CORPORATION OF THE TOWNSHIP OF ESQUIMALT

DESIGN REVIEW COMMITTEE
AGENDA

WEDNESDAY, NOVEMBER 8, 2017
3:00 P.M.
ESQUIMALT COUNCIL CHAMBERS

MEMBERS: Roger Wheelock (Chair) Wendy Kay
Ally Dewiji Graeme Verhulst
Bev Windjack Jill Singleton

Robert Schindelka
RESOURCE MEMBER: Cst. Franco Bruschetta [Non-Voting]

COUNCIL LIAISON: Councillor Beth Burton-Krahn
Councillor Olga Liberchuk

STAFF LIAISON: Bill Brown, Director of Development Services

SECRETARY: Pearl Barnard
l. CALL TO ORDER

Il. LATE ITEMS

M. ADOPTION OF AGENDA

V. ADOPTION OF MINUTES - October 11, 2017
V. STAFF REPORT

1) REZONING AND OFFICIAL COMMUNITY PLAN AMENDMENT APPLICATION
1052 Tillicum Road
[Lot C Section 10 Esquimalt District Plan VIP11683]

PURPOSE OF APPLICATION:

The applicant is requesting a change in Official Community Plan Land Use Designation
and Zoning from the current OCP designation Single and Two Unit Residential to
Townhouse Residential and a change in zoning from the current RD-1 [Two Family
Residential] zone to a Comprehensive Development zone [CD]. These changes are
required to accommodate the proposed five strata townhouse residences to be
constructed in two buildings on the subject property.

Evaluation of this application should focus on issues relevant to zoning such as
the appropriateness of the proposed height, density and massing, proposed unit
sizes, siting, setbacks, lot coverage, useable open space, how the building relates
to adjacent and surrounding sites and whether the proposed uses are appropriate
and consistent with the overall direction contained within the Official Community
Plan.

Specific form and character issues relating to the aesthetics of the building, such as
cladding materials, window materials, doorways, streetscape improvements and
landscaping will be evaluated in a separate application for Development Permit should
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2)

this OCP amendment and rezoning application be approved by Council.
RECOMMENDATION:

That the Esquimalt Design Review Committee [DRC] recommends that the application for
OCP amendment and rezoning to authorize development of 1052 Tillicum Road as five
Townhouse Residential units contained in two detached buildings, incorporating siting,
height and massing consistent with the architectural plans provided by Zebra Design
stamped “Received October 31, 2017” be forwarded to Council with a recommendation to
either approve, approve with conditions, or deny the application including reasons
for the chosen recommendation.

REZONING APPLICATION

669 Constance Avenue

[PID 004-574-451 Lot 1, Suburban Lots 43 and 44, Esquimalt District, Plan 13563]
658 Admirals Road

[PID 023-768-410 Lot A of Suburban Lots 43 and 44,Esquimalt District, Plan
VIP65333]

662 Admirals Road

[PID 017-827-540 Lot 1, Suburban Lot 43, Esquimalt District, Plan VIP54521]

PURPOSE OF APPLICATION:

The applicant is requesting a change in zoning from the current mix of Medium Density
Multiple Family Residential [RM-4] and Low Density Townhouse Multiple Family
Residential [RM-1] zones to a Comprehensive Development District zone [CD]. This
change is required to accommodate the proposed 12 storey, 83 unit, multiple family
prefabricated residential building including, as a principal feature, a generous, glass
enclosed, two storey lobby, multiple purpose room and community amenity space located
at grade off Admirals Road and situated above mechanical and storage areas and 4
levels of underground parking totaling 83 spaces. The residential units rise in a staggered
form from 5/6 storeys abutting Constance Avenue to 10 (11) storeys adjacent to Admirals
Road. The building stretches between Admirals Road and Constance Avenue forming the
shape of the letter U surrounding a central courtyard. This design approach loads the
building mass toward the edges of the property, respecting a minimum setback of 3.6m at
the closest point to Admirals Road, 1.5m to the northern side lot line, 0.85m at the closest
point to Constance Ave and 3.1m to the southern side lot line thereby retaining the south
exposed central courtyard for use of residents.

This site is located within Development Permit Area No. 1 — Multi-Unit Residential.
Should the rezoning application be approved, the applicant would need to obtain a
Development Permit respecting the character of the development, including landscaping,
and the siting, form, exterior design and finish of the proposed multiple family residential
building which would be considered by both the DRC and Council in the future.

Evaluation of this application should focus on issues relevant to zoning such as
the appropriateness of the proposed height, density and massing, proposed unit
sizes, siting, setbacks, lot coverage, useable open space, how the building relates
to adjacent and surrounding sites and whether the proposed uses are appropriate
and consistent with the overall direction contained within the Official Community
Plan.
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VI.

VII.

VIII.

RECOMMENDATION:

The Esquimalt Design Review Committee [DRC] recommends to Council that the
application for rezoning to facilitate consolidation of three properties located between the
northernmost end of Constance Avenue and Admirals Road, and authorizing a 36 metre
[12 storey], 83 unit, multiple family residential building sited in accordance with the BCLS
Site Plan provided by McElhanney Consulting Services Ltd., stamped “Received October
26, 2017”, and incorporating height and massing consistent with the architectural plans
provided by Lang Wilson Practice in Architecture Culture, stamped “Received October
27, 2017”, be forwarded to Council with a recommendation to either approve, approve
with conditions, or deny the application including reasons for the chosen
recommendation.

STAFF LIAISON STATUS REPORT
NEW BUSINESS

NEXT REGULAR MEETING
December 13, 2017

ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

ADVISORY DESIGN REVIEW COMMITTEE
MEETING MINUTES
HELD
OCTOBER 11, 2017
ESQUIMALT COUNCIL CHAMBERS

MEMBERS PRESENT: Robert Schindelka Ally Dewiji (Vice Chair)
Graeme Verhult Jill Singleton
Bev Windjack Cst. Franco Bruschetta (Non-Voting)
REGRETS: Roger Wheelock (Chair)
Wendy Kay
STAFF LIAISON: Trevor Parkes, Senior Planner
COUNCIL LIAISON: Councillor Olga Liberchuk
SECRETARY: Pearl Barnard

CALL TO ORDER

The Chair called the meeting to order at 3:02 p.m.

LATE ITEMS
No new items.
ADOPTION OF AGENDA

Moved by Jill Singleton and seconded by Bev Windjack that the agenda be adopted as
distributed. The Motion Carried Unanimously.

ADOPTION OF MINUTES - September 13, 2017

Moved by Graeme Verhulst, seconded by Robert Schindelka that the minutes of September
13, 2017 be adopted as distributed. The Motion Carried Unanimously

Bev Windjack, Principal, LADR Landscape Architects recused herself due to conflict of interest.
STAFF REPORT

OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING APPLICATION
1052 Tillicum Road
[Lot C Section 10 Esquimalt District Plan VIP11683]

Trevor Parkes, Senior Planner outlined that the applicant is requesting a change in Official
Community Plan Land Use Designation and Zoning from the current OCP designation Single
and Two Unit Residential to Townhouse Residential and a change in zoning from the current
RD-1 [Two Family Residential] zone to a Comprehensive Development zone [CD]. Mr. Parkes
explained that these changes are required to accommodate the proposed five strata
townhouse residences to be constructed in two buildings on the subject property.

David Yamamoto, Zebra Design and Megan Walker, LADR Landscape Architects presented
the application.

David Yamamoto gave a PowerPoint presentation detailing the site plan and an overview of
the setbacks, building heights, streetscape and landscaping features for the project. Mr.
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Yamamoto explained that their primary inspiration for this proposal derived from the ten unit
townhouse project immediately to the north (1060 Tillicum Road) which was rezoned in 2014
from RD3 [Single and Two Family Residential] to the CD-89 zone. He believes the proposed
design integrates well with the adjacent townhouse project and has similar height, massing and
enhanced landscaping features. The proposal will provide affordable housing for a range of
tenure, in a location that provides amenities tor all. The garbage and recycling for the
townhouse units will be provided by a private waste collection company.

Mr. Yamamoto then responded to the Staff Report adding that bicycle storage could be
accommodated in the garages and a visitor's bike lock up would be considered. A coloured
concrete designated pedestrian walkway could be added within the maneuvering aisle.

Megan Walker gave an overview of the Landscape Plan for the project. Ms. Walker outlined
that the overall concept of the project is to provide attractive livable outdoor space for the units
and an appealing streetscape experience from Tillicum Road, while responding sensitively to
the neighbouring lots. To provide some consistency to the design language and the overall
gateway to Esquimalt feel, the design elements will continue from the neighbouring
development to the north. Sustainable landscape elements are included throughout the
project, drought tolerant planting, permeable pavers in the central drive aisle and swales for
storm water treatment in some of the other parking stalls.

The chair thanked the applicants for the presentation.

Committee Members comments and questions:

o Will the rock wall have the same metal fence character that the property to the north
has? Ms. Walker advised that it has been identified on the lower wall.

e Concerns were expressed with the location of the garbage service, a vulnerable
location where vehicles turn. Can it be relocated? A member then asked how the
garbage pickup would be dealt with in the future. How will it be funded?  Mr.
Yamamoto advised that he believes it will be part of the purchase agreement for each
individual townhouse unit.

e Concerns were raised about the width of the maneuvering aisle. Mr. Yamamoto advised
that the drive aisle is to municipal standards. A member then commented that you are
technically meeting the standards but because it is a 14% grade, that adds extra stress
to the type of movement at the top; that is where the turning radius gets compromised
for many types of vehicles. Mr. Yamamoto advised that units 3 & 4 could be shifted
back another foot or so which would give a larger margin for maneuverability within that
drive aisle.

e Concerns were raised with the grade of the ramp in relation to the walls and
landscaping proposed. Issues identified included visibility, sightlines and the ingress
and egress to the site.

e The paving for the maneuvering aisle goes almost right up to the doors and there isn’t
any useable space that is very generous and green. Consider increasing the usable
space in front of the individual dwelling units.

¢ Where is the pedestrian route in the drive aisle? Mr. Yamamoto advised that it is to be
determined. A member then commented that the 14% slope is not the usually grade for
a pathway and it is not wheelchair or stroller friendly. Pedestrian movement throughout
the project needs to be addressed. Coloured concrete is not effective enough when it is
wet; the project to the north had used a brick type surface in the ground. Mr.
Yamamoto advised that they could do that.

e Members had no concerns with the height proposed as having this gateway type of
effect on Tillicum Road, as you enter Esquimalt is desirable. Taller buildings are
appropriate in this context.
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Members had concerns with the massing of the buildings. The buildings take up a large
portion of the frontage. Members questioned if there is too much project for the site?
Concerns were expressed with the setbacks requested. If the setbacks are decreased
to that level there must be some sort of screening to provide unit to unit privacy.

A member asked staff what the FAR was on the project to the north. Mr. Parkes
advised that he believes it was .69 and this proposal is .74. Mr. Yamamoto added that
it is his understanding that staff are currently considering the removal of stairwells and
stairs from the FAR calculation. Mr. Parkes advised that staff are currently putting
together a package of Interim amendments to the zoning bylaw that may include the
removal of stairwells and stairs from the calculation of FAR however Council would
have to approve that change which is a discretionary decision.

RECOMMENDATION:

Moved by Jill Singleton, seconded by Ally Dewji: That the Esquimalt Design Review
Committee [DRC] recommends that the application for OCP amendment and rezoning to
authorize development of 1052 Tillicum Road as five Townhouse Residential units contained in
two detached buildings, incorporating siting, height and massing consistent with the
architectural plans provided by Zebra Design stamped “Received September 18, 2017” be
amended and presented again to the Design Review Committee with a focus on
addressing the following:

1.

Noogah~wbd

Consider refining the massing of the buildings (a 3D model or renderings would be
helpful);

Consider an increase to the width of the maneuvering aisle;

Reconsider the setbacks as they relate to privacy of adjacent units and uses;
Reconsider location of garbage services as it relates to the maneuvering of vehicles;
The relationship of the grade of the ramp with the walls and landscaping proposed,;
The pedestrian movement throughout the project; and

Consider adding space in front of the individual dwelling units.

The Motion Carried Unanimously The reason: The proposal as presented raises a
number of concerns as identified in the motion.

VI. STAFF LIASON STATUS REPORT

460 Head Street (West Bay Quay) - The Development Permit Application was reviewed
by the DRC members at the September 17" meeting and is pending the adoption of the
rezoning. The rezoning application is at 3" reading pending the registration of a
Section 219 covenant.

1235 Esquimalt Road (Esquimalt Town Square) — Project is moving forward. Staff are
currently negotiating the transfer of the property.

429 Lampson Street (English Inn) — The Heritage Alternation Permit was approved and
they are proceeding with improvements to the existing heritage building on the site.

618 Lampson: (12 Unit Townhouse Project) — is well under construction. Anticipate
sales in the spring of 2018.

615 Fernhill Road (RZN to allow a 10 Unit Multiple Family Residential Building) - APC
recommended approval to Council on June 20, 2017. Staff are developing the
Amendment Bylaw for presentation to Council this fall.

899 Esquimalt Road (12 Storey Building) — Application is still being reviewed by Staff
with submission of revised drawings expected soon.

Constance Avenue (Corvette Landing, 84 unit, 12 Storey Development) application will
be presented to the Design Review Committee at the November 8" meeting.

Staff are working on the Official Community Plan and updates to polices within the
OCP. To be presented to Council by the end of the year.



ADVISORY DESIGN REVIEW COMMITTEE
MINUTES — MEETING HELD OCTOBER 11, 2017

e Staff are also working on some Interim amendments to the Zoning Bylaw.

VII. NEW BUSINESS

VIIl.  NEXT REGULAR MEETING
Wednesday, November 8, 2017

IX. ADJOURNMENT

On motion the meeting adjourned at 4:25 p.m.

CHAIR, DESIGN REVIEW COMMITTEE
THIS 8" DAY OF NOVEMBER 2017

CERTIFIED CORRECT

ANJA NURVO,
CORPORATE OFFICER



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

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

DRC Meeting: November 8, 2017

STAFF REPORT

DATE: November 2, 2017
TO: Chair and Members of the Design Review Committee
FROM: Trevor Parkes, Senior Planner

Bill Brown, Director of Development Services

SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING
APPLICATION
1052 Tillicum Road
[Lot C, Section 10, Esquimalt District, Plan 11683]

RECOMMENDATION:

That the Esquimalt Design Review Committee [DRC] recommends that the application for OCP
amendment and rezoning to authorize development of 1052 Tillicum Road as five Townhouse
Residential units contained in two detached buildings, incorporating siting, height and massing
consistent with the architectural plans provided by Zebra Design stamped “Received October
31, 2017” 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 Official Community Plan Land Use Designation and
Zoning from the current OCP designation Single and Two Unit Residential to Townhouse
Residential and a change in zoning from the current RD-1 [Two Family Residential] zone to a
Comprehensive Development zone [CD]. These changes are required to accommodate the
proposed five strata townhouse residences to be constructed in two buildings on the subject

property.

Evaluation of this application should focus on issues relevant to zoning such as the
appropriateness of the proposed height, density and massing, proposed unit sizes,
siting, setbacks, lot coverage, useable open space, how the building relates to adjacent
and surrounding sites and whether the proposed uses are appropriate and consistent
with the overall direction contained within the Official Community Plan.

Specific form and character issues relating to the aesthetics of the building, such as cladding
materials, window materials, doorways, streetscape improvements and landscaping will be
evaluated in a separate application for Development Permit should this OCP amendment and
rezoning application be approved by Council.
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Context

Applicant:  Zebra Design [David Yamamoto]

Owner: Harbans Johl

Property Size: Metric: 980 m? Imperial: 10,548 ft?
Existing Land Use: Two Family Residence

Surrounding Land Uses:

North: 10 Townhouses/ Esquimalt Gorge Park

South: Two Family Residential

West: Single Family Residential

East:  Single Family Residential/ Commercial [Gorge Point Pub]
Existing OCP Designation: Single and Two Unit Residential
Proposed OCP Designation: Townhouse Residential

Existing Zoning: RD-1 [Two Family Residential]

Proposed Zoning: CD [Comprehensive Development District]

Comments From Other Departments

The plans for this proposal were circulated to other departments and the following comments
were received by the APC submission deadline:

Building Inspection: Design shall be BC Building Code and municipal bylaw compliant.
Should application be approved plans will be reviewed for compliance with BC Building Code
upon submission of a Building Permit.

Engineering Services: Engineering staff have completed a preliminary evaluation of Works
and Services that would be required for the five townhomes proposed to be located at 1052
Tillicum Road. Staff confirms that the design appears achievable on the site and that
appropriate works and services are available in the immediate area. If approved the
development must be serviced in accordance with bylaw requirements including, but not limited
to new sewer and drain connections and underground hydro, telephone and cable services.
New gutter, curb and sidewalk along the Tillicum Road frontage may also be required. Should
the application be approved, additional comments will be provided when detailed civil
engineering drawings are submitted as part of a Building Permit application.

Comments from Design Review Committee:

This application was originally considered at the regular meeting of DRC held on October 11,
2017. Members’ comments were generally supportive of this proposal with members stating that
taller buildings with higher density are appropriate in the context of this gateway portion of
Tillicum Road. Members raised concerns regarding the grading of the site as it related to
pedestrian access, vehicular maneuvering and the relationship between the private and public
realm. Additional comments were provided regarding the need for privacy between units within
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the project, the vulnerable location of the garbage facility to vehicle damage, the need for clear
sightlines from the drive aisle to the sidewalk and the questionable functionality of the steep
access ramp.

The DRC recommended to Council that the application be amended and presented again to
the Design Review Committee with a focus on addressing the following:

1. Consider refining the massing of the buildings (a 3D model or renderings would
be helpful);
2. Consider an increase to the width of the maneuvering aisle;
3. Reconsider the setbacks as they relate to privacy of adjacent units and uses;
4. Reconsider location of garbage services as it relates to the maneuvering of
vehicles;
5. The relationship of the grade of the ramp with the walls and landscaping
proposed;
6. The pedestrian movement throughout the project; and
7. Consider adding space in front of the individual dwelling units.
The reason: The proposal as presented raises a number of concerns as identified in the
motion.

Comments from Advisory Planning Commission:

This application was considered at the regular meeting of APC held on October 17, 2017.
Members received the concept of townhouses at this site favourably, however, concerns were
raised regarding the massing of the project, pedestrian access to the site, and the request for
density marginally higher than the maximum base density identified in the Official Community
Plan. The APC forwarded the application to Council with a recommendation for approval with
the condition that the Floor Area Ratio be reduced to .70 or less.

The reason: Townhouse residential is a desirable building form to add density to the community.

Applicant Response to DRC and APC:

In response to the recommendations from both the DRC and APC the applicant’s design team
revised the project plans in an effort to address the identified concerns. An amended set of
architectural and landscape plans, stamped “Received October 31, 2017”, has been presented
to staff with the applicant requesting the amendments be forwarded to the DRC for re-
consideration. Specific changes identified by the applicant include the following:

= Both Building A and Building B and their respective base elevations have been lowered
by .5m, thus reducing perceived building mass.

= The drive aisle between the two buildings has been increased in width from 7.3m to
7.6m.

» Reduction of the site elevation by .5m results in additional privacy afforded to the rear
property. Staff note that 1.8m fencing is proposed to separate the individual unit yards at
grade and a requirement for the use of privacy [translucent or opaque] glass can be
resolved when a Development Permit is sought should this rezoning application be
approved.

= Waste bins have been relocated to north side of the access ramp within enclosures
crafted of horizontal slatted wood.

= The access ramp has been reduced to 11% from a 14% gradient and the retaining wall
on the south side of the ramp has been set back from the ramp and includes a shallower
curvature.



» The setback area abutting the south side of the access ramp is now employed for
additional planting and landscaping.

= A designated pedestrian path of differentiated pavers has been introduced within the
6.0m access drive, located on the south side of the access ramp.

» The wall at the sidewalk has been reduced to 2’ high, and the surmounting fence
eliminated to create a friendlier edge and to improve sightlines from the driveway.

Staff note the west retaining wall has also been relocated to the back of sidewalk
thereby eliminating a potential maintenance issue and clearly defining the edge of the
public realm.

= A common gate at the sidewalk has been introduced along with stairs which split to feed
the private patios of each unit of Building A.

= Access paths adjacent to both sides of Building B leading to the backyards of Unit 3 and
Unit 5 have been introduced.

» The drive aisle width has been increased by 1’ and Unit 3 and Unit 4 have been moved
back by 1’8" and 1'6” respectively, thus increasing entry depth. In addition, each entry
has been defined by paving colour and pattern.

» Floor Area Ratio for the project has been reduced from 0.74 to 0.70 by enlarging garage
areas.

» Bicycle storage has been created within the enlarged garages for not less than two bikes
per unit.

» Single bicycle lock-ups added to three of the units at the entries, and two lock-ups were
added abutting the waste centre adjacent to the drive aisle.

ISSUES:
Zoning
Density, Lot Coverage, Siting and Setbacks: The following chart compares the setbacks, lot

coverage, floor area ratio and parking of this proposal with the requirements of the RM-3
[Multiple Family Residential Zone]:

RM-3 Proposed CD Zone
(Multiple Family (5 Townhouse Units)
Townhouse)
Minimum Unit Size 75 m? 130 m?
Floor Area Ratio 0.60 0.70
Lot Coverage 25% 34%
Setbacks
e Front 7.5m 52m
e Rear 7.5m 50m
e Side 45m/4.5m 2.6/25m
Building Height 9.0m 9.2m
Off Street Parking 10 spaces 8 spaces

Floor Area Ratio: FAR measures buildable space in ratio to the size of the lot on which a
building sits. The combined F.A.R of this proposal has been reduced to 0.70 which is greater
than the 0.60 maximum allowable in the RM-3 zone but is consistent with the maximum FAR of
0.70 identified within the OCP that is achievable without the requirement for provision of
amenities.



Lot Coverage: The combined Lot Coverage is 34% which is substantially greater than the 25%
maximum permitted in the RM-3 [Multiple Family Residential] zone.

Height: High density Townhouse Developments in Esquimalt are limited to a height of 9.0
metres measured to the mid-height of the roof from average grade. The applicant proposes two
buildings of different height, the tallest of which measures 9.2 metres, marginally higher than the
established standard.

Setbacks: This proposal requires a reduction to the front setback requirements of the RM-3
zone from 7.5m to 5.2m to the front decks located on the second storey and 6.8m to the front
face of the principal building. The north interior side setback is reduces from 4.5m to 2.6m to
the overhang of the principal building while the south interior side setback is reduced from 4.5m
to 2.5m to the overhang of the principal building. In addition, the rear setback is reduced from
7.5m to 5.0m to the second storey deck and 6.4m to the foundation of the building.

Parking: Parking Bylaw, 1992, No. 2011 requires 2 parking spaces per unit be provided “behind
the front face of the principal building” for Townhouse developments. This proposal
incorporates a single car garage in each unit and an additional 3 visitor parking spaces thereby
failing to satisfy this standard. Notwithstanding this inconsistency with the current Parking Bylaw
requirement, staff are of the opinion that the provision of 3 visitor spaces is sufficient to for a five
unit development. Staff have recommended to the applicant that these units be secured as
Visitor spaces thereby ensuring they cannot be dedicated to any one unit for exclusive use.

Official Community Plan

This proposal is not consistent with the current Land Use Designation applied to the subject
property, “Single and Two Unit Residential”. The proposal for five, grade accessible, townhome
units requires the OCP Land Use Designation be amended to “Townhouse Residential”. OCP
Section 2 — Managed Growth — Land Use and Development Objectives and Policies apply when
considering this application.

Section 2.0.2 (c) — states the Township may consider flexibility in the land use designations
along the land use boundaries on Schedule “A” provided the policies underlying the designation
are maintained.

Section 2.2 - Residential Land Use of the Official Community Plan recognizes that modest
growth is likely to occur through the infilling of vacant or under-utilized parcels, redevelopment
of existing residential properties to higher densities (such as townhouses, apartment buildings
and mixed commercial-residential uses) and the replacement of existing buildings. Objectives
and policies contained in Section 2.2 are intended to ensure that this growth occurs in a manner
that maintains and enhances individual neighbourhoods and the community as a whole.

Section 2.2.1(a) states the Township should work toward a more complete community by
maintaining a healthy mixture of housing types, accommodating people with a wide range of
income levels.

Section 2.2.1(b) states the Township should encourage new residential development with high
design standards for building and landscaping and which enhance existing and new
neighbourhoods.



Section 2.2.4.1 Multi-Unit Residential Policies are intended to provide more predictability for
residents and give direction to design teams preparing development proposals. This proposal
for five townhomes is substantially consistent with the policies contained in this section with the
following exceptions:

Section 2.2.4.1 (b) states that the Township encourages the concentration of multi-unit
residential development where such development is in keeping with the overall goals of this
Plan.

Section 2.2.4.1(c) states that the Township encourages multi-unit residential development near
a Major Road as shown on ‘Schedule B’ of the Official Community Plan. The subject properties
are located within 100 metres of Esquimalt Road and Lampson Street both of which are
considered Major Roads.

Section 2.2.4.1(e) states that a mix of housing types will be provided in multi-unit residential
areas in order to provide visual interest and to meet the varying housing needs of Esquimalt’s
current and future residents.

Section 2.2.4.1(f) states “wherever desirable and achievable, consideration will be given for
special needs and assisted housing, including seniors, disabled persons and families”. The
proposed units are going to be marketed to young families and it is not expected that the units
will incorporate accessible nor adaptable features.

Section 2.2.4.1(g) Within the areas designated as Townhouse Residential, Multi-Unit, Low-Rise
Residential and Multi-Unit, High-Rise Residential, the following criteria will be used to evaluate
development proposals requiring an application for rezoning:

= The massing and height of the project will respond sensitively to the prevailing character
of the immediate neighbourhood. This will vary by location;

= The project will relate to the street. Its exterior finishes, scale, treatment of parking
areas, and landscaping, will enhance the appearance of the neighbourhood and
contribute positively to the streetscape;

= The proponent will demonstrate that the neighbourhood has been consulted in a fair and
meaningful way, and that residents’ concerns have been appropriately responded to in
the proposal; and

= Where new multi-unit residential projects are proposed, they should not “land-lock”,
otherwise isolate, or negatively affect the development potential of adjacent parcels.
Projects must either consolidate the isolated parcels or leave a sufficient area available
to allow for the eventual redevelopment of the adjacent land.

Section 2.2.4.1(j) states bicycle lockups should be provided in a ratio of 1.5 per unit and not less
than 6 lockups should be provided for the use of visitors. The aplicnat has amended plans to
accommodate two bicycle lock-ups in each garage while also accommodating a total of 5
independent lock-ups for use of visitors. Staff are of the opinion this approach to providing
bicycle facilities is consistent with the direction of the OCP.

Section 2.2.4.2 Townhouse Residential states that in the Townhouse Residential areas
designated on “Schedule A” of the O.C.P, new buildings up to three storeys with a Floor

Area of up to 0.70 may be acceptable provided the neighbours are consulted and the design
responds effectively to its site and surrounding land uses.



Section 3.3.1(a) Affordable Housing Objectives states that the Township should encourage a
range of housing by type, tenure, and price to ensure that people of all ages, household types,
abilities and incomes have a diversity of housing choice in Esquimalt.

Section 9.3 Development Permit Area No. 1 - Multi-Unit Residential contains Development
Permit Guidelines for land designated Multi-Unit Residential. As the Development Permit is not
being considered at this time it would be inappropriate to address these guidelines at this time.

Green Building Features

The applicant has completed a list of Green Features that will be considered for inclusion on the
design in lieu of completing the Esquimalt Green Building Checklist [attached].

Public Notification

As this is an Official Community Plan Amendment and 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. In order to satisfy the requirements of the Local Government
Act staff are also required to provide additional notice to relevant government and institutional
stakeholders within the Capital Region. A sign indicating that the property is under consideration
for a change in OCP Land Use Designation and Zoning has been installed on the Tillicum Road
frontage.

ALTERNATIVES:

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

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

3. Forward the application for OCP Amendment and Rezoning to Council with a
recommendation of denial including reasons for the recommendation.
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43.

MULTIPLE FAMILY RESIDENTIAL [RM-3]

The intent of this Zone is to accommodate high density Townhouse or low
density Apartment development.

(1)

(2)

3)

(4)

()

Permitted Uses

The following Uses and no others shall be permitted:
() Townhouse Residential

(b) Apartment Residential

(c) Home Occupation

Floor Area Ratio

The Floor Area Ratio shall not exceed 0.60.

Building Height

(@) No Principal Building shall exceed a Height of 9 metres.
(b) No Accessory Building shall exceed a Height of 4 metres.

Lot Coverage

(& All Principal Buildings, Accessory Buildings and Structures
combined shall not cover more than 25% of the Area of a Parcel.

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

Siting Requirements

(@) Principal Building

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

(i) Side Setback: No Building shall be located within 4.5 metres
of an Interior Side Lot Line nor 3.6 metres of an Exterior Side
Lot Line.

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

(b) Accessory Building

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

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

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

(6) Usable Open Space

Usable Open Space shall be provided in an amount of not less than 7.5%
of the Area of the Parcel.

(7) Fencing

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.

(8) Off Street Parking

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

September 18, 2017

The Corporation of the Township of Esquimalt
Municipal Hall - 1229 Esquimalt Road
Victoria, B.C. V9A 3P1

Re: 1052 d 1054 Tillicum Road,
OCP Amendment and Rezoning for new duplex and triplex

Attn: Planning Department and Development Services, Esquimalt

The proposed residential duplex and triplex project for Sak and Harbans Johl at 1052 and 1054
Tillicum Road will strive to incorporate ‘Green Initiatives’ in an effort to increase energy
efficiency, improve indoor air quality and reduce the impact of construction on our environment.

Green Building standards are a desirable objective for the homeowners, as are energy
efficiency, water conservation and management measures, reduction of storm and sewer
infiltration, protecting and enhancing landscaping, air quality optimization, reuse and recycling
of materials and resources, and increasing sustainable transportation modes.

While all the relevant items on Esquimalt’s Green Building Checklist will be evaluated and
contemplated for adoption by the property owners, at this point in time, prior to hiring a builder
and doing all related costing they are not able to know just to what extent their project will
follow the «  ecklist. However the following list contains (but does not limit) items the property
owneris ¢ sidering employing:

Operational Systems:
» All windows to be Energy Star labelled
» All appliances to be Energy Star labelled
* Home is built ‘Solar Ready’ providing for a rough-in of 3" (75mm) thermal run from
mechanical room to attic
* Energy efficient light bulbs
» Use of air tight contact insulation on recessed lights to prevent air leakage
« Installation of high efficiency, direct vent, gas fuelled fireplaces with electronic ignition
» On demand hot water system

Building laterials:
» Use of finger-jointed non structural framing material
» Use of advanced sealing non HCFC expanding foam around window and door openings
¢ High performance building envelope materials

Zebra Designs Inc. « 1161 Newport Avenue, Victoria, BC V8S 5E6G e Phone: (250) 360-2144 Fax: (250) 360-2115
Email: info@zebradesign.ca Website: www.zebradesign.ca




Interior and Exterior Finishes:
¢ Entry doors manufactured from natural materials (wood, metal and glass)
» Natural cementitious exterior siding
* Minimum 30 year manufacturer warranty of rocfing material
« MDF casing and baseboard trim (reducing reliance on old growth forest products)
» Highest quality interior and exterior materials as can be budgeted, for durability

Indoor Air Quality:

« Instailation of hardwired carbon monoxide detector

¢ All insulation in home to be third party certified with low formaldehyde

+ Low formaldehyde subfloor sheathing, exterior sheathing, insulation, carpet underlayment
and cabinetry {less than 0.18 ppm)

¢ All wood or laminate flooring to be factory finished

¢ Interior paints to have low VOC (Volatile Organic Compounds) content {less than 250
grams/ litre)

Ventilation:
¢ Programmable Energy Star thermostat
» Ventilation fans to meet or exceed Energy Star Requirements

Waste Management:
» Trees and natural features to be protected during construction
» Install into new duplex a built-in recycling centre with two or more bins
» Provide composter to both units
» Existing home to be deconstructed and recycled as much as possible

Water Conservation;
» CSA approved single flush toilet averaging 1.6 GPF (gallons per flush) or less installed in

all bathroom locations
» Insulate hot water lines with pipe insulation on all hot water lines

¢ |nstall hot water recirculation line
+ Install low flow faucets in kitchen, on lavatories and shower valves

* Plant drought tolerant vegetation
« Utilize swales and permeable paving for storm water management

Thank you for your consideration of our application.

Sincerely,

%VZW

David Yamamoto
per Sak Johl; Harbans Johl (property owners)

Zebra Designs Inc. « 1161 Newport Avenue, Victoria, BC V83 5E6 » Phone: (250) 360-2144 Fax: (250) 360-2115
Email; info@zebradesign.ca Website: www.zebradesign.ca







4. The proposal is intensively landscaped, and seeks to work with the
existing topography by being terraced and landscaped, especially at the
street (supports 9.3.5.d). [t also is integrated with the character of the
northerly townhouse, continuing the low rock wall as the first of two tiers.

5. The garages are entirely screened from the street, the drive aisle being
parallel to Tillicum, and behind the building facing the street. (supports
OCP 9.3.5.e)

6. The design integrates well with the adjacent townhouse project, and
employs similar massing as well as a similar, but amplified, landscaping
scheme (terraces, etc.0 due to the steeper grade on this site. At the same
time, we have employed a dramatically contrasting colour and materials
paiette.

We believe that for these reasons, the project warrants serious consideration for
amendment and re-zoning. We have worked closely and in consultation with

Esquimalt planning staff and appreciate their assistance. Thank you for your kind
consideration of this proposal and trust the above as sufficient for advancement.

Sincerely,

Rus Collins

ZEBRA DEBIGN& INTERIORS GROUP ING. ® 1161 NEWPORT AVENWE, VIETORIA HC VES SEG6
PHaONE: (250) 360-2144 Fax: {250} 360-2115

Email: info@zebragroup.ca Website: www.zebragroup.ca

























CORPORATION OF THE TOWNSHIP OF ESQUIMALT

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

DRC Meeting: November 8, 2017

STAFF REPORT

DATE: November 6, 2017
TO: Chair and Members of the Design Review Committee
FROM: Trevor Parkes, Senior Planner

SUBJECT: REZONING APPLICATION
669 Constance Avenue
[PID 004-574-451 Lot 1, Suburban Lots 43 and 44, Esquimalt District,
Plan 13563]
658 Admirals Road
[PID 023-768-410 Lot A of Suburban Lots 43 and 44,Esquimalt District,
Plan VIP65333]
662 Admirals Road
[PID 017-827-540 Lot 1, Suburban Lot 43, Esquimalt District, Plan
VIP54521]

RECOMMENDATION:

The Esquimalt Design Review Committee [DRC] recommends to Council that the application for
rezoning to facilitate consolidation of three properties located between the northernmost end of
Constance Avenue and Admirals Road, and authorizing a 36 metre [12 storey], 83 unit, multiple
family residential building sited in accordance with the BCLS Site Plan provided by McElhanney
Consulting Services Ltd., stamped “Received October 26, 2017”, and incorporating height and
massing consistent with the architectural plans provided by Lang Wilson Practice in Architecture
Culture, stamped “Received October 27, 2017”, 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 the current mix of Medium Density Multiple
Family Residential [RM-4] and Low Density Townhouse Multiple Family Residential [RM-1]
zones to a Comprehensive Development District zone [CD]. This change is required to
accommaodate the proposed 12 storey, 83 unit, multiple family, prefabricated, residential building
including, as a principal feature, a generous, glass enclosed, two storey lobby, multiple purpose
room and community amenity space located at grade off Admirals Road and situated above
mechanical and storage areas and 4 levels of underground parking totaling 83 spaces. The
residential units rise in a staggered form from 5/6 storeys abutting Constance Avenue to 10 (11)
storeys adjacent to Admirals Road. The building stretches between Admirals Road and
Constance Avenue forming the shape of the letter U surrounding a central courtyard. This
design approach loads the building mass toward the edges of the property, claiming a minimum
setback of 3.6m at the closest point to Admirals Road, 1.5m to the northern side lot line, 0.85m
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at the closest point to Constance Ave and 3.1m to the southern side lot line thereby retaining
the south exposed central courtyard for use of residents.

This site is located within Development Permit Area No. 1 — Multi-Unit Residential. Should the
rezoning application be approved, the applicant would need to obtain a Development Permit
respecting the character of the development, including landscaping, and the siting, form,
exterior design and finish of the proposed multiple family residential building which would be
considered by both the DRC and Council in the future.

Evaluation of this application should focus on issues relevant to zoning such as the
appropriateness of the proposed height, density and massing, proposed unit sizes,
siting, setbacks, lot coverage, useable open space, how the building relates to adjacent
and surrounding sites and whether the proposed uses are appropriate and consistent
with the overall direction contained within the Official Community Plan.

Context

Applicant:  Standing Stone Developments [Casey O'Byrne and Troy Grant]

Owner: 0776378 BC Ltd, Inc. BC0776378 [Standing Stone Developments]

Property Size: Metric: 1933 m? Imperial: 20800 ft?

Existing Land Uses: 6 Unit, Multiple Family Apartment/ Duplex/ Vacant Land

Surrounding Land Uses:

North: Department of National Defense Lands

South: Multiple Family Residential

West: Department of National Defense Lands

East: Single Family Residential/ Two Family Residential Dwellings

Existing OCP Designation: Multi-Unit, High-Rise Residential

Existing Zoning: Medium Density Multiple Family Residential [RM-4] and Low Density
Townhouse Multiple Family Residential [RM-1]

Proposed Zoning: CD [Comprehensive Development District]

Comments From Other Departments

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

Building Inspection: Building to be constructed to requirements of BC Building Code and is
subject to municipal bylaw compliance. A safety plan for construction of the building will be
required should this rezoning application be approved.

Engineering Services: Engineering staff have completed a preliminary evaluation of Works
and Services that would be required for the 83 unit multiple family residential building proposed
to be located at 669 Constance Avenue. Staff confirms that the design appears achievable on
the site and that appropriate works and services are available in the immediate area. If
approved the development must be serviced in accordance with bylaw requirements including,
but not limited to, new sewer and drain connections, underground hydro, telephone and cable
services and new road works may be required up to the centre line of both Constance Avenue
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and Admirals Road. Staff recommend a traffic study be provided to evaluate the function and
potential issues associated with the proposed drop off area on the Admirals Road frontage. Staff
also advise the applicant to complete a sewer capacity study to determine if the existing network
has the capacity to accept the increased sewer flow generated by the proposed development.
Should the application be approved, additional comments will be provided when detailed civil
engineering drawings are submitted as part of a Building Permit application.

Parks Services: Should the application for rezoning be approved, a Tree Survey of the trees
proposed for retention on the site will be required as part of the consideration of the
Development Permit. If all trees on the site are to be removed to accommodate development,
Tree Removal Permits shall be required for their removal and either appropriate funds or
installation of not less than five appropriately sized replacement trees shall be required.

ISSUES:

Zoning

Density, Lot Coverage, Height and Setbacks: The following chart details the setbacks,
height, lot coverage and floor area ratio and parking associated with this proposal

Comprehensive Zoning Bylaw, 1992, No.
Development Zone 2050 does not contain a
Floor Area Ratio 2.90 zone that could
accommodate this
Lot Coverage 56% commercial mixed-use
proposal.
Setbacks
L] Front [Constance Ave] 085 m Staff present th|s Summary
e Rear [Admirals Road] 3.6 m/9.1m table as the basis for a site
e Interior Side [North] 1.5m specific zone written to
e Interior Side [South] 3.0m accommodate this
Building Height 36 m [12 storeys] proposal should it be
forwarded in the
Off Street Parking Parking Bylaw requirement | development review
=108 spaces process.
Total proposed = 83 spaces

Floor Area Ratio:

Floor Area Ratio measures buildable space in ratio to the size of the lot on which a building sits.
The F.A.R of this proposal is 2.9 which is consistent with the maximum density of 3.0 identified
within the OCP for lands designated Multi-Unit High-Rise Residential achievable before the
provision of amenities could be required.

Lot Coverage:

Lot Coverage measures 56% for the proposed building however this value does not
accommodate the underground parking structure which adds significantly to the functional site
coverage of the site. The combination of the underground parking garage, as designed, and the
proposed building results in limited opportunities for the planting of significant trees on the site
as part of the landscaping plan.

Height:

The OCP states that High-Rise developments in Esquimalt are limited to a height of 12 storeys
[approximately 36 metres] measured to the highest portion of the roof from average grade. The
applicant proposes a building consistent with this height measuring 36 metres with 12 storeys.
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Setbacks:

As noted in the table above, the Township zoning bylaw does not contain any zone that
accommodates this proposal. Noting this, the zoning bylaw does contemplate taller multiple
family residential buildings being setback to ensure the impact of mass and height are mitigated
for those parcels adjacent to the development and the public realm. For example, the RM-5
zone which accommodates buildings up to 6 storeys in height requires front, rear and side
setbacks of 7.5m.

This design approach, proposing a building forming the shape of the letter U surrounding a
central courtyard, loads the building mass toward the edges of the property. The result is a
building claiming a minimum setback of 3.6m at the closest point to Admirals Road, 1.5m to the
northern side lot line, 0.85m at the closest point to Constance Ave and 3.0m to the southern
side lot line thereby retaining the south exposed central courtyard for use of residents. Staff note
that the applicant is seeking a custom zone to accommodate this proposal, however, as this is a
residential, not a commercial mixed use building, staff have concerns with this unconventional
approach to building siting, particularly as it relates to the parcels to the south of the site and to
the public realm of both Constance Avenue and Admirals Road.

Parking:

Parking Bylaw, 1992, No. 2011 requires 1.3 parking spaces per unit be provided “behind the
front face of the principle building” in multiple family developments. This proposal incorporates
83 residential parking spaces within the underground parking structure including 11 visitor
spaces. The applicant has committed to providing a parking study, crafted by Bunt and
Associates, detailing the effectiveness of this parking strategy. The applicant also proposes to
voluntarily improve the southern portion of the west side of Constance Avenue to include,
clearly visible, on-street parking adjacent to the development.

Official Community Plan

This proposal is consistent with the current Land Use Designation applied to the subject
Property, “Multi-Unit, High-Rise Residential”.

OCP Section 2 - Managed Growth — Land Use and Development states that the objectives and
policies in this section are designed to promote sustainable land use and development in the
community.

OCP 2.0.1(a) states the Township should encourage high quality development that enhances
and benefits the community as a whole.

OCP 2.0.2(a) states Esquimalt's future new development, infill and redevelopment will be in
accordance with the land use designations shown on OCP Schedule A, together with the
guidelines set out in Development Permit Areas (OCP Section 9).

OCP 2.0.2(e) states the Township will encourage development and redevelopment that
minimizes and mitigates the risks associated with natural hazards and increases the
community’s resilience to hazard events. The applicant has provided staff with a tsunami
reviews indicating the site is not in danger of significant damage by a tsunami.

OCP Section 2.2 - Residential Land Use of the Official Community Plan recognizes that modest
growth is likely to occur through the infilling of vacant or under-utilized parcels, redevelopment
of existing residential properties to higher densities (such as townhouses, apartment buildings
and mixed commercial-residential uses) and the replacement of existing buildings. Objectives
and policies of this section are intended to ensure residential growth occurs in a manner that
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maintains and enhances individual neighbourhoods and the community as a whole.

Section 2.2.1(a) states the Township should work toward a more complete community by
maintaining a healthy mixture of housing types, accommodating people with a wide range of
income levels.

Section 2.2.1(b) states the Township should encourage new residential development with high
design standards for building and landscaping and which enhance existing and new
neighbourhoods.

OCP Section 2.2.4.1 Multi-Unit Residential Policies [attached] are intended to provide more
predictability for residents and give direction to design teams preparing development proposals.
This proposal for 83 Apartment Residential Units is consistent with many policies contained in
this section with the following exceptions:

Section 2.2.4.1(f) states that wherever desirable and achievable consideration will be given to
special needs and assisted housing including seniors, disabled persons and families. It is
unclear at this time if any units are proposed to be constructed to accessibility standards or will
be easily adaptable to meet special needs requirements.

Section 2.2.4.1(g) states that within the areas designated as Townhouse Residential, Multi-Unit,
Low-Rise Residential and Multi-Unit, High-Rise Residential, the following criteria will be used to
evaluate development proposals requiring an application for rezoning:

= The massing and height of the project will respond sensitively to the prevailing character
of the immediate neighbourhood. This will vary by location;

= The project will relate to the street. Its exterior finishes, scale, treatment of parking
areas, and landscaping, will enhance the appearance of the neighbourhood and
contribute positively to the streetscape;

= The proponent will demonstrate that the neighbourhood has been consulted in a fair and
meaningful way, and that residents’ concerns have been appropriately responded to in
the proposal; and

=  Where new multi-unit residential projects are proposed, they should not “land-lock”,
otherwise isolate, or negatively affect the development potential of adjacent parcels.
Projects must either consolidate the isolated parcels or leave a sufficient area available
to allow for the eventual redevelopment of the adjacent land.

It is the opinion of staff that due to the substantial lot coverage proposed for this building, the
significantly reduced setbacks, and the substantial height and mass of the project located in
proximity to neighbouring parcels as well as the public realm, this proposal is not consistent with
Bullet 1 and 3 of this guideline. Staff note that the applicant has held one public engagement
session regarding this proposal however it is expected an additional session will be held once
the design is refined as a result of DRC and APC feedback.

OCP Section 2.2.4.4 Multi-Unit, High-Rise Residential states that in areas designated Multi-Unit,
High-Rise Residential on Schedule A, building heights of up to 12 storeys are acceptable with a
Floor Area Ratio of up to 3.0. Buildings with shallow setbacks must step down to no more than
three storeys at street level in order to provide appropriate human scale along the sidewalk. The
requirements and guidelines of Development Permit Area No. 1 apply. The proposed building
fails to address this guideline as the lowest components of the building's residential floors rise to
5 storeys on Constance Avenue and to 7 storeys adjacent to Admirals Road

OCP Section 3.3.1(a) Affordable Housing Objectives states that the Township should
encourage a range of housing by type, tenure, and price to ensure that people of all ages,
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household types, abilities and incomes have a diversity of housing choice in Esquimalt.

OCP_Section 9.3 Development Permit Area No. 1 - Multi-Unit Residential [attached] contains
Development Permit Guidelines for land designated Multi-Unit Residential. As the Development
Permit is not being considered at this time it would be inappropriate to address many of these
guidelines with the following exceptions that are relevant to the discussion of zoning issues:

Section 9.3.5(b) states, in part, that new buildings should be designed and sited to minimize
visual intrusion onto the privacy of surrounding homes and minimize the casting of shadows
onto the private outdoor space of adjacent residential units. The proposed building designed to
be 36 metres in height with substantial mass therefore it is expected to cast shadows on
properties to the east and west. Land to the north of this parcel is controlled by the Federal
Government and staff are not currently aware of any proposed change of uses from the green
space, roadway and parking lots currently in place, therefore shadowing is of less concern.
Shadow analysis provided by the applicant [attached] reveals that in the afternoon in spring
summer and fall, shadows would impact parcels located immediately across Admirals Road.

Residential units in this proposal are sited in particularly close proximity to the front and north
and south interior side lot lines, when compared to established zoning standards for multiple
family residential development. Fortunately, there is little impact from overlook to the west and
the north as these are dominantly unpopulated lands. This cannot be claimed on lands to the
south and east were substantial overlook would occur due to the proposed setback profile,
particularly at the southeastern and southwestern corners of the site. Staff note that overlook
onto adjacent sites is an unavoidable consequence given the proposed height of the building,

Section 9.3.5(c) states that high density multi-unit residential buildings should be designed so
that the upper storeys are stepped back from the building footprint with lower building heights
along the street. It is the opinion of staff that this 83 unit proposal is not consistent with this
design guideline.

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. Signs indicating
that the properties are under consideration for a change in zoning have been installed on both
the Constance Avenue and Admirals Road frontages. These signs will be updated to include the
date, time and location of the Public Hearing should Council deem it appropriate.

ALTERNATIVES:

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

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

3. Forward the application for OCP Amendment and Rezoning to Council with a
recommendation of denial including reasons for the recommendation.
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Official Community Plan - Township of Esquimalt

2.2.4 Multi-Unit Residential

Over the years, townhouses and apartment buildings have tended to be developed in
clusters throughout the neighbourhoods of Esquimalt. They are generally located in the
following areas:

. On both sides of Esquimalt Road from Grafton Street to Dunsmuir Road;
. The area around Craigflower Road and Selkirk Avenue;

. Admirals Road, Astle and Nelson Streets;

. West Bay south of Dunsmuir Road; and

. West Parklands.

Smaller clusters of multi-unit development are also found along Lampson Street between
Devonshire and Old Esquimalt Roads, Lampson Street south of Lyall Street, and Ellery Street
south of Esquimalt High School. This scattered pattern of development has contributed to
residents’ concerns related to the proliferation of multi-unit developments in
neighbourhoods where single-unit and two-unit homes have been the predominant land use.

2.2.4.1 Multi-Unit Residential Policies

The following policies provide more predictability for residents in mixed residential use
neighbourhoods and give direction to design teams involved in the preparation of
development proposals.

a)  Multi-Unit Residential refers to three or more dwelling units on a parcel. Multi-unit
Residential does not refer to a single-unit home with a secondary suite.

b)  The Township encourages the concentration of multi-unit residential development
where such development is in keeping with the overall goals of this Plan.

c)  Wherever practical, multi-unit residential housing will be located near a Major
Road as shown on “Schedule B”. This supports transit service and also helps
maintain the integrity of single-unit and two-unit housing neighbourhoods;

d)  Wherever feasible, major multi-unit residential projects will be located within
reasonable distance of one of Esquimalt’s commercial areas in order to encourage
walking and cycling;

e) A mix of housing types will be provided in multi-unit residential areas in order to
provide visual interest and to meet the varying housing needs of Esquimalt’s
current and future residents;

f) Wherever desirable and achievable, consideration will be given for special needs
and assisted housing, including seniors, disabled persons and families.

g) Within the areas designated on “Schedule A” as Townhouse Residential, Multi-Unit,
Low-Rise Residential and Multi-Unit, High-Rise Residential, the following criteria
will be used to evaluate development proposals requiring an application for
rezoning:

o The massing and height of the project will respond sensitively to the
prevailing character of the immediate neighbourhood. This will vary by
location;
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Development Permit Area No. 1 — Multi-Unit Residential

9.3.1 Scope
All land designated Multi-Unit Residential on Schedule “C” are part of DPA No. 1,

9.3.2 Category

Section 919(1)(f) of the Local Government Act — form and character, multi-family residential.

9.3.3 Justification

This Plan emphasizes the importance of protecting residential neighbourhoods and encouraging
a high quality of construction for new development. It is essential that new multi-unit
residential development not have a negative impact on, or be out of character with, existing
residential neighbourhoods. The primary objective of Development Permit Area No. 1 is to
ensure that the development of multi-unit residential sites is compatible with surrounding
uses.

9.3.4 Requirements of Owners of Land within the Development Permit
Area

a) Owners of land within Development Permit Area No. 1 must not do any of the
following without first obtaining a development Permit in accordance with the guidelines for
this Development Permit Area:

i} subdivide lands; or
ii) construct or alter a building or structure;

without first obtaining a Development Permit in accordance with the guidelines of this
Development Permit Area.

b) Exemptions:
The following do not require a development permit:
i} construction of buildings or structures less than 10 square metres in area;

ii) minor additions to existing dwellings where the floor area of the addition does
not exceed 10 percent of the ground floor area of the dwelling;

iii) emergency repairs to existing structures and public walkways where a potential
safety hazard exists;

iv) fences;

v) the cutting of trees as permitted upon application under the municipal tree
protection bylaw; and

vi) placement of signs less than 1.5 sq. metres in area.

9.3.5 Guidelines for Owners of Land within the Development Permit Area

a) The size and siting of buildings that abut existing single- and two-unit and townhouse
dwellings should reflect the size and scale of adjacent development and complement the
surrounding uses. To achieve this, height and setback restrictions may be imposed as a
condition of the development permit.
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iify roof styles and pitches must be complementary;

iv) architectural features such as sloping roofs and dormers should be incorporated into
the design to unite the various parts of the structure; and

v) the existing and proposed structure will be constructed using the same or
complimentary exterior finishes including roofing materials, window treatments, door
stytes and other finishing details.

o) Within the area bounded by Tillicum, Craigflower, Lampson and Transfer Streets,
redevelopment to multi-unit residential use will require that vehicular access to these sites
be off Lampson Street rather than Tillicum, in recognition of the high levels of traffic
currentty using Tillicum Road.

p) To create a more aesthetic and functional design that links each multi-unit residential
project with the streetscape, the following guidelines are recommend:

i) Avoid long, narrow parcels with minimal road frontage (consolidate one or more parcels
where necessary);

ii) Place parking areas away from the street; and

iii) Design porches and windows overlooking the street to increase personal interaction and
safety.
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November 3, 2017

Madam Mayor and Respected Councilors
Township of Esquimalt

1229 Esquimalt Road

Esquimalt B.C.

V9A 3P1

Dear Madam Mayor and Respected Councilors,

I am the developer and general partner for Corvette Landing which is the development proposed for 669
Constance Ave. in the Township of Esquimalt.

By way of a brief history | came to the GVA in 1976 to visit my twin brother who was studying history at
the University of Victoria. | fell in love with Victoria and its surrounding areas and moved here in 1978 to
continue my studies in Psychology. | received my Bachelor’s degree in 1980. | would have stayed but
Law School beckoned and that journey began.

| practiced law in Edmonton for approximately 34 years and while | am currently not practicing law | am
still a member in good standing with both the Canadian Bar Association and the Alberta Bar Association.

It was during the last 10 years of my law practice that | began to transition out of law and into land
development. The transition has been successful for me.

In 1982 my parents moved to Esquimalt and | have been a dedicated visitor ever since. While my father
has passed in April of 2001, my Mother (93) and 5 of my 11 siblings now call the GVA home. | also have
3 nephews and 6 grand nephews and nieces that now reside here, and trips home are truly trips home to be
with my family. It has been my great pleasure to have been able to purchase the site of the new

Corvette Landing here in Esquimalt. | have had the opportunity to speak with the Mayor and Senior
administration about this project and we have received a very warm and professional welcome.

Our goal with 669 Constance is to create a landmark building on what we view as a cornerstone property
in Esquimalt. We have teamed with Oliver Lang, owner of LWPAC Architectural firm and a host of other
professionals to create what we truly believe will be a world class building.

Our research has shown us, that people who serve our community have been under served by the real
estate market. This same research has shown us that the service sector is quickly being shut out of the
market. Prices are rising and opportunities to purchase quality homes are becoming scarce and getting
difficult to secure. We define the service sector as those who have dedicated their working life in the
service of others. This list of Professionals includes but is not limited to:

* Police Officers and Staff;

* Fire Department Members and Staff;

* Teachers and Staff;

* Medical Personnel;

* Military Officers, NCO's, Civilian Staff and so many more.

Our goal with Corvette Landing is to create a development that supplies Market Affordable Homes to this
very important sector of the Esquimalt community, our community.

Standing Stone Developments 1920-10020 101A Ave NW, Edmonton AB T5J 3G2 l|Page
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We know that history of Esquimalt dates back to 1912 and that the real estate market in Esquimalt hasn't
always appropriately reflected the vibrancy of the community. Our intent with this project is to bring to
the City a new and vibrant residential community. The Corvette Landing will be a smart structure that
reflects the progressive direction of Esquimalt. These new homes will have Passiv Haus Certification, and
a design that takes into consideration our neighbours and the overall community. This will be a building
that is not only in compliance with the OCP but also supports the spirit of the OCP.

With our off-site systems approach and modern building methodology and the latest research in
construction we will have these new homes on the market in the coming months rather than the coming
years. We plan to create homes that are inspiring to live in and improve the quality of the lives of the
residents and the community as a whole.

Corvette Landing is intended to inspire progressive development within the neighbourhood and within the
greater community of Esquimalt. Recently we spent the day visiting our neighbours. We shared our
project vision and heard a number of comments. In order to be certain that all of our neighbours knew

of our intentions, we canvassed every home within two city blocks of our project and dropped leaflets
about Corvette Landing. We also visited the senior management and Command Team at the Esquimalt
Naval Base and were very encouraged by their response.

We are hopeful that you, madam Mayor and Council and the Township of Esquimalt, will embrace our
development as warmly and confidently as the Corvette Landing Team has.

Yours Sincerely,

Casey O’Byrne B.A. LLB.

original signed by:
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Township of

ESQUIMALT

GREEN BUILDING

G CHECKLIST

The purpose of this Checklist is to make property owners and developers aware
of specific green features that can be included in new developments to reduce
their carbon footprints to help create a more sustainable community.

Creating walkable neighbourhoods, fostering green building technologies,
making better use of our limited land base and ensuring that new development

is located close to services, shops and transit are some of the means of achieving
sustainability.

The Checklist which follows focuses on the use of Green Technologies in new
buildings and major renovations. The Checklist is not a report card, it is a tool
to help identify how your project can become ‘greener’ and to demonstrate
to Council how your project will help the Township of Esquimalt meet its
sustainability goals. Itis not expected that each development will include all
of the ideas set out in this list but Council is looking for a strong commitment
to green development.

There are numerous green design standards, for example, Built Green BC;

LEED ND; Living Building Challenge; Green Shores; Sustainable Sites Initiative.
Esquimalt is not directing you to follow any particular standard, however, you are
strongly encouraged to incorporate as many green features as possible into the
design of your project .

As you review this checklist, if you have any questions please
contact Development Services at 250.414.7108 for clarification.

New development is essential to Esquimalt.
We look forward to working with you

to ensure that development is
as green and sustainable as possible.

Other documents containing references to building and site design and sustainability,
which you are advised to review, include:

. Esquimalt’s Official Community Plan

. Development Protocol Policy

. Esquimalt’s Pedestrian Charter

" Tree Protection Bylaw No. 2664

" A Sustainable Development Strategic Plan

for the Township of Esquimalt Adopted on January 10th, 2011



Adopted January 10th, 2011

“One-third of Canada’s energy use goes to running our homes, offices and other buildings.
The federal government’s Office of Energy Efficiency (Natural Resources Canada) reports that
a corresponding one-third of our current greenhouse gas (GHG) emissions come from the
built environment.”

[Green Building and Development as a Public Good, Michael Buzzelli, CPRN Research Report June 2009]

Please answer the following questions and describe the green and innovative features of your proposed
development. Depending on the size and scope of your project, some of the following points may not be
applicable.

Green Building Standards

Both energy use and emissions can be reduced by changing or modifying the way we build and equip our

buildings.
1 Are you building to a recognized green building standard? Yes No
If yes, to what program and level? We will be constructing to achieve the Passive Home \/
Standard.
2 If not, have you consulted a Green Building or LEED consultant to discuss the Yes No
inclusion of green features? We are constructing to a Passive Home standard and have
brought RDH Building Science to ensure we are achieving it.
3 Will you be using high-performance building envelope materials, rainscreen siding, Yes No
durable interior finish materials or safe to re-use materials in this project?
If so, please describe them. Rainscreen, High Insulation, Triple Glazing \/
4 What percentage of the existing building[s], if any, will be incorporated into the
new building? 0 %
5  Are you using any locally manufactured wood or stone products to reduce energy used in the
transportation of construction materials? Please list any that are being used in this project.
Prefabricated Mass-timber Construction sourced primarily in BC.
6  Have you considered advanced framing techniques to help reduce construction costs = Yes No
and increase energy savings? We will be using modular construction techniques in order
to reduce waste and utilize recycled products where possible
7 Will any wood used in this project be eco-certified or produced from sustainably managed forests? If
so, by which organization? _We will be using an engineered wood product.
For which parts of the building (e.g. framing, roof, sheathing etc.)? Framing and Roofing.
8  Can alternatives to Chlorofluorocarbon’s and Hydro-chlorofluorocarbons which are | Yes No
often used in air conditioning, packaging, insulation, or solvents] be used in this
project? If so, please describe these. \/
9  List any products you are proposing that are produced using lower energy levels in manufacturing.
Wood
10  Are you using materials which have a recycled content [e.g. roofing materials, Yes No
interior doors, ceramic tiles or Carpets]? Our project will be utilize recycled materials V
where we can.
11 Will any interior products [e.g. cabinets, insulation or floor sheathing] contain Yes No
formaldehyde? \/
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Water Management

The intent of the following features is to promote water conservation, re-use water on site, and reduce

storm water run-off.

Indoor Water Fixtures

12 Does your project exceed the BC Building Code requirements for public lavatory Yes No
faucets and have automatic shut offs?

N/A
13 For commercial buildings, do flushes for urinals exceed BC Building Code Yes No
requirements? N/A
14  Does your project use dual flush toilets and do these exceed the BC Building Code Yes No
requirements? . ; . \/
Toilets will exceed the BC BC requirements.
15 Does your project exceed the BC Building Code requirements for maximum flow Yes No

tes f ivate sh ? . .
rates for private showers Faucets will exceed the BC BC requirements.

16  Does your project exceed the BC Building Code requirements for flow rates for Yes No
kitchen and bathroom faucets? \/

Storm Water

17  If your property has water frontage, are you planning to protect trees and Yes No N/A
vegetation within 60 metres of the high water mark? [Note: For properties
located on the Gorge Waterway, please consult Sections 7.1.2.1 and 9.6 of the \/

Esquimalt Official Community Plan.]

18  Will this project eliminate or reduce inflow and infiltration between storm water Yes No N/A

and sewer pipes from this property? \/

19 Will storm water run-off be collected and managed on site (rain gardens, Yes No N/A
wetlands, or ponds) or used for irrigation or re-circulating outdoor water
features? If so, please describe. \/

20 Have you considered storing rain water on site (rain barrels or cisterns) for future Yes, No N/A

irrigation uses? \/
21 Will surface pollution into storm drains will be mitigated (oil interceptors, bio- Yes No N/A
swales)? If so, please describe. \/
22 Will this project have an engineered green roof system or has the structure been  Yey No N/A
designed for a future green roof installation? \/
23  What percentage of the site will be maintained as naturally permeable surfaces?
Please refer to the Landscape Arhitectural plans %
Waste water
24  For larger projects, has Integrated Resource Management (IRM) been considered No N/A

(e.g. heat recovery from waste water or onsite waste water treatment)? If so,
please describe these.
Natural Features/Landscaping

The way we manage the landscape can reduce water use, protect our urban forest, restore natural
vegetation and help to protect the watershed and receiving bodlies of water.

§<
Q

25  Are any healthy trees being removed? If so, how many and what species? Yes No N/A
Please refer to the Landscape Arhitectural plans
Could your site design be altered to save these trees? \/

Have you consulted with our Parks Department regarding their removal?
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26 Wil this project add new trees to the site and increase our urban forest? Yes No N/A
If so, how many and what species? _Please refer to the Landscape Arhitectural plans \/

27  Are trees [existing or new] being used to provide shade in summer or to buffer Yes No N/A
winds? \/
28 Will any existing native vegetation on this site be protected? Yes No N/A

If so, please describe where and how. Please refer to the Landscape Arhitectural plans \/

29 Will new landscaped areas incorporate any plant species native to southern Yes, No N/A
Vancouver lsland? \/
30 Will xeriscaping (i.e. the use of drought tolerant plants) be utilized in dry areas? Yes No N/

31  Will high efficiency irrigation systems be installed (e.g. drip irrigation; ‘smart’ Yes No N/A
controls)?

32 Have you planned to control invasive species such as Scotch broom, English ivy,  Yes No N/A
Himalayan and evergreen blackberry growing on the property?

33 Wiill topsoil will be protected and reused on the site? ~ Please refer to the Yes, No N/A
Landscape Arhitectural plans \/

Energy Efficiency

Improvements in building technology will reduce energy consumption and in turn lower greenhouse gas

[GHG] emissions. These improvements will also reduce future operating costs for building occupants.

34 WIill the building design be certified by an independent energy auditor/analyst? Yes, No N/A
If so, what will the rating be? Passive House Certification.

35 Have you considered passive solar design principles for space heating and cooling = Yes No N/A
or planned for natural day lighting?

36 Does the design and siting of buildings maximize exposure to natural light? Yes No N/A
What percentage of interior spaces will be illuminated by sunlight? 100 % \/
100% of living and bedroom spaces will be illuminated by sunlight.
37 WIill heating and cooling systems be of enhanced energy efficiency (ie. Yes No N/A
geothermal, air source heat pump, solar hot water, solar air exchange, etc.).
If so, please describe. We are certainly exploring these options.
If you are considering a heat pump, what measures will you take to mitigate any \/

noise associated with the pump?

38 Has the building been designed to be solar ready? Yes No N/A
39 Have you considered using roof mounted photovoltaic panels to convert solar Yes No N/A
energy to electricity? \/

40 Do windows exceed the BC Building Code heat transfer coefficient standards? Yes, No N/A

Triple glazed in order to achieve Passive Home standards.
41 Are energy efficient appliances being installed in this project?

If so, please describe. \/

42 Will high efficiency light fixtures be used in this project? Yes, No N/A
If so, please describe. \/

43  Will building occupants have control over thermal, ventilation and light levels? Yes No N/A

44  Will outdoor areas have automatic lighting [i.e. motion sensors or time set]? Yes No N/A

45  Will underground parking areas have automatic lighting? Vs No N/A
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Air Quality

The following items are intended to ensure optimal air quality for building occupants by reducing the use
of products which give off gases and odours and allowing occupants control over ventilation.

46 | Will ventilation systems be protected from contamination during construction

and certified clean post construction? Y&s No | N/A
47 | Are you using any natural, non-toxic, water soluble or low-VOC [volatile organic

compound] paints, finishes or other products? Yes | No | N/A

If so, please describe.
48 | Will the building have windows that occupants can open? \\(;,s No | N/A
49 | Will hard floor surface materials cover more than 75% of the liveable floor area? \\(7 No | N/A
50 | Will fresh air intakes be located away from air pollution sources? Yes | No | N/A
Solid Waste

Reuse and recycling of material reduces the impact on our landfills, lowers transportation costs, extends the
life-cycle of products, and reduces the amount of natural resources used to manufacture new products.
51 | Will materials be recycled during demolition of existing buildings and structures? | Yes | No | N/A

If so, please describe.  Please refer to the HazMat Building report in the drop box. \/
52 | Will materials be recycled during the construction phase? Yes | No | N/A
If so, please describe. This project will be built using advanced offsite construction systems \/

and techniques which will ultimately reduce waste.

53 | Does your project provide enhanced waste diversion facilities i.e. on-site recycling | Yes | No | N/A
for cardboard, bottles, cans and or recyclables or on-site composting?

54 | For new commercial development, are you providing waste and recycling Yes | No | N/A
receptacles for customers?

Green Mobility

The intent is to encourage the use of sustainable transportation modes and walking to reduce our reliance

on personal vehicles that burn fossil fuels which contributes to poor air quality.

55 | Is pedestrian lighting provided in the pathways through parking and landscaped Yes | No | N/A
areas and at the entrances to your building[s]? v

56 | For commercial developments, are pedestrians provided with a safe path[s] Yes | No | N/A
through the parking areas and across vehicles accesses?
57 | Is access provided for those with assisted mobility devices? Yes | No | N/A
4
58 | Are accessible bike racks provided for visitors? Yes | No | N/A

59 | Are secure covered bicycle parking and dedicated lockers provided for residents Yes | No | N/A
or employees?
60 | Does your development provide residents or employees with any of the following features to reduce
personal automobile use [check all that apply]:
O transit passes
O car share memberships
O shared bicycles for short term use
O weather protected bus shelters
{Z plug-ins for electric vehicles
Is there something unique or innovative about your project that has not
been addressed by this Checklist? If so, please add extra pages to describe it.
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