
2727 DunsmuirAve, Cumberland, BC
Rideout Construction, Wayne Rideout

This document is further to our application for a variance on the parking requirements for the above
referenced property. We requested a hold on our application to enable further research and review of
the requirements by the Village for 24 parking stalls, including electric car parking compared to the 7
that are available on site. The Village is requesting we pay a fee under Section 6.2 Cash in Lieu the
Village of Cumberland zoning Bylaw 1027, 2016. The fee calculated by Village staff amounts to $91,200.

The current housing crisis in the province is looking for affordable housing for citizens and our current
development proposal for commercial main floor and 24 affordable residential rental accommodations
with targeted rental rates for studio apartments in the range of $700 per month.

Aside from the 'Braidwood' affordable housing project within the City of Courtenay, our development is
the only other proposal currently in process within the greater Comox Valley area. The 'Braidwood'
project is publically funded by provincial and local governments. The 'Braidwood' project is providing 34
units in total of which six will be offered at provincial shelter rates and the remaining 28 will be available
for rent from $580 to $760 per month. These units are similar in size to the proposed units in our
proposal.

As per Roger Kishi, director of homeless and housing programs at Wachiay, the 'Braidwood' project
would not have moved forward without public funding and the 34 units being constructed is just the
beginning of what is needed in the community. (Comox Valley Record, May 24,2018)

The Braidwood project also received nine variances in order to have their development proposal
approved and one of the variances granted was for parking requirements. 'Braidwood' development
will also have 4 staff members on site which require parking stalls. The City of Courtenay used a 0.4 per
unit whereas for our development the Village is using 0.92 'Braidwood' parking requirements are 14
compared to the 24 being required by the Village for our project.

The 'Braidwood' project undertook a parking variance study conducted by M'Akola Development
Services which looked at other affordable or low-income housing projects in Courtenay Nanaimo, Sooke
and Victoria. The highest requirement for stalls is from an older project in Courtenay was 1.08 stalls per
unit with the lowest requirement being a development in Nanaimo with .10 stalls per unit. The study
went on to report that the actual number of stalls in use was at a high of 0.54 stalls per unit for the
Courtenay project which required 1.08 stalls per unit and the low was for two projects. One in Nanaimo
and one in Victoria which both reported only 0.10 stall per unit being in use.

The study undertaken by 'Braidwood' states that typically low-income, affordable housing occupants are
not expected to own a vehicle. This statement was reiterated in the City ofCourtenay staff report for
the 'Braidwood' project which states at page 3 under zoning review:

Considering that their clientele are mostly single households with low income and the building
consists of 25 studios and 9 one bedroom units, it is anticipated that vehicle ownership w/ill be
lower than average households. Also, parking ratio information collected from other projects
suggests that the proposed number of spaces should be sufficient. In this regard, 0.4 spaces per
unit is proposed which is within the 0.10 to 0.54 spaces in use per unit of similar projects in other
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municipalities on the Island. Also proximity to community amenities and services is expected to
help reduce the need for personal vehicles.

Our project, which comprises 24 studio apartments, 2 one bedroom apartments and a main floor
commercial area is proposing 7 parking stalls which represents 0.27 stalls per unit which is within the
findings of the report submitted for the 'Braidwood' development.

Our proposed development on Dunsmuir is in the heart of the 'Heritage Commercial Core' of
Cumberland and has transit in the immediate area. The 'Braidwood' development, which is described as
being within walking distance of amenities, shopping and downtown is not located on a transit route.
The Village OCP continually stresses the desire for the community to be less reliant on private transport
and to allow people to live, work and shop closer to home.

The requirement for parking for the VCMU-1 zoning was established in 2016 as per Zoning Bylaw 1027,
2016. The zoning bylaw is required to support the current Official Community Plan (OCP) which was
adopted in 2014.

On Page 3 of the OCP, the following statement is made:

This plan provides vision, passion for community wellbeing and health, and will be implemented
through clear and measureable objectives and policies.

Bylaws enacted after adoption of the OCP must be consistent with the OCP.

At page 10, under Transportation it states:

Support for Smart Growth principles (integrating transport and land usesj and higher densities
will reduce the reliance on private transport and enable people to live, work and shop closer to
home.

And at page 11 referring to the Managing Growth Section of the Regional Growth Strategies it states:

. The majority of growth within the Comox Valley will be directed to Core Settlement Areas, in
order to promote the efficient use of land and public infrastructure, provided densities supportive
of alternative transportation choices, and achieve environmental benefits resulting from
compact growth.

. Town Centre will be defined within all Core Settlement Areas. These Town Centres are to be
developed as walkable and complete communities, providing for the broadest range of housing,
employment and commercial uses. Town Centres should support transit-oriented development
through the establishment of minimum densities, in the range of 100-150 residents and Jobs per
hectare with a reduced minimum of 75 residents and jobs per hectare for ground oriented
housing with the OCPs. For the Village Centre (Figure 8 in Part C Land Use Policy Direction) has
been identified as the focus area for growth development for this Plan.

. Municipal Areas have considerable capacity to accommodate growth through both
intensification (by means of secondary suites and infill development) and new compact
development.



The Village OCP addresses the RGS policies for Core Settlement Areas noted above in the following
ways:

. Promoting Cumberland as a pedestrian and bicycle friendly community.

. Encouraging appropriate higher densities in and around the existing Village historical
commercial core and surrounding residential areas.

Our development proposal at 2727 Dunsmuir Ave is located in the Village historical commercial core and
with the proposed affordable housing units being developed for occupancy by entry level wage earners
and seniors wishing to remain in the Village in affordable housing; we believe the requirement for
parking spaces should be waived. Typically, many of the residents will not have their own automobile
and will rely on public transportation, which is located in the immediate area, or walking or cycling. This
belief is reinforced in the 'Braidwood' report and in the City of Courtenay staff report for the
'Braidwood' project.

Page 15 makes the following statement:

. S/nce 2003, the majority of residential permits have been for single family housing, however the
number of apartment units and row dwellings have been increasing over recent years. These
trends suggest that over time there will be more applications for multi-family units as there is a
shift towards more compact urban forms as the population ages in place.

Again, our project supports this statement. Our development will have an elevator which would
encourage aging population to remain in their own accommodation in the central core of the Village.

According to census Canada, the population increased from 2,726 to 3,398 from 2006 to 2011 and from
3,398 in 2011 to 3,753 in 2016.

As per page 14 of the Affordable Housing Implementation Framework for the Village of Cumberland
report one quarter of the households in Cumberland were renters in 2001, while in 2011 only one-fifth
of all households rented their homes.

The report makes the following statement:

. The main priority for the Village should therefore be to develop and protect affordable and
market rental units in Cumberland.

At page 20 of the OCP, the following statement is made:

. The Village is growing. As it grows, it will embrace the best land use practices to ensure that it is
o livable community. Housing will be available for all income levels. Walkability, greenways,
bikeways, opportunity for urban farming and public spaces will all contribute to continuing to
make Cumberland a great place to live.

Subsequently the vision for the Village will be built upon the following priorities:
. Attainable housing
. Village Centre rejuvenation
« Promotion of the Village for local and regional businesses
. A healthy, active and engaged citizenry of all ages and walks of life.



Page 21 states:

3.3 Village Centre

. The historic Village Centre continues to be the vibrant focal point and heart of the community
with an enviable mix of historic, commercial, residential, civic and cultural activities in a natural
forested setting. This core maintains a human scale with safe, well maintained pedestrian,
bicycle and transit-oriented development.

Our proposal within the Village Centre/Historic area supports the statements of the OCP by providing
commercial development on the main level and affordable housing on the upper floors. These units will
offer residential accommodation for residents and facilitates pedestrian, bicycle and transit-oriented
uses.

With the added fees of $91,200 for parking in lieu, the ability to maintain affordable rental rates
becomes prohibitive.

There is very few, vacant sites within the Historic Village Centre in the VCMU-1 zoning. The current
parking requirements will preclude development that the Village is recommending in its OCP.

At page 27 of the OCP, under Future Land Use, it is stated that:

. The Village shall work to set and prioritize targets which ore reasonable, achievable and
measureable to realize goals and objectives outlined in the Plan.

With all due respect, it is our position that the parking requirements as adopted in Zoning Bylaw 1027,
2016 makes it unreasonable, unachievable to meet the goals and objectives outlined in the OCP for the
Historic Village Centre zonings.

Within the Village, there are a total of 3.7 ha of Commercial Mixed Use land and it is primarily within the
Historic Village Commercial Core and the majority of the sites have already been developed.

At page 32, the OCP states under General Land Use Objectives:

1. Maintain a compact urban form by directing new development to the Village Centre (Figure 8)
and along major transportation corridors that are served by frequent transit service and by
focusing new commercial and mixed use development in and around the Historic Village
Commercial Core.

Again, we respectfully submit the new parking regulations in the zoning bylaw are contrary to this
statement.

If the Village intent is to encourage use of transit, cycling and walking, the requirement for the number
of parking spaces contravenes the intent of the OCP.

Page 41 states:

12. The majority of new growth, particularly higher density residential uses, shall be located in
ctose proximity to the Historic Village Commercial Core IHVCC) as shown on Map A, B and D.
This is intended to:



o. Reinforce the role of the HVCC as the preferred focus for business, cultural, recreation
and tourism services for Cumberland.
b. Promote walkable, pedestrian friendly neighbourhoods
c. Encourage entrepreneurial and business friendly climate for future investment
d. Reinforce and promote the Heritage values and character of the downtown area and
Village Centre as a whole, accommodate appropriate infill and development in this area.

Under General Transportation Policies on page 51 of the OCP, it is stated:

4) Utilize adaptive planning principles and integrate transportation and land uses with the
adoption of 'made in Cumberland' alternative development road standards, bicycle lanes,
pedestrian movement and mixed use, so residents can live, work and shop close to home.
5) Place increased emphasis on alternative modes of transportation (walking, cycling, transit)
while maintaining automobile, commercial good and emergency vehicle mobility.
6] Transportation infrastructure will be funded, designed, constructed and maintained to meet
the needs of uses according to the following priority:

a) Active Transportation (Walking and Cycling)
b)Transit
cjMovement of Goods and Services
djTraffic Calming. At rezoning encourage that all local and minor collector roads be
traffic calmed, in the interest of public safety, at developer's cost if they are connected to
o new development.

Pedestrian and Bicycle-Oriented Policies are defined at page 52:

1) Promote Cumberland as a pedestrian and bicycle friendly community, with connectivity
networks that integrate transit services.

2) Continue to incorporate pedestrian and bicycle amenities throughout the Village.

8) Encourage bicycle parking facilities on public and private lands where provision of such
facilities are needed or would likely result in increased bicycle storage.

Climate change and concerns are important to all of us and at page 68 under Climate Change and
Adaptability Actions; under transportation the following is stated:

1) Improve transportation choice, enabling residents and visitors to safely and easily walk,
cycle, carpool or travel by bus, as well as by automobile.

The Village has Bylaw Number 1019 for the regulation of sidewalk cafes. This bylaw enables cafes or
restaurants to make application to the Village for a sidewalk caf6 that can include a parking stall, which
is defined as the area marked for parking along a highway adjacent to the sidewalk. The fee for the cafe
owner to occupy a parking stall is $11 per square metre. An average parking stall is 2.4 metres wide by 6
metres long for 2 or more stalls equaling 14.4 square metres which would equal a rate of $158.40 for
the utilization of a parking stall.

The rate for a parking stall in the parking in lieu fee structure is $3,800 for a standard parking stall up to
$18,700 for an electric parking stall.



Additionally, it is our understanding that another property in the VCMU-1 zone was required to pay a
parking in lieu fee but it was substantially less than the $3,800 fee per stall, it is our understanding that
property owner was required to pay $83 per stall for parking in lieu.

Parking requirements only become part of a development or building permit application if the use of the
property changes. If as per the Village OCP, it is their intent to promote new businesses within in the
'Heritage Commercial Core', the current requirements for parking on the sites in this area will result in
fees that would result in business owners rethinking their plans.

If an existing utilization, such as a restaurant, brew pub or other commercial entity decides to expand
their current operation in size which will likely result in additional staff, there currently is no
requirement to increase parking.

It appears, there isa lackofconsistencywithinthe Village as to the value of a parking stall within the
Historic Village Centre.

The parking requirements under the zoning bylaw, require a parking space for an electric vehicle. While
we understand electric vehicles are more environmental friendly than gas or diesel vehicles, we do
question the rationale for an electric car parking space in an affordable housing development.
Currently, electric cars comprise the most expensive vehicles on the market and how a resident of
affordable housing would afford this expense makes us question the rationale for this requirement for
this project.

The Village of Cumberland's OCP, 2016 Affordable Housing Implementation Framework and the 2018
Corporate Strategic Priorities all speak to the desire to have a livable community, that has housing
availability for all income levels and promotes walking, cycling and transit for transportation. The
requirement for 24 parking spaces at 2727 Dunsmuir Avenue will make this project more costly and
those costs will have to be transferred to the tenants of the building.

We are not asking the Village for any tax considerations or assistance in developing this property which
will provide affordable housing within the Historic Village Centre. We believe the residential rental
market in Cumberland has a need for affordable housing; however, the additional cost of $91,200 for
parking in lieu will result in the need for higher rental rates being asked.

Our development proposal meets the Villages requirements for development of multi-use buildings in
this area by providing new commercial accommodation on the main level and residential units on the
upper floors. We request the Village waive the requirement for parking in lieu payment of $91,200 for
this project.

This project will result in a sizable property tax increase for the Village's tax base. Property taxes are an
annual charge payable to the Village and will add to the Village's revenue stream for the long term.

In summary, we would reiterate the intent of this development is to provide affordable housing in the
Village commercial core to enable residents, both young and old, to obtain residential housing in the
area. Affordable housing is in very short supply throughout the province of British Columbia and all
municipalities and local governments are struggling with ways to address this issue. This development
will provide 26 units and hopefully will help to address some of the current shortfalls. Adding, the
parking in lieu cost of $92,100, which Is a sizable amount, will result in the developer having to request
higher rental rates to all tenants. The demographics that are expected be the residents of this project
will in all likelihood have a low vehicle ownership rate as supported by studies completed and addressed



in this submission. By utilizing the parking requirement ratios of other communities for affordable/low
income housing, we would be able to maintain rents in line with the 'Braidwood' project to the citizens
of the Village. We ask that the Village amend the parking requirements or waive the fee of $92,100 for
parking in lieu for this project.

Respectfully submitted:

Wayne Rideout
Rideout Construction Ltd.



THE CORPORATION OF THE CITf OF COURTENAY

To: Council File No.: 3060-20-1702

From: Development Services Department Date; June 12, 2017

Subject: Development Permit with Variances No. 1702 - 810 Braldwood Road (Braidwood Housing
Project)

PURPOSE:

The purpose of this report Is for Council to consider a Development Permit with Variances to permit a
three-story multi-resldential development with variances to the required number of parking spaces, the
required amount of usable open spaces, and the required rear and side yard building setbacks as well as
the required rear and side yard landscape screening.

POUCY IMPLICATIONS:

The Braidwood Housing Project has been a high priority project for the City since 2013. The 2016-2018 City
of Courtenay Strategic Priorities support housing diversity, densificatlon, initiatives that provide lower cost
housing, and advocacy for senior government support. Once complete, the Braidwood Housing Project will
achieve all of these priorities, with $3 million in capital funding coming from the Province through BC
Housing.

The proposed development will provide 34 rental units of low-end market rental apartments white 6 of
them will be available at shelter rates. Units will be provided based on using the BC Housing Registry to
identify those who are in need of housing.

CAO RECOMMENDATIONS:

That based on the June 12, 2017 staff report "Development Permit with Variances No. 1702 - 810
Braidwood Road", Council approve OPTION 1 and proceed with issuing Development Permit with Variances
No.1702.

Respectfully submitted,

David Alien, BES, CLGEM, SCLGM
Chief Administrative Officer



Staff Report - June 12, 2017 page 2 of 39
Development Permit with Variances No. 1702-810 Braidwood Road (Braidwood Housing Project)

BACKGROUND:

The subject property is located at 810 Braidwood Road, legally
described as Lot 1, Section 16, Comox District, Plan 27169, as
shown in Figure 1. It is currently zoned Residential Four Zone
(R-4), in which the proposed use is permitted. The property is
currently occupied by a single detached dwelling.

The City of Courtenay acquired the property in June 2013, with
the proceeds from the sale of the properties at 865,877 and s.
889 Ctiffe Avenue. The property was purchased with the . |
intention of delivering an affordable housing project for }
persons and households who are in need of adequate and ?
affordable housing options in Comox Valley. ^

Sraldwood t0u<t

Figure I. Location Map

In January 2015, the City issued a request for proposal (RFP) for >
the affordable housing project and the M'akola Group of '
Societies was selected as the qualified non-profit to construct
and operate the project. In early 2017, the City entered into an
agreement with M'akola and transferred the land to them on

the condition that the site may only be used for an affordable housing project. M'akola has secured $3
million in capital funding from the Provincial Government to construct the project.

The proposed building will have 34 rental units and an on-site manager's suite with common rooms and
communal laundries. Subject to their agreement with BC Housing, all rental units will be low-end market
rental apartments while 6 of them will be available at shelter rates. The applicant will use the BC Housing
Registry to identify those who are in need of housing.

The purpose of this report is to evaluate form and character of the proposed development based on the
guidelines in the OCP and whether the variances requested are acceptable based on the conditions of the
site and greater community interests. In this project, the applicant is requesting several variances to the
Zoning Bylaw requirements. These are:

!.

!t.

iil.

IV.

V.

VI.

VII.

VIII.

IX.

Reducing parking requirements from 53 spaces to 14
Reducing the side yard setback for the 3 storey from 6.0 m to 4.5 m (west)
Reducing the rear yard setback for the 1" and 2 storey from 9.0 mto 5.5 m
Reducing the rear yard setback for the 3 storey from 10.0 m to 5.5 m
Reducing the side yard setback to the garbage and recycling enclosure from 1.5 m to 0.65 m
Reducing the rear yard setback to the garbage and recycling enclosure from 1.5 m to 1.37 m
Reducing the landscape screening width in the rear yard from 3.0 m to 1.37 m
Reducing the landscape screening width in the side (east) yard from 3.0 m to 0.65 m
Reducing the required usable open space requirements from 700 m to 467 m2
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Development Permit with Variances No. 1702 - 810 Braidwood Road (Braidwood Housing Project)

DISCUSSION:

OCP Muto' Residential Development Permit Guidelines

. Form and Character

The proposed plan Is generally consistent with the form and character guidelines. The plan indicates that
the building facade represents contemporary design with earth tone colour and various materials, which
the guidelines require for multl-residential developments. Staff evaluation on the design is that it lends
continuity to the adjacent properties and maintains visual character of the neighbourhood. The site will
be landscaped all around the property lines with trees and shrubs. Each unit on the ground floor has its
own private patio, which enhances liveability. The main entrance is also well landscaped with trees to
enhance visual appearance from Braidwood Road.

. Siting, Landscape & Screening

The landscape plan has been carried out from both aesthetics and function perspective. Review of the
plan has also identified that there is no significant privacy issue that could impact adjacent properties.

A permanent sign that shows its civic address and the name of the building is proposed at the entrance
area. The appearance deems to be weli integrated with the building design by utilizing wooden structure
and natural colour tone panel.

. Parking

Dimension and location of the parking spaces meet the guidelines. A handicapped parking space is
provided at the nearest location to the main entrance. Two spaces at the entrance area are landscaped
to avoid negative visual impact from the street. Other parking spaces are generally screened from the
street.

Zonino Review

Multi-residential use is permitted in R-4 zone. However, as mentioned earlier, the project requires a
number of variances. Below are the evaluationsof each variance.

. The Required Parking Spaces

The applicant is requesting a variance for the number of required parking spaces from 53 to 14 spaces.
The deficiency is significant if compared to other multi-family development projects in the City. During
the public consultation, some residents in the neighbourhood raised strong concern about the lack of
parking spaces within the property and potential parking overflow on the street and surrounding areas.

In response to the matter, the applicant has submitted a written memorandum to the City with parking
counts from similar projects in other municipalities (Attachment No. 3). According to the memo, the
volume of private vehicle usage in this type of development is anticipated to be fairly low.

Considering that their clientele are mostly single households with low income and the building consists of
26 studios and 9 one bed room units, it is anticipated that vehicle ownership will be lower than average
households. Also, parking ratio Information collected from other projects suggests that the proposed
number of spaces should be sufficient. In this regard, 0.4 spaces per unit is proposed which is within the
0.1 to 0.54 spaces in use per unit of similar projects in other municipalities on the Island. Also, proxffnity
to existing community amenities and services is expected to help reduce the need for pet^onat vehicfes.
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Development Permit with Variances No. 1702-810 Sraidwood Road (Braidwood Housing Project)

. Usable Open Space

The applicant is requesting a reduction in usable open space from 700 m2 to 467 m2. Usable open space
is defined in the Zoning Bylaw as: "a level, unobstructed area or areas available for safe and convenient
use by the property's occupants and shall include private space for each unit within a project, providing
for recreational or leisure space normally carried outdoors, but exclude parking stalls and driveways".

Staff evaluation of this is that the usable open space provided is sufficient given the project is not
designed with family units. Each unit on the ground floor is equipped with small private patios. Common
rooms are provided on the 2 and 3rd floor for recreational purposes. Outdoor and Indoor recreation
space is available In close proximity at Lewis Park and the Lewis Centre, which is less than 1 km away
from the property.

. Side and Rear Yard Setbacks

The Bylaw requires the 3 floor of the building to be setback 6.0 meters from the side property line - the
proposed setback is 4.5 meters. Also, the Bylaw requires a 9.0 meter rear yard setback for the 1" and 2"d
floor and a 10.0 meter setback for the 3ri floor. The proposed rear setback Is 5.5 metres for all floors.
Staff evaluation of this matter is that the degree of non-conformity would not substantially affect
neighbouring properties. The side yard variances are on the west side of the property adjacent to an
existing commercial building and will not impact existing residences. Additionally, the applicant is
proposing a row of dogwood trees along this property line to add screening and privacy. With regard to
the rear yard variance the subject property is abutting a parking area to the north and will not impact
privacy of existing residences.

Garbage and recycling storage encroaches into rear and side yard setback area. It is fairly close to both
property lines. However, impacts on adjacent properties would be minimal as the rear property line
abuts the neighbour's parking area and there is a physical separation between the adjacent apartment
building to the east by a retaining wall and new and existing landscaping. The storage area will also be
screened and landscaped.

The Bylaw also requires a landscape screening not less than 3.0 meters in both height and width
between adjacent property lines. The proposed landscape plan shows that almost the entire rear yard is
landscaped with the exception of a storage space and a shelter. The proposed vegetation In the rear yard
is considered sufficient to meet the 3.0 meter height requirement. However, the 3.0 meter width
requirement cannot be achieve on the eastern side yard as the area is used as driveway. There is an
existing retaining wall between the site and property to the east. The applicant is proposing to construct
a new retaining wall and plant trees between the two retaining walls. Staff believe that it would satisfy
the intention of the Bylaw, and also that the impacts on adjacent property to the east would be minimal.

FINANCIAL IMPLICATIONS:

The application fee for this Development Permit with Variances is $4,500. Pursuant to the agreement with
M'akola, the City has paid this cost.
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Development Permit with Variances No. 1702 - 810 Braidwood Road (Braidwood Housing Project)

ADMINISTRATIVE IMPLICATIONS:

The processing of development applications is included in the current work plan as a statutory component.
Staff have spent 35 hours reviewing the application, conducting a site visit and meeting with the applicant
to request additional information.

If approved, there will be approximately one additional hour of staff time required to prepare the notice of
permit, have it registered on title and close the file. Additional staff time will be required for processing
and Issuing a sign and a building permit, and related inspections.

ASSET MANAGEMENT IMPLICATIONS:

There are no direct asset management implications related to this application. This is an in-flll development
that will utilize existing City infrastructure.

STRATEGIC PRIORITIES REFERENCE:

Development applications fall within Council's area of control and specifically align with the strategic
priority to support meeting the fundamental corporate and statutory obligations of the City.
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OFFICIAL COMMUNITY PLAN REFERENCE:

One of the OCP's goals encourages housing opportunities and convenient community services for
Individuals having special housing requirements. As such, the City supports multi-residential housing
development to help provide more diversity within neighbourhoods. The OCP also sets out a policy in
section 4.4.3 (5) of the OCP encouraging the provision of non-profit housing as a mean of increasing the
supply of rental housing.

REGIONAL GROWTH STRATEGY REFERENCE:

The Regional Growth Strategy sets out a number of policies under Goal I: Housing. Ensuring a diversity of
affordable housing options to meet evolving regional demographics and needs in Comox Valley is high
priority.
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Development Permit with Variances No. 1702 - 810 Braictwood Road (Braidwood Housing Project)

CITIZEN/PUBUC ENGAGEMENT:

As per Council's direction, under the IAP2 Spectrum of Public Participation the level of public input that has
been undertaken is "Consult". In accordance with the Local Government Act, the City has notified property
owners and occupants within 30m of the subject property with regard to the proposed amendment.
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The applicant held a public information meeting on March 28 and 35 people attended. The applicant made
a presentation on the proposal. To date, a total of 14 written responses including five mails directly sent to
planning staff have been received (/Ittochment Wo. 4), plus one phone call. Responses from the neighbours
suggest mixed opinions of support and not supportive. The lack of parking spaces and the size of the
project in relation to the property size are noted as the most common concerns.

OPTIONS:

OPTION 1: (Recommended): Approve Development Permit with Variances No. 1702.

OPTION 2: Defer issuance of Development Permit with Variances No. 1702 pending receipt of further
information.

OPTION 3; Not approve Development Permit with Variances No. 1702.

Prepared by: Reviewed by:

f/ /'

Tatsuyuki Setta, MCIP, RPP
Manager of Planning

lan Buck, MCIP, RPP
Director of Development Services

Attachments:

1.
2.
3.
4.

Attachment No. 1: Draft Development Permit No. 1702
Attachment No. 2: Proposed plans and drawings
Attachment No. 3: Applicant's rationale for the requested parking variances
Attachment No. 4: Written comments from residents
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Devefopment Permit with Variances No. 1702 - 810 Braidwood Road (Braidwood Housing Project)
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THE CORFORATION OF THE CITY OF COURTENAY

Permit No. 3090-20-1702

Attachment Wo. 1

Draft Permit

DEVELOPMENT PERMIT WITH VARIANCE

June 12,2017

To issue a Development Permit

To: Name: M'akola Development Services
Address: 102-550 Goldstream Avenue, Victoria, BC

Property to which permit refers:

Legal: Lot 1, Section 16, Comox District, Plan 27169
Civic: 810 Braidwood Road, Courtenay BC

Conditions of Permit:

Permit issued to vary the following sections of the City of Courtenay Zoning Bylaw No. 2500, 2007 to allow
proposed a multi dwelling development as attached in the Schedule:

a) Schedule 7 A to
53

reduce the required number of parking stalls for multi residential dwellings from
spaces to 14 spaces;
to reduce the required rear yard setback for 1" & 2°d storey from 9.0 m to 5.5 m;
to reduce the required rear yard setback for 3 storey from 10.0 m to 5.5 m;
to reduce the required side yard setback for 3 storey from 6.0 m to 4.5 m;
to reduce the required usable open space from 700 m to 467 m ;
to reduce the reqmred side and rear yard setback for accessory structure (garbage
and recycling) from 1.5 m to 0.65 m (side) and 1.37 m (rear); and

g) Section 8.4.10 (J)-to reduce the required side and rear yard landscape screening in width from 3.0
m to 0.65 m (side) and 1.37 m (rear).

b) Section 8.4.5 (2)-
c) Section 8.4.5 (2)-
d) Section 8.4.5 (3)-
e) Section 8.4.7 (1)-
f) Section 8.4.8 (5)-

Development with Variance Permit No. 1702 is subject to the following conditions:

i. That development shall be in con&rmmce with the plan contained in Schedule No.l;
ii. That development shall meet all other related municipal bylaws and regulations;

iii. That landscape security deposit in the amount of $63,748.75 ($50,999 x 125%) is required; and
iv. A sign permit shall be obtained prior to installation.

Time Schedule of Development and Lapse of Permit

That if the permit holder has not substantially commenced the construction authorized by this permit within
(12) months after the date it was issued, the permit lapses.

Date Director of Legislative Services
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DEVELOPMENT
SERVICES

Parking Variance Rationale

The Braidwood Project consists of 35 units comprised of 26 studios and 9 one-bedroom units,
which provides affordable rental housing to low income single person households. The site is
within walking distance of amenities, shopping and the downtown, all units are studios or one-
bedrooms, and the property wil! house single persons of lower incomes. Few tenants are
expected to own a vehicle. Surface parking for 14 vehicles is proposed on site, equivalent to
0.40 stalls per unit. On-street parking is also avaiiabie on Braidwood Road.

Parking data was collected from rents! housing properties for low-income singles in Courtenay
and other Vancouver island municipalities (see table below). Only one property reported more
than 0.32 sta!!s in use per unit, with parking underutdized at properties providing 0.50 or more
stalls per unit. This scan is consistent with the findings of a City of Victoria parking demand
assessment1 that caicufated vehicle ownership rates for studio unit tenants across 23 affordable
housing sites to be approximateiy 0.27 vehicles per unit. These rates are more consistent with
City board use parking requirements of 1 space per 3 residents (0.33).

Municipality Project & Address
Tenant

Typ«
Totai

Units

Totai
suite

Stalls

per Unit

Total
Stalfs in

Use

Staffs in

Usa par
Unit

Courtenay The Washington /^?artmersts, 1029

Ryan Rd

Singies 120 130 1.08 65* 0.54

Narsaimo

Nanaimo

2104 Bowen Rd Singfes 20 20 1.00 0.25

Nanaimo

Boundary' Crescent

1597 Boundary Crescent

Uplands Waik

6025 Upfands Drive

Smgies 41 0.10

Singles 30 10 ).30 10

0.10

0.30

Manaimo 350 Prideaux St. Singles 20 0,20 0,20

Nariaimo 153 WaSiace St Singies 24 0.25 0.25

Sooks Hope Centre

5750 West Coast Road

Singles 25 1.5 0.60 0.32

Victoria MedewiWin Apartments
).E

Sirigles 26 0.27 0.27

Victoria Water.'iew Singles 49 25 0.50 0,10

*ge^ero/j?sE;mote6^properT]/wa^ogerond;'nriud^^

lCity of Victoria, "Review of Zoning Reguiation Bylaw Off-Street Parking Requirements (Scheduie C) Working Paper
No. 3/ Parking Demand Assessment/' September Z016, avsiiabie st
hsp.//w?w^,yi£tjQ:ria.cs/a5sets2Qej3artjiient^Pkms?uig~QsyBlo5D3enl:/C^
Schedule C Poi'kh^s Review VVos-ku-ip Paoef- no3 FINAt. Sei-)i:23-16,»df
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Summary

The Brasdwood Project is geared towards ^ower income single persons and is in wa!
distance of amenities, shopping and downtown. The demographic is expected to have a low

vehide ownership rate comparabie to the requirements for a boarding use. The requirement of
1.5 parking spaces per unit exceeds the need due to the location, unit mix, and the occupant

profile. The Owner and MDS is confident that 14 on-sEte parking spaces wiii meet the current
and future needs of residents,
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