CORPORATION OF THE TOWNSHIP 122 Exqumat Roas
OF ESQUIMALT Esquimalt, B.C. V9A 3P1

Legislation Details

File #: 20-175 Version: 1 Name:

Type: Staff Report Status: Passed

File created: 4/9/2020 In control: Advisory Planning Commission
On agenda: 4/21/2020 Final action: 4/21/2020

Title: Rezoning Application - 842 Carrie Street

Sponsors:

Indexes:

Code sections:

Attachments: 1. 842 Carrie Street - RZN - April apc - with attachments - op, 2. APC April 2020-Presentation-842
Carrie Street

Date Ver. Action By Action Result
4/21/2020 1 Advisory Planning Commission approved Pass
CORPORATION OF THE TOWNSHIP OF ESQUIMALT Page 1 of 1 Printed on 2/16/2021

powered by Legistar™



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

Municipal Hall, 1229 Esquimalt Road, Esquimalt, B.C. V9A 3P1
Telephone (250) 414-7100 Fax (250) 414-7111

APC Meeting: April 21, 2020

STAFF REPORT

DATE: April 8, 2020
TO: Chair and Members of the Advisory Planning Commission
FROM: Karen Hay, Planner

Bill Brown, Director of Development Services

SUBJECT: REZONING APPLICATION
842 Carrie Street [PID 000-385-336, Lot 14, Section 10, Esquimalt District,
Plan 276]

RECOMMENDATION:

The Esquimalt Advisory Planning Commission recommends that the application for rezoning,
which would facilitate the future subdivision of the subject property and the construction of an
additional house to the west of the existing dwelling, as sited in accordance with the BCLS Site
Plan prepared by Kenneth KC Ng, Explorer Land Surveying Inc., stamped “Received January
30, 2020", and incorporating the height and massing consistent with the architectural plans
prepared by Xquimalt Developments, stamped “Received February 19, 2020” be forwarded to
Council with a recommendation to either approve, approve with conditions, or deny the
application; including reasons for the chosen recommendation.

BACKGROUND:

Purpose of the Application

The applicant is requesting a change in zoning from Single Family Residential [RS-1] to a
Comprehensive Development District, to facilitate the future subdivision of the lot and the
construction of a new house to the west of the existing principal dwelling. The Esquimalt Official
Community Plan Bylaw, 2018, No. 2922 [OCP] ‘Present’ land use designation for this property is
Low Density Residential and the ‘Proposed’ land use designation is Townhouse Residential.

This site is also located within the following OCP Development Permit Areas [DPA]: No. 1 —
Natural Environment, No. 6 — Multi-Family Residential, No. 7 — Energy Conservation and
Greenhouse Gas Reduction, and No. 8 — Water Conservation. Should this application proceed,
an OCP amendment to the development permit areas will be required, from DPA No. 6 — Multi-
Family Residential to DPA No. 3 - Enhanced Design Control Residential. If the rezoning
application is approved by Council then, a Development Permit would be required to ensure that
the application is generally consistent with the Development Permit Area guidelines, before a
building permit could be issued for the construction of a structure.
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Evaluation of this application should focus on issues relevant to zoning such as the
appropriateness of the proposed uses, height, density, massing, proposed unit sizes,
siting, setbacks, lot coverage, useable open space, parking, how the building relates to
adjacent and surrounding sites and whether the proposal is generally appropriate and
consistent with the overall direction contained within the Official Community Plan.

Context

Applicant: Janos Farkas, Xquimalt Developments
Owners: Janos Farkas and Xeniya Vins
Architect: Xeniya Vins, Xquimalt Developments

Property Size: Metric: 578.5 m? Imperial: 6226.9 ft?
Existing Land Use: Single Family Residential
Surrounding Land Uses:
North: Two Family Residential
South: Esquimalt High School
West:  Single Family Residential
East:  Single Family Residential
Existing Zoning: Single Family Residential [RS-1]
Proposed Zoning: Comprehensive Development District [CD]

Existing Present OCP Designation: Low Density Residential [No change proposed]
Existing Proposed OCP Designation: Townhouse Residential [No change proposed]
Zoning

The subject property is an average size single family lot where the current zoning allows a
single family residence and a secondary suite. The applicant is proposing to build a new four
bedroom house and to renovate the existing house with a substantial increase to the floor area
on the top floor. The proposal does not indicate secondary suites, though there is a history of a
suite in the existing house and the proposed plans potentially could accommodate future suites
in the basements of both buildings. Staff have suggested a covenant could be offered to assure
Council that there would be no more than the two dwellings at this location in the future.

The proposed Comprehensive Development District zone would contain the following uses:
single family residential, home occupation, boarding, and urban hens.

F.A.R., Lot Coverage, Siting, Setbacks, etc.: The following chart compares the requirements
of the Single Family Residential Zone [RS-1] with the proposal.

Proposed CD zone
Current lot area = 578.5 m?

Single Family Average FAR = 0.45
Residential
[RS-1] Lot A — East Lot B — West
Existing house Proposed house
Minimum Parcel Size 530 m2 322.17 256.0
Floor arearatio 0.35 0.52 0.36

(FAR)

Lot coverage 30% 0.35 0.26
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RS-1 Lot A — East Lot B — West
Existing house Proposed house

Building height 7.3m 7.86m 7.3m
Setbacks

e Front 7.5m 2.87 m (1.7 m to stairs) 3.05m

e Rear 7.5m 5.99 (4.79 m to landing) 3.05m

e Side (Exterior) 3.6m 3.26m na

e Side (Interior) 15m na 2.60m
Off street parking 1 space per 1 space 1 space

dwelling unit

Floor Area Ratio [FAR] measures the size of a building (or for all buildings on a lot) as a ratio of
the size of the lot on which the building(s) sit. The proposed average FAR for this development
is 0.45 which is well above the 0.35 generally permitted in the RS-1 zone. The existing house
with the proposed addition to the top floor (after subdivision) would have a FAR of 0.52. Many of
the single unit infill developments in Esquimalt have been built with a FAR that does not exceed
0.35. The small size of the proposed lots contributes to the resulting FAR.

The existing home predates the Township so no original plans are available for this building. It is
not included on the Community Heritage Register or the older heritage list though it does have
some heritage value as a modest sized older home in the neighbourhood due to its age and
corner location. The removal of the existing roof and the addition of the new top floor with the
large dormer will significantly impact the character of this building. Staff have suggested a
reduction to the size of the addition, particularly the size of the dormer.

Parking
Parking Bylaw 1992, No. 2011 requires one parking space per dwelling unit, and that in

residential zones the parking spaces shall be located no closer to the front lot line than the front
face of the principal building. The plans show one parking space behind the front face of the
principal building for each lot.

Official Community Plan (OCP)

The proposed development of a subdivision of the existing lot to accommodate and additional
single family dwelling is consistent with the OCP ‘Present’ Land Use Designation of ‘Low
Density Residential’. The Proposed Land Use Designation of ‘Townhouse Residential’ supports
future townhouses in this area. It could be argued that this proposed development impedes
future consolidation of lots and realization of townhouses in this location, and also that a
detached accessory dwelling unit [garden suite] would be a more appropriate on this size of lot.

The following OCP objectives and policies are considered in the evaluation of this proposal.

OCP Section 5.1 General: Anticipated Housing Needs in the Next Five Years
Objective: Support expansion of housing types within Esquimalt while addressing concerns
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such as tree protection, parking, traffic, noise, effects on neighbouring properties, and
neighbourhood character.

o Policy: Support the development of a variety of housing types and designs to meet the
anticipated housing needs of residents. This may include non-market and market housing
options that are designed to accommodate young and multi-generational families, the local
workforce, as well as middle and high income households.

e Policy - Support the inclusion of secondary suites within present and proposed low density
residential land use designated areas.

e Policy - Support the inclusion of detached accessory dwelling units on appropriate low
density residential land use designated areas where only one principal dwelling unit exists.

e Policy - Support the development of a variety of housing types and designs to meet the
anticipated housing needs of residents. This may include non-market and market housing
options that are designed to accommodate young and multi-generational families, the local
workforce, as well as middle and high income households.

e Policy - Encourage the development of rental accommodation designed for a variety of
demographic household types, including young families.

5.2 Low Density Residential Redevelopment
OBJECTIVE: Strive for redevelopment and infill development that improves and enhances the
appearance and livability of neighbourhoods and the community as a whole.

o Policy - Proposed redevelopment or infill within present low density residential land use
designated areas should be built to high quality design and landscaping standards and
respond sensitively to existing neighbourhood amenities.

e Policy - Consider the inclusion of secondary suites in infill developments where it is
demonstrated that neighbourhood impacts can be mitigated.

5.4 Affordable Housing
OBJECTIVE: To encourage a range of housing by type, tenure and price so that people of all
ages, household types, abilities and incomes have a diversity of housing choice in Esquimalt.

¢ Policy - Encourage the provision of missing middle housing types such as two-unit
dwellings (duplexes), townhouses and small lot infill as one avenue to address housing
affordability.

Development Permit Guidelines

Though the Development Permit is not being considered at this time many of the DP guidelines
require that the zoning issues (useable open space, lot coverage, height, density, massing,
siting, setbacks, parking, how the building relates to adjacent homes) and natural area / tree
protection be considered in order to be able to fulfill the guidelines.

This site is currently in the following Development Permit Areas:

o Development Permit Area No. 1 - Natural Environment

o Development Permit Area No. 6 - Multi-Family Residential

e Development Permit Area No. 7 - Energy Conservation and Greenhouse Gas Reduction
e Development Permit Area No. 8 - Water Conservation

As the applicant is proposing to build to the Present OCP designation [Low Density Residential]
with a single-unit infill development, an OCP amendment to the development permit areas will
be required, from Development Permit Area No. 6 — Multi-Family Residential to Development
Permit Area No. 3 - Enhanced Design Control Residential. Therefore, the Single-unit Infill
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Housing guidelines are presented here.

DPA No. 3 Enhanced Design Control Residential — is designated to establish objectives for the
form and character of intensive residential development.

20.6 Guidelines - Single-unit Infill Housing
20.6.1 Relationship to Existing Houses

¢ Where an existing single-unit residence is to be retained and a second residence placed on
the parcel, the existing dwelling is to be upgraded and made to be complementary with the
new construction.

o Where new infill single houses are proposed, the design of the new houses should be
complementary in scale, size, exterior finishes, rooflines, and colours to the predominant
styles of housing in the neighbourhood. It is important to ensure that the new construction
fits with the overall scale and character of existing houses. The intent of this guideline is not
to encourage the replication or imitation of surrounding buildings but rather the design of
structures that complement the streetscape.

20.6.2 Massing

o New structures should be designed so that the overall massing is in keeping with other
single-unit residences in the immediate area. New structures for lots other than corner or
double frontage lots should be limited to one and one half storeys.

¢ New structures, which are two storeys in height, should be designed so that the second
storey is partially concealed within the slope of the roof to minimize the height of the building.
The use of dormers set into the roof is preferred to a flat roof or a peaked roof set over the
second storey.

20.6.3 Privacy/Screening/Shadowing

¢ Proposed infill dwellings should have only a minimal impact on adjacent homes and be
separated from neighbouring residences by vegetation, screening, natural elevation
differences, or a combination of these features.

o Windows, decks and patios should be located so as to minimize intrusion on to the privacy of
adjacent properties.

o Infill dwellings should be sited to minimize the casting of shadows on to the private outdoor
space of adjacent residential dwellings.

20.6.4 Landscaping
¢ Retention and protection of trees and the natural habitat is encouraged wherever possible.

20.6.5 Private Open/Yard Space
¢ Any proposal for single-unit infill housing should provide for usable, private outdoor areas for
each dwelling, at grade.

OCP Section 18 Development Permit Area No. 1 — Natural Environment - is designated for the
purpose of establishing objectives for the protection of the natural environment, its ecosystems
and biological diversity.

18.5.2 Natural Features - Natural features and areas to be preserved, protected, restored, and

enhanced where feasible:

o Retain existing healthy native trees, vegetation, rock outcrops and soil wherever possible.

e Preservation of natural topography is favoured over blasting or building of retaining walls.

¢ Narrower manoeuvering aisles, fewer and smaller parking spaces can be considered where
natural areas are being conserved.
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18.5.3 Biodiversity - Landscaping features that will protect restore and enhance biodiversity.

Where feasible:

¢ Inresidential locations plan for ‘nature out front’; for new landscaping in front and exterior
side yards use a variety of site-appropriate, native species; thereby contributing positively to
pedestrian friendly urban streets, future greenways and habitat enhanced corridors.

18.5.5 Drainage and Erosion - Measures to control drainage and shoreline erosion.

Where it is reasonable:

e Preserve, restore and enhance treed areas. Trees are the most effective form of absorbent
landscaping due to their extensive root zones and their ability to both absorb water from the
soil and intercept precipitation on leaves, needles and branches. Consider that native
conifers are well adapted to local wet winters.

¢ Reduce the impact of surges in stormwater on shorelines by designing on-site stormwater
retention systems to contain the first 3 centimetres [1.25 inches] of precipitation on site, per
precipitation event; and incorporating rainwater collection systems into roof design and
landscaping.

¢ Maximize the ratio of planted and pervious surfaces to unplanted surfaces, and design paved
areas to direct water towards vegetated areas, to help reduce surface run off. Where paved
surfaces are needed, intersperse with drought resistant vegetation and trees, to help absorb
stormwater, provide shade and reduce the local heat island effect.

OCP Section 24 - Development Permit Area No. 7 — Energy Conservation and Greenhouse Gas
Reduction - is designated for the purposes of energy conservation and greenhouse gas
reduction.

24.5.1 Siting of buildings and structures. - Where it is feasible:

¢ Orient buildings to take advantage of site specific climate conditions, in terms of solar access
and wind flow; design massing and solar orientation for optimum passive performance.

e Build new developments compactly, considering the solar penetration and passive
performance provided for neighbouring sites, and avoid shading adjacent usable outdoor
open spaces.

e Strategically site buildings to sustain and increase the community’s urban forest tree canopy
cover.

e Provide space for significant landscaping including varying heights of trees, shrubs and
ground covers.

24.5.2 Form and exterior design of buildings and structures. - Where it is feasible:

¢ Oirient larger roof surfaces to the south for potential use of solar panels or photo-voltaic
roofing.

e Use roof designs that reduce heat transfer into neighbouring buildings, helping reduce the
local heat island effect and the need for cooling of buildings in warmer months.

¢ Use roof over-hangs, fixed-fins or other solar shading devices on south and west facing
windows to reduce peak summer heat gain while enabling sunlight penetration in winter
months.

24.5.3 Landscaping - Where it is feasible:

o Develop a front yard landscape design that is natural and delightful so residents do not need
to leave the neighbourhood to experience nature.

¢ Choose open space and landscaping over dedicating space to the parking and
manoeuvering of private motor vehicles.
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o Conserve native trees, shrubs and soils, thereby saving the cost of importing materials and
preserving already sequestered carbon dioxide.

24.5.5 Special Features - Where it is feasible:
o Reuse of existing buildings and building materials is encouraged.

OCP Section 25 - Development Permit Area No. 8 — Water Conservation - is designated for the
purpose of water conservation.

25.5.3 Landscaping — Retaining Stormwater on Site (absorbent landscaping) - Where it is

feasible:

e Preserve and restore treed areas. Trees are the most effective form of absorbent
landscaping due to their extensive root zones and their ability to both absorb water from the
soil and intercept precipitation on leaves, needles and branches. Consider that native
conifers are well adapted to local wet winters.

e Avoid disturbing, compacting and removing areas of natural soil, as these are naturally
absorbent areas.

Comments from Other Departments
The plans for this proposal were circulated to other departments and the following comments
were received by the submission deadline:

Community Safety Services (Building Inspection): Project will be subject to review for current
BC Building Code and municipal bylaw compliance at the time of a Building Permit application.

Engineering Services: Engineering staff have completed a preliminary evaluation of the
Works and Services that would be required for the proposed development. The preliminary
review reveals that the subject property is only connected to the municipal sewer system, with
the properties drain cross connected to the municipal sewer system.

The development (all future lots) is to have services as per Subdivision and Development
Control Bylaw, 1997, No. 2175 (including all schedules), including, but not limited to, new sewer
and drain connections, new catch basins, and underground H/T/C. New curb, gutter, and
sidewalk along frontage will be required.

The applicant is responsible for retaining the services of a qualified professional for the design
and construction supervision of all works and services, including construction costs, engineering
fees, administrative costs and contingency allowance, as indicated in Bylaw 2175.

Parks Services: Tree protection fencing will need to be erected at the dripline for all trees, and
possibly the neighbour’s trees. Tree cutting permits are required for all trees that may be
removed.

Fire Services: No concerns.

Green Building Features
The applicant has completed the Esquimalt Green Building Checklist [attached].

Public Notification

As this is a rezoning application, should it proceed to a Public Hearing, notice would be mailed
to tenants and owners of properties within 100m (328 ft) of the subject property. A sign
indicating that the property is under consideration for a change in zoning has been placed on
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the South Joffre Street frontage of the property and would be updated to reflect the date, time
and location of the Public Hearing. Additionally, notice of the Public Hearing would be placed in
two editions of the Victoria News.

Applicant’s submission

As per the Development Application and Procedures and Fees Bylaw No. 2791, 2012, the
applicant will need to consult with residents and owners of property within 100 metres of the
subject parcel; to be completed prior to Council’s consideration of this application.

ALTERNATIVES:

1. Forward the application for Rezoning to Council with a recommendation of approval
including reasons for the recommendation.

2. Forward the application for Rezoning to Council with a recommendation of approval
including specific conditions and including reasons for the recommendation.

3. Forward the application for Rezoning to Council with a recommendation of denial
including reasons for the recommendation.
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34.

DIVISION 1 - RESIDENTIAL ZONES

SINGLE FAMILY RESIDENTIAL [RS-1]

The intent of this Zone is to accommodate Single Family Dwellings on individual
Parcels of land.

(1)

(6)

(8)

Permitted Uses

The following Uses and no others are permitted:

(a) Single Family Residential

(b) Home Occupation

(c) Secondary Suite: subject to the requirements of Section 30.6

(d) Boarding: subject to the requirements of Section 30.3

(e) Urban Hens: subject to the requirements of Section 30.4 of this bylaw

(f) Group Children’s Day Care Centre, located at Lot 16, Section 10,
Esquimalt District, Plan 3060 [PID 001-543-547] [846 Phoenix Street].
[Amendment, 2018, Bylaw No. 2938]

Parcel Size

The minimum Parcel Size for Parcels created by subdivision shall be
530.0 square metres.

Minimum Lot Width

The minimum width of Parcels created by subdivision shall be 16 metres
measured at the Front Building Line.

Floor Area Ratio
(a) The Floor Area Ratio shall not exceed 0.35.

(b) Notwithstanding Section (4) (a) the Floor Area Ratio for the Group
Children’s Day Care Centre shall not exceed 0.50. [Amendment,
2018, Bylaw No. 2938]

Floor Area

The minimum Floor Area for the First Storey of a Principal Building shall
be 88 square metres.

Building Height

(@) No Principal Building shall exceed a Height of 7.3 metres.
(b) No Accessory Building shall exceed a Height of 3.6 metres.
Building Width

The minimum width for any Single Family Dwelling shall be 7 metres.

Lot Coverage

(@) All Principal Buildings, Accessory Buildings and Structures
35



(9)

(11)

combined, shall not cover more than 30% of the Area of a Parcel.

(b) All Accessory Buildings and Structures combined shall not exceed
10% of the Area of Parcel.

Siting Requirements

(a) Principal Building

(i)

(ii)

(iif)

Front Setback: No Principal Building shall be located within 7.5
metres of the Front Lot Line.

Side Setback: No Principal Building shall be located within 1.5
metres of an Interior Side Lot Line, with the total Setback of all
Side Yards not to be less than 4.5 metres. In the case where
a Parcel is not served by a rear lane, one (1) Side Yard shall
not be less than 3 metres. In the case of a Corner Lot, no
Principal Building shall be located within 3.6 metres of an
Exterior Side Lot Line.

Rear Setback: No Principal Building shall be located within
7.5 metres of a Rear Lot Line.

(b) Accessory Building

(i)

(ii)

(iif)

(iv)

Eencing

Front Setback: No Accessory Building shall be located in front
of the front face of the Principal Building.

Side Setback: No Accessory Building shall be located within
1.5 metres of an Interior Side Lot Line nor 3.6 metres of an
Exterior Side Lot Line.

Rear Setback: No Accessory Building shall be located within
1.5 metres of a Rear Lot Line.

Building Separation: No Accessory Building shall be located
within 2.5 metres of a Principal Building.

Subject to Section 22, no fence shall exceed a Height of 1.2 metres in
front of the front face of the Principal Building and 2 metres behind the
front face of the Principal Building.

Off Street Parking

(a) Off-street parking shall be provided in accordance with the
requirements of Parking Bylaw, 1992, No. 2011(as amended).

(b) Notwithstanding Section 11(a) No parking space need be provided
for a Group Children’s Day Care Centre. [Amendment, 2018,
Bylaw No. 2938]

36
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S%_/ Green Building Checklist

Completed checklists form part of the application package reviewed by staff and ultimately,
Council. New buildings and developments have impacts that last well beyond the construction
period. Reducing the consumption of natural resources and increasing resilience to a changing
climate are part of the challenge of building more sustainably. This checklist will help you identify
and present how your project will help the Township meet its goals of becoming carbon neutral by
2050.

Applicant’'s Name ,L.'JM.C M
Site Address _842- Gﬂﬁfﬂ 'ﬂY{Q’J(' i gﬁw

RECEIVED

3‘
i

ocT 23 2013

Step Code (Please indicate level)
1.2 | EnerGuide rating

13| LEED

1.4 | Passive House

1.6 | Living building
Other (Built Green EC R-2000, Green Shores etc.)

21 ::.:aw buildings > 10 m*are Iocated > 20 m from the high water mark (HWM) of the ¢ E-urg& Required
aterway.

2.2 | New buildings =10 m? are located at least 10 m from the HWM from the outer coastline. Required

53 Flood Construction Level has been established using sea level rise projections for the life of H B
) the building.

o4 | Habitats of threatened and endangered species have been protected from impacts of it
: development. /

2.5 | Buildings are located within disturbed or developed areas. i

31 Landizaplng within 1IJ m of the high water mark consists pnmanly of native plant and tree Required
A conservation covenant has been signed to protect sensitive ecosystems within 10 m of the
3.2 ; !
shoreline. J
33 At least one native tree capable of (now or in the future) supporting the nest of a Bald Eagle, i
i Osprey etc. has been retained or is planted within 30 m of the high water mark (HWM). /
34 Removal of at least 30% of hardened shoreline and replacement with erosion control I.*" A
4| measures designed to improve the habitat of the shoreline. / N
3.5 Light from building and landscaping does not cast over water. /S
36 Wildlife habitat has been incorporated into seawall design. /!

Corparation of the Township of Esquimalt / 1229 Esquimalf Road / Esquimalt, BC / V9A 3P1
Development Services / 250-414-7103 / www.esquimalt.ca



An on-site stormwater retention systam has been demgned tc- retain at least the first 3 cm of

41 | rainfall from each rain event.

4.2 Stormwater will be treated for pollutants prior to release to the stormdrain system orto a
' surface water source,

4.3 The project featunes a graen roof.

5 0 Water Conservahun

Tha:rﬁgamn system has been dumgnad to redu-::-a potable water usehy 50% -:nmpared to

5.1 conventional systems.

5.2 Waterless urinals will be used.

5.3 | Water features use re-circulating water systems. Vi
54 | Rainwater will be collected for irrigation purposes. W
5.5 Toilet and kitchen sink drains are separate from other drains to the point of exit.

6.1

- An approved greywater reuse sy'stam will be lnstalled

”ﬁ.ﬂ TreesILandscaplng

Tha projectis :les.lgnad to prutect as manyr nahve and s.qgmficant traes as pnsslbla .
6.2 There will be no net loss of trees. v
6.3 Trees will be planted in soil volumes calculated to support the full grown size of the tree.
6.4 At least 25% of replacement trees are large canopy trees.
6.5 Topsoll will be protected from compaction, or stockpiled and reused. b

7.0 Biodiversity

Erosion control measures have been designed and installed to prevent erosion of topsail.

7.1 New landscaping is pr&dnrnlnanﬂy native plant and tm& species, 2
7.2 | Invasive species will be removed from landscaped areas. V4
73 At least two biodiversity features have been incorporated into the new or existing landscaping

: see section 18.5.3 of the OCP for ideas).

L) =Tgn 0 & % )
8.1 The building is pre-plumbed for solar hot water. Required
8.2 Install a greywater heat recovery unit. y
83 Passive cooling is supported through flow-through ventilation design, low E windows, solar \/

’ shades, shade trees etc. S
8.4 | Passive heating is supported via building orientation, window design and thermal mass. v/
8.5 The building will have necessary structural support and conduit for Solar PV. G d

Obtain minimum of 20% of building energy consumption through community based or on-site
86 renewables, such as district energy, waste heat recovery, geothermal, solar PV, solar hot
water.
8.7 Heating uses a low carbon heating source, such as air source heat pump.

Corporation of the Township of Esquimalt / 1229 Esquimalt Road / Esquimalt, BC / V9A 3P1
Development Services / 250-414-7103 / www.esquimalt.ca
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Building will have a car share or bus pass program for residents.

9.2 | Enhanced facilities for bicyclists such as showers, lockers, storage etc. Mk
9.3 Charging infrastructure for E-bikes will be provided. N E.
94 | EV charging conduit supplied to 100% of residential parking units. N
9.5 30% of residential parking spaces include an electrical outlet or EV charging equipment.

9.6 Adequate space in the electrical system to provide EV charging for 100% of parking stalls. M |4L
97 For commercial buildings, Level 2 or Level 3 EV charging provided for employees and/or N ,q_

visitors.

i

Employs at least 3 advanced framing technigues a‘snri in the CHBA builder's manual to

| reduce unnecessary lumber and sheathing.

10.2 | Uses at least two materials which are certified for recycled content. \/ o
10.3 | Uses engineered structural material for two major applications (>10% of floor area). '\/r
10.4 | 5 major building elements made from >50% recycled content. /
10.5 | Use foundation, floor and >50% of walls from existing building. v
10.6 | Deconstruct at least 50% of existing building for material salvage. :
10.7 | Use at least five major materials or systems produced in BC. MY =
10.8 Use !:eruﬁed sustainably harvested wood for one major structural or finishing application (eg

framing, plywood, floors) V'
10.9 | Eliminate use of wood from threatened trees. i o
10.10 | Recycling area provided within residential suites. e
10.11 | Recycling collection area for multi-family buildings. M
10.12 | Pickup of compostables provided in multi-family units. N ﬂ;-
10.13 Construction waste management practices used to reduce and separate waste and divert at

least 50% from the landfill.

Please include a brief description of how this project contributes to a reduction in greenhouse gas
emissions and moves the municipality closer to its ultimate target of becoming carbon neutral by 2050 (use
next page if needed).

S et o Jor wew o on s
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Development Services
Township of Esquimalt
229 Esquimalt Road, Esquimalt, BC V34 3P1

October 21“‘. 2018
Re-zoning application rationale letter.

RE: 842 Carrie Street, Esquimalt

842 Carrie Street is an application for a lot subdivision, which proposes relaining and revitalizing an existing
1906 single family residence (on proposed Lot &), and building a new, energy efficient single family residence (on
proposed Lol B.)

Existing Lot A will become 3,475 fi2 in area, with a revitalized 2+2 bedroom, 241 bathroom, 1,836 ft2
residence; Proposed new Lot B will be 2 750 #2 in area, and new building B will be a 2+2 bedroom, 1.5+1 bathroom,
1,019 fi2 residence.

As mentioned in the current Esquimalt OCP, there is currently a 1.7% decline in applications for Single Family
developments in Esguimall. A combination of high land prices and large lol sizes in Esguimalt makes it prohibitive
for an average family o buy land 1o build on. Smaller lots are vifually unavailable, as are new homes under $10,
Large lots with run-down residences that are not up to current building code for safety, and frequently containing
asbestos, are by far a predominant oplion for those looking to buy a detached home in Esquimall.

Densification is required, and is recognized by the lownship, as stated in the direction and goals of the new
OCP. Esquimalt is making progress in supplying new residences in the form of townhomes and condominiums, but
there is still @ lack of variety when it comes to detached single family options. Densification in the form of infill
developments could solve this. Esquimalt would benefit from infroducing more of the type of infill housing we are
proposing for 842 Carrie Street. Two smaller {relative to average lots of Esquimalt,) but still sizable and highly
functional lots, that would provide a family looking fo buy in the area an incredible opportunity to own a detached
single family lot, with a new residence large enough to support 3 4-6 person family.

This comer lot is perfect for creating two smaller lots with one brand new, and one substantially rencvaled
house. This would bring to market a highly desirable product, ane that is currently hugely underrepresented
(practically missing) in Esquimalt. This direction is in line with Esquimalt’s overall vision of providing a variety of
housing categories for all the various types of residents of Esquimalt.

Siting:

Sensitive to ils' context, siting of new Building B will be such that its’ base is compae!, and provides for as
much private usable space at ground level as possible. To the west of it, Building B will have a buffer of existing
veqgetation and proposed tandem 2 stall parking. Inferior layout proposes a staircase on that side of the new
residence, with minimal windows, as to not impose on its west neighbor, North neighbor is shielded from the new
residence B by their exisfing accessory building, and as such, shadows and privacy will not be a concern, and will
not change dramatically from the current condition. Mo major windows are facing towards north property line either,
from any floors, again to ensure existing privacy is retained.

As this is @ comer lot, there is a wide 18° boulevard surrounding both propesed properties, to be maintained by
the residents, as per Esquimalt bylaw. This boulevard space ereates a perception of a much larger "backyard’
visually. As per the vision in the OCP, and Esquimalt Boulevard Bylaw, planting beds can be developed in this
space, to enhance the streetscape and sidewalk expenence for passersby, and to promote urban food production
for the residents, as successfully demonstrated and practiced 2 doors down at 864 Colville Rd.

In addition, views from both residences would be onto the Anderson Communily Park, with its established
mature trees. This would visually alleviate the built-up city form, and create visual release from the "aty’ life.

Where possible, established existing trees and hedges will be retained to preserve bird habitats (all existing
trees and bushes on Lot A will be preserved, and as many as possible will be preserved on the proposed Lot B, with
existing healthy plants re-planied, or new nafive landscaping provided.) In shor, there would be no shortage of
green space for either of the two residences. Did we mention stunning mountain views?

Enhanced Design Considerations:

Proposzed infill residence takes into consideration its’ sensitive context of a well-established neighborhood.
This will be a sireel-oriented development, with an appealing fagade, built out of high-end materials. It will largely
improve and enhance the appearance of the existing streel condition, and the community as a whole, New
residence and the revitalized existing building will hawve complimenting building materials, to each other, and 10 the
neighborhood as a whaole.

Sustainable Design:

Proposed new residence will have several key design features that will follow proven sustainable design
praclices.

Compact from would allow for as much open green space as possible, minimizing the need for paved
surfaces, Where hard surfaces need 1o be provided, permeable pavers will be used.

South facing fagade with large windows for passive solar gain year round, with shading techniques for the
summer maonths, and e-coaling on the windows, Morth facade will have highly insulated, low ‘U value windows lo
preveant heat loss.

Passive venlilation will be provided via operable windows on all sides of the building. Energy efficient building
technigues including, but not limited to, increased insulation, and an airtight building envelope construction that
reduces unintentional air leakage will be utilized where possible. Energy efficient lighting and appliances will be
used. Low-flow plumbing fixtures that decrease waler consumption will be provided. With the roof facing directly
south, this will be a perfect opportunity to make this residence ‘solar-eady.’ Xquimal Development Lid is a
supporter of local. Local building materials, and Morth-American lumber will be used whenever possible and
feasible.

Our objectives and giving back to our community:

X¥quimalt Development Ltd is a8 family-run organization of retired and active professionals that are committed
to high-quality, innovative design and building technigues, Work ethics is our cutermaost priority.

Giving back to the community is paramount. As part of this development, we would like to support the
Tewnship of Esquimalt in their goal 1o update Esquimalt parks’ infrastructure, and sponsor an installation of
additional play structures for Andersen Community Fark.

We look forward to working with you on this project.

Janos Farkas
Owner
Co-founder of Xguimali Developments Lid.
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PLANT LIST
Comrmon Size
name

Prunus
carasifera
pissardil nigra

Black charry 12' B+B
plurm

10 Gallen

Syringa Common

vulgaris lilag I
Hydrangea Limelight 3 Galion
paniculata hydrangea

Lavandula English 1 Gallon
"Hidcote blue' lavender

Rosmarinus Tuscan blue 2 Gallon
Tuscan blus' rosamary

Panicum ' Blue switch 1 Gallon
virgatum grass :

‘Heavy matal’

Category

Tree

Shrub

Perannails

i Perannials

Grass

Quantity

1

18

o

Syringa vulgaris,
Common lilac
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Panicum virgatum "Heawvy metal’,
Blue switch grass

English lavender

Rosmarinus 'Tuscan blug',
Tuscan blue rosemary

Hydrangea paniculata,
Limelight hydrangea

Prunus cerasifera pissardii nigra,
Black cherry plum
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120 YEARS OF HISTORY

ANDERSON PARK AT KITTY-CORNER
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EXISTING SITE CONDITIONS AND THINGS WE LOVE
842 CARRIE STREET - REZONING APPLICATION

XQUIMALT DEVELOPMENTS | 416-876-4846 | INFO@XQUIMALT.CA
PAGE 3




6'-6" BASEMENT CEILING HEIGHT

ASBESTOS SIDING UNSAFE STAIRS NO INSULATION IN WALLS OR ROOF

EXISTING SITE CONDITIONS AND THINGS WE LOVE NOT SO MUCH
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PROJECT DATA:

LEGAL ADDRESS:

CIVIC ADDRESS:

CURRENT ZONING:
PROPOSED ZONING:

ORIGINAL LOT SIZE:

SITE A AREA:

BUILDING A FOOTPRINT:

SITE A COVERAGE:
SITE A FAR:
BUILDING HEIGHT:
PARKING:

SITE B AREA:

BUILDING B FOOTPRINT:
SITE B COVERAGE:
SITE B FAR:

BUILDING HEIGHT:
PARKING:

OVERALL FAR FOR BOTH SITES:
OVERALL SITE COVERAGE FOR

BOTH SITES:

LOT 14, SECTION 10, ESQUIMALT
DISTRICT, PLAN 276

842 CARRIE ST, ESQUIMALT, BC
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5165m2/ 6,226ft2

3475 12
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52 (1,824 FT2)
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27157 R2

123 12
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0371 (1019 FT2)
13M

2 (SURFACE)

0.456

29.6%

NOTE: FAR IS CALCULATED AS PER SECTION |4 OF THE CONSOLIDATED

BUILDING BYLAW, 1992, NO 2050
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Township of
ES IMALT Green Building Checklist
T 4.0 Stormwater Absorption and Treatment E':::: 9.0 Transportation f:lﬁm
Completed checkdists form part of the application package reviewed by staff and ultimately, 4.1 m,.‘;:ﬁ:: Sk f;}.’ ;‘:nr:m e ol e L T —1 Dxt'_ | Bueding WAl fitoers bansha: se DIt s piogarn for-roaldsees.
Council. New buildings and developments have impacts that last well beyond the construction Stormwater will be treated for polants prior (o release 1o The SIomara Sysiem of 10 3 9:2 | Enhanced facilities for bicycliste such as shawers, lockers, slorege eto:
period, Reducing the consumption of natural resources and increasing resilience to a changing 4.2 surface watér source. — 9.3 | Charging infrastructure for E-bikes will be provided.
d:,?me mtmd the cgg;"ﬁ'lﬁu'ﬁ'"%mﬁum]“?nﬁ‘ Th‘ls ‘;{hedﬂ's‘ \["n'm haﬁgm bu:“r;jﬁg 4.3 | The project features a green roof. | ] 94 EV charging conduit supplied to 100% of residential parking units, v
and present b ur & Township meel its goals of becom ne :
2050 YO P L 9o grearim Y 4.4 | The total amount of impervious surface is no! greater than 20%. Cv] 9.5 | 30% of residential parking spaces include an alecirical outlet or EV charging equipment, =%
Applicant's Name duimalt Developments Lid. 9W¥ater Gonservatic 86 | Adequate space in the electrical system lo provide EV charging for 100% of parking stalls.
5.4 | The Imigation system has been designed to reduce potable water use by 50% compared to — For commercial buildings, Level 2 or Level 3 EV charging provided for _T yees and/or [—
842 Carrie St conventional systems. 97 visitors
Site Address 52 | Waterless urinals will be used, [ 3
53 Water features use re-circulating water systems. 1 10.0 Materials(Waste
= Pleaso 54 Rainwater will be collected for irrigation purposes. v Employs at least 3 advanced framing techniques described in the GHBA builder's manual ko
1.0 Certification 10.1 diden [
check 5.5 | Toilet and kilchen sink drains are separale from other drains (o the point of exit. feduce Y lumber and o 9
11| step Code (Please indicate level) 01 [T2 [Fa [Fs s 28 | Ab approved orovwalar reuss syalem will be taled. 10.2 | Uses at least two materials which are for recycled content. v 1
1.2 | EnerGuide rafing ] 10.3 | Uses engineered structural materal for two major applications (>10% of floor area). v
13| LEED 6.0 Trees/Landscaping 104 | 5 major building elements made from >50% recycled content, 1
1.4 | Passive House 8.1 | The project is designed to protect as many nalive and significant trees as possible. [ 105 | Use foundation, fioor and >50% of walls from existing building. v |
18 | Living building 8.2 | There will be no net loss of trees. v 106 | Deconstruct al least 50% of existing buliding for malerial salvage. | [mma|
1.7 | Other (Buil Green BC, R-2000, Green Shares sie.) 6.3 Traas will be planted in sail volumas calculated 1o suppart the full grown size of the tres. [ 107 | Use at least five major dals or produced in BG.
] = 6.4 | Atleast 26% of repk trees are large canopy trees. v ] — Use certified sustainably harvested wood for one major or finishing appi & —
: = 6.5 | Topsoil will be protected from compaction, er stockpiled and reused. [ framing, plywood, floars)
2.1 [ ‘Required 6.6 | Erosion control measures have been designed and installed to prevent erosion of topsoll. T 10.8 | Eliminate use of wood from threatened trees. L« |
22 e ; _ the : e, Requirod 7.0 Biodiversity 10.10 | Recycling area provided within residential suftes. v ]
= : 10.11 | Recycling collection area for multi-family buildings,
F h i 7 A i 2
23 nﬁo:u mn;rmcunn Level has bean established using sea lavel rise projections for the life of - ; : ::: sl::d::::i:sg ::! mr;o ng:::: n:xanz ar\:alrr:::pec!ss t[_|: | 10.12 | Pickup of compostables provided in mult-family unit, T
2.4 ;1:::35 of threatened and endangered spectes have been protectad from impacts of c— 73 | Atleasiwo ity have baen ino he new or existing landscaping v 1013 mrmm;: E:éigfemnl praciices used lo reduce and separate waste and divert al
lopment. {see section 18.5.3 of the OCP for ideas).
25 | Buildings are located within disturbed or developed areas, [ v T
| oreline Protectio - : e e — - = - Please include a brief description of how this project contributes to a reduction in greenhouse gas
SR —— ST , _ - = = 81 | Thebu pré-plumbed for solar hot water, = =gl Required emissions and moves the municipality closer 1o its ultimate target of becoming carbon neutral by 2050 (use
34 i i Dt 10 m of the high water merk consists primarly of nalive plani.and Required 82 |installa heat recovery unit. [ | next page if needed),
A conservation covenant has been signed to protect sensitive ecosystems within 10 m of the g3 | Passive cooling is supported through flow-through ventiation design. low E windows, solar [ olh the exisling home, and the new single family house will go lhrough energy modelling, we
32 horall ] shades, shade lrees elc, 4 g &
5 ne. . - re hoping to achieve Step Code Level 2 with the existing home and Step Code Level 3 with the
a3 | Alleasione native Iree capable of {now of in the fulure) supporting the nestof a Bald Eagle, | —— 8.4 | Passive heating is supported via bullding orientation, window design and thermal mass. v ] ew SFH. Both homes will be "solar ready”, and could be fitted out with PV solar panels. Both
Osprey efe. has been retained of s planted within 30' m of the high water mark (HWM). 8.5 | The building will have necessary structural support and conduit for Solar PV. [ v | omes will be energy efficient to modem standards. A modest size PV solar system will be able
44 | Removal of atleast 30% of hardened shoreline and replacement with erosion control [ — Obtain minfmum of 20% of building energy consumption through communily based or on-site upset the energy requirement of the home and produce a carbon neutral whole-house system.
measures designed fo improve the habital of the shoreline. . 8.8 | renewables, such as disirict energy, waste heat recovery, geothermal, sclar PV, solar hot —
a5 Light from building and fand: ing does not cast over water., | | waler,
3.6 Wildlife habitat has been incorporated into seawall design, |7 | B.7 Heating uses a low carbon heating source, such as air source heal pump,
Corporation of the j."awns.hip of Esquimall / 1229 Es_quima.l.t Road / Esquimall, BC / VOA 3P1 Carporation of the Tawnsfnh of Esquimalt / 1229 E.s_‘qufmeﬂ Road / Esquimalt, BC / VOA 3P1
Corporation of the Township of Esquimalt/ 1229 Esquimail Road / Esquimalt, BC / VIA 3P1 Devefopment Services / 250-414-7103 / www.esquimalt.ca Development Services / 250-414-7103 / www.esquimalt.ca
Development Services / 250-414-7103/ www.esquimalt.ca Page 2of 3 Page Sk3
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