1.0 A
Planting Area #2
' 7.8 s

Ornamental grasses
(Karl Foerster)

BASTNGEG e

NOTE: above plant choice ———
the same as established O
plantings on street

side of exterior fencing.

Planting Area #3 ‘s\_\/f
Hedge of blueberry bushes : &

in wider east bed.
Japanese spurge in narrow
north bed.
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. . . GARDEN. UATE. PROPOSANI. TR 324 CHESTER ANENMAQE
E::\’_A\T.’F—m.lil_b TTARMAL BSTATE,, ViCTORIA Q¥ PLAN WPEBAS0

=R T AR — e 2. WOT “PLus SIEY HEKSE Horoimes W=D, Snesw VoF 5
o Drasts 27 IALREL. MODGIMS O 1R Ao\4
CARDEMN SOvE. POMCY REGUAREMENTS REY J . S O\ Iusmu-.ae_./\sl
PEEATED L T TROPOSED PRESECT WFORMANCN  WBLE
Exiaeica LA SR . | SIMGIE TFAMILY TELLince | Sindass Farhy Oasmiaonds o 3 %&N“E‘\-"‘%E\“% EXSNNG ZOWE. RIS
BRATGe  Zoalimcs =B SWGLE. FaArLY N -3 DGl FANIY [ DHE. SPECYF\C~ YO R _wm i gg&.m\cd
: 2 Dl Al ] TONIEML\NCs TEYER NIMETD
e Coe ; orhen iy SIVE  AREA 551 M-
LocaNMon REAT. YARD — CARIIEL SLITE. W REAR. YARD)
S e e e owma. Troon. ARER
HEGTS (FRAKTFALIR) 3.5 M or ol 2
TESM For S Pius Swves| _asIiBErAL L. B.6 ™M RESTTENCE -9~5‘°-<""\l
e e [ GARDEN SeuvE DLW
SETeacks (Maniimean) O.lot FROM ALl Lot JuneS O.6 M DB ; =% By A s
A4 A TROM RISTING 1.0 M .0 M - -
INES A N S F T ) COMMERCI\AL STRES. W /A
égm{;.&'.‘r; Y SEV® AcK. TEM SEYBACY SF BJ).M SETEBACK. OF | B ™ Froow SPACE RAMO WA
O FLANMGNMG. . STREET PROASRY STROLCTLRE O ACCESSERY BrolWAls, . -
ADSACELT PROPERTY, ] DATE, COVRR ACE. 21.4.%
REAR. YARD SITE a5 D taare “15. 9% Vol 2 Shes onE Seace 4%
EONERALE | PNEIGHT? RESDERGE. AT M
TOTAL S\TE COVERACE. 40 D pasx 30.6 % 314 2 ACcESSoRY BonDinG S, bR
PASRIFALLIA. SOTAM . Flook 31 > — 3.8 M WGF :rvcwa.j‘rb <
CEA. ~ChRD Sc. RES\DENCE R :
e e — S = BEL ESSOPY Ban D A
e PSS e S = T AL BC ooDINte _ Al BL Bon-DiG ComE
Prions e + ELECN(CAL_ L [RECC ANONMS WL BE MET PRRXINCn SO \
CODE. RECCOAMONS T’ FESTETICIE PO ITIN TR R T4
RESIOELVIAL. GSES 5
o LARDEAM DSLINE SETVRALKS
- i - 2 FRSIT [ EAST 35.0 WM
Acce=ss A OWVDE M, PAMTFROW || —— : LM WIDE PoRCH | SYERS REAR. /WE-ST O.em
_PLEINC. STREEY YO CoARDEM T3 PAYH twusa _b.\:ns.,/ NORSH .M
SCaNE RTRAWCE TSV ATV ) 5.0 WM
ReoEYOP, PARIOS - _P.n.oi.nan&n N ROSFASY TG TRESIOERMNAL GLOBSE DERISY
~ NOMBER. OF o>
Pop it V PARYANG S Yo ' PARY AN SYALL \ PARYIUG SYALLL T EROSVRG  OWOHE FAMLY
PRAARY TWELL NG EEAPRNCE
_ ; . L HOPOSED GARDEN SUINE
BERMC G FSEp I cES S0 REAR. YARD —_ SERVCES Sl B HiNowcon FrooR AREA W/A
MLSS B CADER GRowwD CLAMTER GROLNTD TOVAI_ REStomamAal_ Fieor.
(A=A 395 .4 FAX
Received
City of Victoria

MAR 2 7 2015

Planning & Development Department
Development Services Division




GARDEN SUAYWE. PROPOSAL. 324 CHESTER. ANE
HMEKE. HordinGss WO,

ADDEMD G O SAWEEY L OoF © MaRCN lon

GRADE. POILLCTS TROM S\TE Pr-Ay EASHMG  REDSIDENCE. ANERAGE. GSYADRKE
SuEEvr 2 oF S CAYC co Ao ¢
A= L) WA
= (o, 04 A+n (l+ood) Y2 w3eq = 33,6\
C= (o ™M B+ ((o.ol\- +(g.03-‘.-k “1.&eas = \\.o
D= .o o (o +eo)* 2 % o7 = ad

= B.Q4 WA o+eE (6o +594—)‘—.D\ * VB = 8866
¥ = SA4m e+F (5943534 Y2 x 1,863 = lo.87

= SJ4 ™ T+ ( 5.‘34\—-\—59\47 LA Y.5B A TS 4

= B.8Gw e+ (594 +586) 51 Lo = 6.3\
T= 586 , HiT (sec+rsee)rdy V83 = loNa
S= S8\ I+35 (5.86+5.8\)%Lx o) = W3
K= SADM S+ (58l + 5342 X w12y = (e

= B30 Kl (343+ 550) 40w ST = 3.2

= 55 M PER VN '(5.59\+ 5.5) T % dOA = \T.e3
N= S5 . Mig (s rss)rx .3 = Tas

= 5,853)w n+o (Bs+s32) Yaax 3 = M3

= 506w o+? (5m:24826) ¥2 % V.57 = 846

= 5.26M™M Pre (socrsas)sa % \.& = QAT

= BTIwA . 24+S (ST +sTDYL X .3 = \3

= ST S+rA (BT Y DFTL ¥ o)l = _63.86

' o, 45 235 &1
[ Received
City of Victoria
oo CGRADE = 3AB.ET 5 Be.AD = 5.3 M OEL

MAR 27 20%5

planning & Developsent Dgp?qment
Developmeat Setvices Division




	chester rez min
	CHESTER_324_REZ

