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The Corporation of the District of Saanich '

Supplemental Report

To: Mayor and Council

From: Sharon Hvozdanski, Director of Planning

Date: August 18, 2017

Subject: Development Permit and Rezoning Application
File: DPR00634; REZ00565 * 1780 Townley Street

RECOMMENDATION

1. That the application to rezone from RA-1 (Apartment) Zone to RM-6 (Residential Mixed)
Zone be approved.

2. That Development Permit DPR00634 be approved.

3. That Final Reading of the Zoning Amendment Bylaw and ratification of the Development
Permit be withheld pending registration of a housing agreement to secure:

That all dwelling units be used to provide rental accommodation;

Occupancy of dwellings units in the apartment building is restricted to seniors and/or
persons with disabilities;

Occupancy of dwelling units in the townhouses and duplexes is restricted to families with
at least one dependent child;

That households occupying the attached housing units have an income at or below the
low to moderate income limit established annually by BC Housing; and

That the rental rates for all apartment units would meet Canada Mortgage and Housing

Corporation Affordability Level 1 (80% of market rates) based on their Comprehensive
Rental Market data.

4. That Final Reading of the Zoning Amendment Bylaw and ratification of the 6evelopment
Permit be withheld pending registration of a covenant to secure:

The design and construction of the buildings to meet Passive House, EnerGuide 82, or

their equivalent, energy performance standard,

That the development be constructed solar ready;

Continuation of the required 2 m separated sidewalk fronting the property eastward to

terminate at the driveway access for 1792 Townley Street; and

Implementation of the recommended Transportation Demand Management Strategies,

specifically:

o Providing a Local Area Transportation Context Information Package to new residents
promoting alternative transportation options and the local amenities within walking
distance;

o Providing information packages to new residents about various BC Bus Programs; and
o Providing an on-site notice board for ride sharing opportunities.

R
AUG 18 2017

LEGISLATIVE DIVISION
DISTRICT OF SAANICH__|

Page 1 0f 13




DPR00634: REZ00565 August 18, 2017

PURPOSE

The purpose of this report is to outline a revised proposal for the subject property, and seek
Council’s direction.

DISCUSSION

Background

The applicant proposes to rezone from the RA-1 (Apartment) Zone to the RM-6 (Residential
Mixed) Zone to construct an affordable housing development for seniors/persons with disabilities
and low to moderate income families. A Development Permit with variances is requested.

The proposal initially included a total of 66 units, distributed as follows: 51 units in a 4-storey
apartment building for affordable seniors/persons with disabilities housing, and 16 townhouse
units for low to moderate income families. The revised proposal now includes a total of 64 units
distributed as follows: 54 units in a 3-storey apartment building, one block of 4 townhouses units,
and 3 duplexes.

At the October 24, 2016 Committee of the Whole meeting Council received a staff report
outlining the initial development proposal. At that time Council resolved that consideration be
postponed to allow the applicant to reconsider the proposal and make modifications to the
application that addresses concerns raised by the community. Key issues of concern focused on:

The proposed height and density;

Visual and overshadowing impacts;

The number of existing trees to be removed;

Insufficient open/green areas on the site;

Location of the proposed surface parking and drive aisle;
Traffic impacts; and

The overall impact to neighbourhood character.

NoOor~wN=

Applicant Response

Following the October 2016 meeting the applicant worked with the Camosun Community
Association (CCA) to undertake neighbourhood consultation. The consultation included meeting
with CCA in January 2017, canvasing the neighbourhood, and holding three open houses in
February, March and June of this year. Consultation included presenting four preliminary plans
at the open houses for community feedback.

The most significant changes in the revised proposal are:

e The apartment building height was reduced from 4-storeys to 3-storeys;

e The apartment building was reoriented 90 degrees and sited parallel to Townley Street;

¢ The three blocks of townhouses (16 units) were replaced with one block of four townhouses
and three duplex units (10 units);

e Access to the underground parking is through a separate driveway access along the east
property line; and

» The surface parking was relocated to the centre of the site with the rear yard being
maintained as open space.

The revised plans are supported by Planning staff, who believe the changes strike a balance

between addressing the community concerns while still providing much needed affordable
housing for seniors, persons with disabilities and families. Similar to the initial proposal, the
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DPR00634: REZ00565

revised plans are consistent with the Official Community Plan policies and relevant design
guidelines which were discusses in the Planning Report dated October 6, 2016. How the

revisions to the project address the main concerns raised are discussed in detail below.
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Initial Site Plan

Figure 1:
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1.

The proposed height and density.
The overall Floor Space Ratio has been reduced from 0.93:1 to 0.81:1. The total number of
dwelling units is also reduced from 67 to 64. The maximum proposed height of the

apartment building has been reduced from 14.4 m in the initial proposal to 11.9 min the
revised proposal.

The proposed apartment building has been reduced from 4 to 3-storeys and would be sited

parallel to Townley Street (turned 90 degrees), thereby reducing impacts to the single family
dwellings to the north.

Only one block of townhouses fronting onto Townley Street is proposed (reduced from three
blocks). The townhouse block would include four dwelling units, with the two units on the
west side (adjacent to single family dwellings) being 2-storeys in height and the two units on
the east side (adjacent to the proposed apartment) being 3-storeys. The 2-storey townhouses
sited beside the adjacent single family dwellings would be less than 7 m in height, in order to
mitigate impacts on those neighbouring properties.

The proposal now includes three duplexes (six units), which would be sited toward the rear of

the property. The 2-storey duplex units would have a height of 8 m to the highest point of the
roof and be sited 10.5 m from the rear property line.

Visual and overshadowing impacts.

Removal of the 4™ storey from the apartment building and siting it adjacent to Townley Street
would greatly reduce any overshadowing on adjacent properties to the north. The proposed
2-storey duplexes sited 10.5 m from the rear property line would have similar impacts
compared to if the property was developed for single family residential use. Surface parking
has been removed from the rear yard, which would now remain as open space.

Furthermore, all existing trees along the rear property line would be retained, with four
additional trees to be planted.

The initial proposal included a variance to reduce the setback to both the east and west
interior side lot lines from 7.5 m to 6.0 m, with the revised proposal this variance is no longer
required. No variance to the rear yard setback is, or previously was, requested. The
requested variance to reduce the front yard setback from 7.5 m to 4.5 m remains the same.

The number of existing trees to be removed.

With the revised proposal more of the existing trees and vegetation around the perimeter of
the property would be retained. Of particular note, all existing trees at the rear of the property
would be retained, whereas four were proposed for removal along the rear lot line initially.

The Scotts Pine located in the northeast corner, which was of particular concern to the
neighbours, would be retained.

The initial proposal required 12 trees to be removed, this has been reduced to 10 trees,

which are located along the front of the property. The proposed landscaping plan includes
75 trees and over 1,500 shrubs.

Insufficient open/green areas on the site.
The proposed lot coverage has been reduced from 33% to 30%. The proposal continues to
include common area in the form of:

o A roof deck at level three and a ground level outdoor patio as common areas in the
apartment building;

e A pathway around the site with seating areas;
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e A common outdoor gathering area;
¢ Raised vegetable planters; and

o Multiple rain gardens throughout the site to treat stormwater and provide landscaping
features.

With relocation of the surface parking to the centre of the lot, the rear yard would provide a
substantial green space that would also buffer the adjacent single family dwellings.

5. Location of the proposed surface parking and drive aisle.
The revised proposal includes two separate driveways. Access into the underground parking
would be adjacent to the eastern property line, between the existing church and proposed
apartment. A proposed driveway between the apartment and townhouse buildings would
provide access to a central parking area located between the buildings.

Impervious paving materials would be used for the parking area, which would improve the
visual appearance of the parking area. Adjacent pathways, rain gardens, and landscaped
areas would also soften the impacts of locating surface parking in the centre of the
development.

6. Traffic impacts.
Access to the underground parking is directly from Townley Street adjacent to the eastern
property line, reducing impacts to the neighbours with respect to vehicles accessing or exiting
from the site. Although the total number of dwellings has been reduced by three, only one
less parking space is proposed. The initial proposal included a total of 43 parking spaces,
with the revised proposal a total of 42 parking spaces is proposed. The proposed parking
supply would exceed the numbers recommended by their Transportation Consultants.

7. The overall impact to neighbourhood character.
Key concerns in the initial proposal related to the height and massing of the buildings.
Reducing the proposal from 4 to 3-storeys and reducing the massing impacts by introducing
three smaller duplex units in place of two blocks of townhouses would better align the
proposal with the adjacent neighbourhood.

The proposal also continues to include affordable housing for seniors, as well as introducing
affordable housing for families. Integrating families into the development would be more
compatible with a single family neighbourhood than housing for seniors alone.
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Figure 3: Apartment Building - South Elevation (Provided by HCMA Architecture and Design)
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Figure 4: Apartment Building - North Elevation (Provided by HCMA Architecture and Design)
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West Elevation

East Elevation

Figure 5: Apartment - Side Elevations (Provided by HCMA Architecture and Design)
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Front Elevation

Side Elevation

Figure 6: Townhouse Building Elevations (Provided by HCMA Architecture and Design)
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South Elevation

North Elevation

Figure 7: Duplex Elevations (Provided by HCMA Architecture and Design)
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Figure 12: Rendefihg of Front Entrance & Window. betail (Provided by HCMA Architecture and Design)

Variances
The revised proposal requires variances for setbacks, height, parking, and building separation as
outlined below.

Setbacks

The requested setback variance for the revised proposal is to provide a front yard setback of
4.5 m (7.5 m required).
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A reduced front yard setback in conjunction with front yards designed for active use is one
method to help enliven the streetscape for a human scale, pedestrian oriented use. This design
approach would be complimented by sidewalk improvements along Townley Street.

Given the front yard is designed for active use and siting the buildings close to Townley Street
allows for a larger rear yard setback, the variance is supportable.

Height

The requested height variances for the proposal are:

e To construct the apartment at a height of 11.9 m (11.5 m permitted);

e To construct the townhouse block at a height of 9.3 m (7.5 m permitted); and
e To construct the dupiexes at a height of 8.0 m (7.5 m permitted).

The overall height of the project has been reduced in response to neighbourhood input. Given
the relative siting and height of adjacent buildings and that the site design places 2 storey
buildings adjacent to those lot lines abutting single family homes the variances are supportable.

Parking
The requested parking variances for the revised proposal are:

o to provide a total of 42 parking spaces (45 required); and

e to provide 6 visitor parking spaces, which is a ratio of 0.09 /dwelling unit, whereas 20 visitor
spaces, or 0.3 / dwelling unit are required.

Given the target population residents would not have high vehicle ownership or be daily drivers,
and that the Transportation Impact Assessment determined the total number of parking spaces
and ratio of visitor parking spaces is suitable for the development, the variances are supportable.

The site is approximately 700 m walking distance of commercial services located at the Hillside
major “Centre” and public transit stops are located approximately 200 - 250 m away on
Richmond Road and Shelbourne Street.

Building Separation

The requested building separation variances for the revised proposal are:

e To allow a building separation between an apartment and townhouses of 9.8 m (12.0 m
required); and

¢ To allow a building separation the windows in a habitable room between an apartment and
townhouses of 10.5 m (12.0 m required).

The requested variances would apply to those buildings on opposing sides of the main drive
aisle. They are relatively minor and would not impact livability or privacy for the affected dwelling
units, therefore they are supportable.

CONSULTATION

As noted above, following the October 2016 Committee of the Whole meeting the applicant met
with the Camosun Community Association in January 2017, canvassed the neighbourhood, and
held three open houses in February, March and June of this year.

Community Association

The revised proposal was referred to the Camosun Community Association (CCA) for comment.
The CCA responded that they have no objections to the proposal; that the applicant worked with
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the neighbours and Camosun Community Association to revise the proposal to address the

concerns raised; and that revised proposal and scale of the develop reduces impacts on
neighbours.

Advisory Design Panel

The revised proposal was considered by the Advisory Design Panel (ADP) at their July 5, 2017
meeting. The ADP recommended the project be approved as presented. However, based on
the discussion the proposal was revised to include two more garden beds, disabled parking was
relocated near the elevator in the underground parking, and the pedestrian exit in the
underground parking was relocated.

CONCLUSION

The applicant proposes to rezone from the RA-1 (Apartment) Zone to the RM-6 (Residential
Mixed) Zone to construct an affordable housing development for seniors/persons with disabilities
housing and low to moderate income families. A Development Permit with variances is
requested.

At the October 24, 2016 Committee of the Whole meeting Council resolved that consideration be
postponed to allow the applicant to reconsider the proposal and make modifications to the
application that addresses concerns raised.

Following further community consultation the proposal was revised such that the project includes
64 units distributed as follows: 54 units in a 3-storey apartment building, one block of 4
townhouses units, and 3 duplexes. The revised proposal reduces the apartment building from 4
to 3-storeys, provides a stronger buffer to single family dwellings along the rear and side lot lines,
and locates most of the building mass along the Townley Street frontage. Many of the positive
design features in the initial proposal remain incorporated in the revised proposal, specifically:
multiple rain gardens throughout the site to treat stormwater, an outdoor roof deck and common
room with patio in the apartment, most parking is located underground, an outdoor gathering/play
area, a walking pathway around the site, and areas identified for garden beds. The overall site
design places 2-storey buildings adjacent to those lot lines abutting single family homes.

Through continued consultation with the neighbours and Camosun Community Association, the
applicants believe the project has been improved and they have stronger support in the
neighbourhood. The revised proposal addresses the concerns raised while maintaining a viable
affordable housing project. For the reasons outlined in the body of this report, staff can support
the proposed rezoning and each of the individual variances, and as such recommend the
proposal be approved.
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Prepared by: [,,;{L% / ’,QU/
Andrea Pickard

Planner

Reviewed by: %%

Jaﬁet Matanowitsch

Manager of Current Planning

Sharon Hvozdanski

Approved by:

Director of Planning
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Attachment

cc: Paul Thorkelsson, Administrator
Graham Barbour, Manager of Inspection Services

ADMINISTRATOR’S COMMENTS:

| endorse the recommendation from the Director of Planning.

(T
= -

Paul Thor&elsson, Administrator

August 18, 2017
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