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File No. 3220 — Dunsmuir Ave 2714

TO: Mayor and Councillors
FROM: Karin Albert, Senior Planner
SUBJECT: Heritage Alteration Permit and Development Variance Permit Application —

2714 Dunsmuir Ave

FILE 2021-02-HAP and 2021-11-DV
002-422-239 516-00059.000
PID’s 002-422-255 Fouo ot 516.00060.000
Lot 1, Block 6, District Lot 21, Nelson District, Plan 522
LEGAL DESCRIPTION The West % of Lot 2, Block 6, District Lot 21, Nelson District, Plan 522
Civic ADDRESSES 2714 Dunsmuir Avenue
OCP DESIGNATION Commercial Mixed Use
ZONE VCMU-1 Village Core Commercial Mixed use
VARIANCE REQUEST REQUIRED VARIANCE REQUESTED
Parking 22 Reduce by 8
Commercial Loading 2 Reduce to 0

1 - persons with a disability
1 - pregnant women/persons with

Special Parking Stall

. ) 4 young children Reduce to 0
Designations 1 - electric vehicle
1 - recreational vehicle or tour bus
PERMIT AREA Heritage Conservation Area
RECOMMENDATION

1. THAT Council receive the “Heritage Alteration Permit
and Development Variance Application — 2714
Dunsmuir Avenue” report.

2. THAT Council approve heritage alteration permit
(2021-02-HAP) for 2714 Dunsmuir Avenue, properties
legally described as Lot 1, Block 6, District Lot 21,
Nelson District, Plan 522 and The West1/2 of Lot 2,
Block 6, District Lot 21, Nelson District, Plan 522.

3.  THAT Council approve development variance permit
(2021-11-DV) to vary Zoning Bylaw No. 1027, 2014 to:
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e waive the special parking stall designation requirements for recreational vehicle or tour
bus and for pregnant women or persons with young children; and
e waive the requirement for two commercial loading stalls.

4.  THAT Council deny the request to vary Zoning Bylaw No. 1027, 2014 to:
e reduce the regular parking stall requirement by 8 stalls; and
e waive the special parking stall designation requirements for electric vehicles and for
persons with a disability.

PURPOSE

The purpose of this report is to seek Council decisions on a Heritage Alteration Permit (HAP)
application for 2714 Dunsmuir Avenue and on proposed variances to the parking requirements in
the Zoning Bylaw.

The HAP is for a new four storey mixed-use development at 2714 Dunsmuir Avenue, on the
current Cumberland Hotel site.

The requested variances are to reduce the parking requirement by eight spaces, waive the
required commercial loading spaces and waive the special parking stall designation requirements
for disabled persons, pregnant women and persons with young children, electric vehicles, and
recreational vehicle/tour bus.

PREVIOUS COUNCIL DECISIONS

Date Resolution

August 9, 2021 | THAT Council refer the “Heritage Alteration Permit and Development Variance
applications for 2714 Dunsmuir Avenue to the Heritage Committee, Advisory
Planning Commission and Accessibility and Inclusion Committee for comment.

BACKGROUND

As outlined in the August 9, 2021 report to Council, the applicant is proposing to demolish the
Cumberland Hotel and replace it with a four-storey mixed-use development (see Schedule A of the
HAP in Attachment 3). The proposed development will have three medium sized commercial units
on the ground floor and 15 apartment units on floors two to four. Each floor will have two 1-
bedroom units and three 2-bedroom units for a total of six 1-bedroom units and nine 2-bedroom
units. The building is equipped with an elevator. The entrance to the apartment units opens up to
Second Street.

The basement includes secure bicycle storage, bike repair stations, a bike wash station and a dog
washroom.

The building includes a Klaus multi-parking system for 14 vehicles. The system stacks vehicles in
stalls within a semi-automatic parking system to save space. The parking will be accessible from
the lane and is intended for the residential units.

One of the commercial units will be accessible from Second Street, one from the corner at
Dunsmuir and Second Street and the third unit from Dunsmuir Avenue. The unit opening onto
Dunsmuir Avenue includes a 1.84 m wide covered outdoor patio area, permitting for small bistro
tables or sales racks. There is also an atrium/open space at the rear of that unit.
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The architect has provided full drawings for the building and a streetscape (see Schedule B of the
HAP in attachment 3).

Official Community Plan - Heritage Conservation Area Guidelines

The Official Community Plan (OCP) designates Cumberland’s downtown commercial core as a
heritage conservation area. The historic form and scale of the commercial buildings is integral to
the Village’s appearance and ambience. The objective of the Heritage Conservation Area
designation of the commercial core is to ensure that “revitalization or new development in the
downtown area is compatible with the scale and character of the existing downtown heritage
character.” (OCP, p. 157).

Demolishing an existing building and constructing a new building in the Village’s Heritage
Conservation Area requires a HAP. For the HAP to be issued, the applicant must meet the Heritage
Conservation Area guidelines.

The applicant provided a design rationale and completed the Heritage Design Guideline checklist
demonstrating how the development meets the Guidelines. Both the design rationale and the
checklist were provided as part of the August 9, 2021 staff report.

It is important to note that while form and scale are considered as part of the Heritage
Conservation Area Guidelines, this does not enable the Village to restrict the building height below
the four storeys permitted in the downtown core by the Zoning Bylaw.

A review of how the proposed development meets the Heritage Conservation Area Guidelines is
provided in Attachment 1. Based on that review, the recommendation is to issue the HAP, 2021-
02-HAP, presented in Attachment 3. The HAP includes a number of conditions to be fulfilled by the
applicant as part of the building permit application.

Zoning Bylaw Requirements and Requested Variances

The Zoning Bylaw permits up to four storeys in the VCMU-1 Village Core Commercial Mixed-Use
zone in the downtown core. The development proposal meets the Bylaw’s regulations for the
VCMU-1 zone, apart from some of the parking requirements.

The parking requirement is 15 spaces for the residential units (0.9 per unit and 0.1 per unit for
visitors), and 7 spaces for the commercial uses for a total parking requirement of 22 spaces. The
applicant is providing 14 residential parking spaces on the property.

The Zoning Bylaw also requires the provision of two commercial loading spaces and one special
parking stall designation each for disabled persons, pregnant women and persons with young
children, electric vehicle, and recreational vehicle/tour bus.

If the applicant does not provide the parking requirements on site, they have the option, as per
the Village’s Zoning Bylaw, to provide cash-in-lieu for the regular stalls and for two of the special
designations. Without a variance, the cash in lieu amount payable is $98,420. With the variance
recommended by staff, the cash in lieu amount payable would be $96,660 (see Attachment 4 —
Parking Requirements and Cash-in-lieu). If the variances requested by the applicant are approved,
no cash in lieu would be payable.
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Public Notification and Consultation

The applicant hosted a public information meeting on Wednesday, August 4 from 4 p.m. to 6 p.m.
at the Masonic Hall on Dunsmuir Ave. The meeting was advertised in the Comox Valley Record
and the Village mailed the required notice to owners of properties within a 75.0m radius of the
proposed development. The applicant has also posted the required public notice sign on the
property.

The Village received 13 comment sheets through the public information meeting and 27 emails
and letters for a total of 40 submissions. Twenty-four of the submissions commented on the
parking variance, all in opposition of granting the variance. A further two expressed concern
about parking but didn’t specifically address the variance.

Twenty-nine commented on the character of the building. Of those, three were positive about the
building design while 26 did not feel that it fit into the Village. Comments included: “too modern”,
“monolithic”, “not in line with Village character”, too massive”, “not sensitive to historic
commercial core”, “lacking character”, “ugly”, “erodes Village character”, “doesn’t match quaint
feel of Village”, and “no heritage merit”. The word “boxy” came up the most with five mentions.
Public comments received were provided at the August 9 Council meeting. Comments received
after that meeting are attached to this report.

Committee Referrals

The application was referred to the Heritage Committee, the Advisory Planning Commission and
the Accessibility and Inclusion Committee for comment. All three Committees opposed any
variances to the parking requirements.

The Heritage Committee recommendations included requests for more detail to review the design
and a commemoration plan for the old Cumberland Hotel.

The full Committee recommendations are attached (Attachment 1) and are referenced in the
analysis of how the development meets the Heritage Conservation Area Guidelines (Attachment
2).

ISSUES AND OPPORTUNITIES
Building Form and Character

An analysis of how the development meets the Heritage Conservation Area Guidelines is provided
in Attachment 2. The analysis concludes that, overall, the building design considers and seeks to
meet the guidelines.

As per the summary above, many of the members of the public who commented on the
development are not supportive of the height of the building and don’t feel the building fits with
the Village’s character.

The Zoning Bylaw permits four storeys, as proposed by the development, in the VCMU-1 zone.
However, views regarding architectural design and how a building fits into a given streetscape can
differ. If Council believes that the form and character guidelines in the OCP have not been met by
the development, Council may identify design interventions to change how the building fits into
the Dunsmuir Avenue streetscape. This could include, for example, setting back the fourth storey,
changing the pitch of the roof or moving the building mass away from the Second and Dunsmuir
Avenue corner. All of these would require a re-design of the building by the applicant.
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Commemoration Plan

One condition included in the HAP is that the applicant hire a heritage professional to develop a
commemoration plan of the Cumberland Hotel with input from the previous owner, Cumberland
Museum and Archives and the Heritage Committee. The plan would outline how the Cumberland
Hotel will be commemorated within the new building.

The applicant has stated that they will try and incorporate the existing bar into the interior design
of the new building. There are two items of historical significance that they plan to display in the
building lobby — a brass commemorative plate that was passed on to the Postmark Group as part
of the sale of the building and a saw blade that needs to be cut out of the rafters in the basement
of the building.

The Permit requires completion of the commemoration plan prior to issuance of a building permit.
Regular Parking Stall Requirements

The applicant is providing 14 parking spaces. The regular parking requirement is 22 spaces. The
applicant has the option to pay cash in lieu for the 8 spaces that they cannot provide on-site. The
applicant is requesting that Council vary the Zoning Bylaw to reduce the requirement by those 8
spaces. If the variance request is granted, the effect would be that no cash in lieu is payable by the
applicant.

The recommendation is to deny this request. Cash in lieu of parking is contributed to the
municipal cash in lieu fund and will help fund needed future improvements to parking in the
downtown core.

See Attachment 4 for a summary of all parking requirements and cash-in-lieu amounts.

Special Parking Stall Designation: Accessible Parking

Based on the total number of parking stalls required, one stall must be designated for the use of
persons with a disability and must be wider than a regular stall. The Klaus multi-parking system
does not accommodate the wider stall.

The Accessibility Committee recommended denial of the variance to the designation of one
parking stall for persons with a disability. If Council denies the variance, the applicant will have to
pay an additional $1,760 above the regular parking cash in lieu amount of $10,000 for that stall for
a total of $11,760.

The recommendation is to deny the variance to the accessible parking stall designation.

Special Parking Stall Designation: Courtesy Parking for Pregnant Women and Persons with Young
Children

Based on the total number of parking stalls required, one stall must be designated for the use of
pregnant women, and persons with young children. This parking stall does not have any special
size requirements but a sign would be installed to indicate this use.

Courtesy parking for pregnant women and person with young children works best on parking lots
associated with retail or services where customers are coming and going, and where these spaces
can be close to the building entrance and is not well suited to residential use. There is no specific
place on Dunsmuir Avenue that pregnant women or persons with young children would frequent
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more than any other, hence this type of designation is difficult to implement in the context of the
downtown core.

The recommendation is not to require including a space for pregnant women and persons with
young children and grant this variance request.

Special Parking Stall Designation: Electric Vehicle Parking

Based on the total number of parking stalls required, one stall must include an electric vehicle
charging station. The proposed Klaus Multi-system does not accommodate electric vehicle
charging.

The Heritage Committee recommended that the variance for an electric vehicle charging station
be denied but that the applicant be encouraged to add one or two electric vehicle charging
stations on Second Street.

The applicant provided the following information in follow-up to the Heritage Committee meeting:

We are willing to contribute $2,500 toward two electric plug-ins on Second Street. After
some research we have learned that it is complicated for the developer to actually install
EV stations on municipal property as we encounter the issue of ownership/ maintenance,
etc. EV charge stations produce revenue and require electricity so there are some
complications that would need to be worked through that we feel is in the best interest of
the municipality to handle as part of their overall parking plan. The EV parking stations will
more than pay for themselves within a few years of use. The Klauss parking system comes
ready for EV charging stations to be installed should the residents desire to add this later
on. We would leave this for the condo association to set up as again, there is a revenue
component to this which would allow them to recoup costs for use.

If the requirement for the special parking stall designation for electric vehicles is waived, the cash-
in-lieu amount for the stalls would be reduced to that of a regular stall, i.e. to $10,000 rather than
$24,900.

Staff do not support the variance to the electric vehicle stall designation since the Village wishes to
support the transition to more electric vehicles to reduce the carbon footprint of the
transportation sector. Without the variance, the applicant has the option of paying cash in lieu or
providing the electric vehicle charging stations, which may require outfitting the entire Klaus
multi-park system with electric vehicle charging capability.

Commercial Loading Stalls

To accommodate the commercial loading space requirement, the applicant would have to reduce
the footprint of the building to provide two commercial loading stalls at the rear, off the lane.

Many of the downtown businesses have to rely on loading from the lane or a side street,
temporarily blocking a lane of traffic. While not ideal, there is no practical solution to
accommodate loading stalls on site without a significant redesign of the building and reduction in
footprint. The Zoning Bylaw makes provisions for this by stating that time limited on-street stalls
can be designated, “not adversely affecting parking, if there are no practical solutions to
accommodate loading stalls on-site”.

The recommendation is to grant this variance.
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ALTERNATIVES

1.
2.

THAT Council request further information before making a decision (please specify).

THAT Council deny Heritage Alteration Permit (2021-01-HAP) for 3274 Third Street and provide
reasons that identify where a guideline is not complied with in the proposal.

THAT Council request the building design is changed by to comply with the Village’s
Heritage Conservation Area guideline (please identify requested changes to meet
the guidelines).

THAT Council direct staff to amend the development variance permit (2021-11-DV) to vary
Zoning Bylaw No. 1027, 2014 with respect to the parking requirement for 2714 Dunsmuir
Avenue by striking/inserting/replacing with . Council may:

e require (not waive) the special parking stall designation requirements for recreational
vehicle or tour bus and for pregnant women or persons with young children; or

e require (not waive) the two commercial loading stalls.
e reduce the regular parking stall requirement by 8 stalls;

e waive the special parking stall designation requirements for electric vehicles and for
persons with a disability;

STRATEGIC OBJECTIVE

[J Quality Infrastructure Planning and Development
[J Comprehensive Community Planning

[] Healthy Community

[J Economic Development

FINANCIAL IMPLICATIONS

None.

OPERATIONAL IMPLICATIONS

Processing of Heritage Alteration and Development Variance Permits are part of the regular
services provided by the Development Services Department.

ATTACHMENTS
1. Committee recommendations
2. Analysis of How Proposed Development Meets Heritage Conservation Area Guidelines
3. Public comments received after the August 9, 2021 Council meeting
4, Parking requirements and cash-in-lieu
5. Heritage Alteration Permit and Schedules
6. Development Variance Permit

CONCURRENCE

Courtney Simpson, Manager of Development Services CS
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Respectfully submitted,

Karin Albert

Karin Albert
Senior Planner

Clayton Postings

Clayton Postings
Chief Administrative Officer

-53-

Page 8


ashley
Typewriter
Karin Albert

ashley
Typewriter
Clayton Postings


ATTACHMENT 1: COMMITTEE RECOMMENDTIONS

At their August 9, 2021 meeting, Council referred the application and variances to the following
Committees for comment:

Heritage Committee - form and character, as per the Heritage Conservation Area guidelines,
and parking variance.

Accessibility Committee - accessibility, as per the Heritage Conservation Area guidelines, and
variance of special parking designations.

Advisory Planning Commission - parking variance and rear setback variance (the latter was
withdrawn).

The Heritage Committee passed the following resolutions at their August 16, 2021 meeting:

vi.

vii.

THAT the Heritage Committee recommend to Council to request that the applicant revise
the design of the proposed building at 2714 Dunsmuir Avenue (2021-02-HAP) to meet the
Village’s Heritage Conservation Area guidelines:

a. Use brises-soleil, other architectural features, or redesign the fagade with the large
south-west facing windows in order to reduce heat gain of the corner units in the
summer.

b. Show a 1.5 metre setback to the lane that is free of any structures.
c. Provide a landscape plan (close-up view and plant list) for the planters proposed.
d. Provide a window and door schedule for all elevations.

e. Show a close-up of the tile features proposed for the entry areas to the commercial
units and residential lobby.

Identify what materials, elements or stories from the old Cumberland Hotel may be used
on the interior of the new building.

THAT the Heritage Committee recommend to Council to request updated photographic
renderings of the proposed development at 2714 Dunsmuir Avenue (2021-02-HAP) with
views from all four sides, including of the interior courtyard, to be able to better assess
how the building’s architecture, materials and colours complement and fit within the
streetscape.

THAT the updated renderings for 2714 Dunsmuir Avenue (2021-02-HAP) be referred back
to the Heritage Committee for comment prior to issuing the Heritage Alteration Permit.

The Heritage Committee regrets the loss of the Cumberland Hotel and recommends THAT
Council request that the applicant develop a commemoration plan of the old Cumberland
Hotel outlining how the hotel will be commemorated within the new building.

THAT the Heritage Committee recommend to Council to deny the development variance
(2021-11-DV) to vary Zoning Bylaw No. 1027 to reduce the on-site parking requirement to
14 spaces.

THAT the Heritage Committee recommend to Council to approve the development
variance (2021-11-DV) to vary Zoning Bylaw No. 1027 to not require any special parking
designations on the property, pending a discussion with the developer to provide one or
two electric vehicle plug-ins on Second Street fronting the building.
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The Advisory Planning Commission passed the following resolutions at their September 16, 2021
meeting:

THAT the Advisory Planning Commission recommend to Council to approve the variance to
remove parking requirements for 2 loading stalls and 1 recreational vehicle/tour bus per
Table 3 in the APC agenda package.

THAT the Advisory Planning Commission recommend that Council deny the development
variance request (2021-11-DV) to vary Zoning Bylaw No. 1027 to reduce the remaining
residential and commercial parking requirement for 2714 Dunsmuir Avenue to 14 stalls for
the following reason(s): believe that the parking requirements will be needed and the cash
in lieu fund will be needed.

THAT the Advisory Planning Commission recommend to Council that the applicant be
encouraged to provide angle parking on Second Street to increase available street parking
and to provide two electric vehicle plug-ins.

The Accessibility and Inclusion Committee reviewed the application at their September 20, 2021
meeting and passed the following resolutions:

THAT the Committee recommend that Council deny the development variance to vary the
Zoning Bylaw No. 1027 to waive the special parking designation requirement for pregnant
women and persons with young children and for disabled persons on the property so that
the cash in lieu could support improvements done by the Village to provide accessible
parking spaces.

THAT the ACIC recommend that Council approve the Heritage Alteration Permit with the
following revisions to improve accessibility:

e To provide barrier-free level access to all exterior commercial and residential areas.
e To provide automated doorways for all exterior doors.

THAT the ACIC recommend that Council request that the applicant:

e Engage an accessibility consultant to review the internal building plans at the time of
building permit application; and

e Provide internal building plans to the Accessibility and Inclusion Committee for review
and attend an Accessibility and Inclusion Committee at that time to present the plans in
regard to accessibility.

THAT the Committee recommend that Council explore the parking cash in lieu provisions
for special parking designations and the special designated parking spaces percent
requirement as part of the next review of Zoning Bylaw No. 1027.

In response to the above recommendations, the project architect confirmed that the building is
barrier free including each commercial unit as per BC Building Code requirements.
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Attachment 2: Analysis of How the Proposed Development Meets the
Heritage Conservation Area Guidelines

1. General
Guidelines 1(a) through (d) are not applicable to new buildings.

With respect to (e), the building seeks to conform to the design objectives of the Heritage
Conservation Area (HCA-1):

e The building carries through horizontal lines from the adjacent building to the East.

e The roof is pitched downward toward Second Street, mirroring the pitched roof of the Big
Store across the street.

e While modern materials are used, they resemble the wood shingles found on some of the
historic buildings along Dunsmuir Avenue.

e The colour scheme fits with similar colour schemes of existing buildings.

With respect to (f), the applicant has confirmed that the two lots will be consolidated.

2. Site Design

A parking variance is requested for the visitor parking space associated with the residential units
and for the parking for the three commercial units. This is discussed under Village Zoning Bylaw
Regulations and Requested Development Variances below.

A 1.5 m statutory right-of-way to the lane is required and shown on the drawing attached as a
schedule to the variance in Attachment 5.

The development provides an inner courtyard and a seating area fronting Dunsmuir Avenue.

The draft permit attached to this Council report includes the requirement for a lighting plan to be
provided as part of the building permit application.

The development incorporates some natural features by providing planters fronting Dunsmuir and
Second Street.

The building has variations in height and massing and which helps preserve view corridors to the
extent feasible for a four storey building.

Crime Prevention through Environmental Design (CPTED) principles are met.

The Heritage Committee recommended to see photographic renderings for a more realistic and
easier to interpret representation of the building. The applicant responded that this is not a
requirement of the Heritage Alteration Permit application and elevation drawings (attached as a
schedule to the HAP have been provided).

3. Landscaping

A landscape plan, showing soft and hardscaping, is required as part of Heritage Alteration Permit
applications. Since, initially, no planters were contemplated, the applicant did not prepare a
landscape plan for presentation to Council. They wish to have the flexibility to source materials
when they work on their construction drawings and detailed designs and propose to present a
landscape plan as part of the building permit. The attached HAP identifies that a landscape plan is
to be provided at building permit.
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The drawings show the planter box locations at the entrance to the building, along Second Street
and along Dunsmuir Avenue. The applicant has confirmed that they seek to find a durable product
that mimics the wood material on the building for the planter boxes. The garbage enclosure in the
lane would be of the same durable wood look. The planters will contain drought resistant plants,
however, an automatic watering system is to be provided as per guideline 11.2.2 (d).

A landscape plan is required at time of building permit.

4. Accessibility

The building provides an elevator which allows for access to the units for persons with physical or
mobility impairments. Hard, slip-resistant surfaces are used and the development will comply
with width requirements for the BC Building Code.

The Accessibility Committee recommended accessible automated doorways to the lobby and
commercial storefronts that common spaces such as hallways and the elevator are spacious
enough to accommodate people with electric wheelchairs. The project architect has confirmed
that the building is barrier free and that these are requirements of the Building Code.

5. Building Form and Character

The building seeks to fit into the streetscape by carrying over cornice lines from the adjacent
building to the East. The window patterns echoes similar window patterns in other buildings on
Dunsmuir Avenue. Windows fronting the street are large and provide interest to pedestrians.
There are no solid unbroken walls.

Tile features identified in the HAP checklist provided at the August 9, 2021 Council meeting are no
longer planned. They were intended for an original podium design which used flared entrances.

The private residences on the other side of the lane retain their visual privacy since unit balconies
and large windows are oriented toward Second Street and Dunsmuir Avenue.

Roof top mechanical equipment, elevator shaft and stairs projecting above the fourth floor are
located in the centre of the building and likely not visible from street level. No equipment projects
beyond the building.

Many of the public comments received express concern about the prominence of the southwest
corner, the height of the building and, generally, how the building fits into the streetscape (see
Attachment 2 for the public comments received after the August 9, 2021 Council meeting and the
August 9, 2021 meeting for submissions up to that date).

The Zoning Bylaw permits four storeys in the downtown core. The Zoning Bylaw also permits a
floor area ratio of 2.0. The proposed development has a floor area ratio of 1.8, below the
maximum permitted in the Zoning Bylaw.

Architects have a number of ways to reduce a higher building’s impact on adjacent lower buildings
through massing, including roof pitch, pulling back the fagade, pulling back top floor(s), having
balconies recessed into the building, and the way the building plays with colour, windows and
light. The architect for this project utilized a number of these design interventions.

The applicant provided a design report at the August 9, 2021 meeting which shows the building
massing (p. 155 of the agenda package). Massing is varied adding interest to the building. The
commercial unit fronting Dunsmuir Avenue provides a recessed public seating area that activates
the street.
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The residential units on the second to fourth floors fronting Dunsmuir Avenue are set back from
the road where the new building abuts the existing two storey building. The balconies are
recessed into the building further reducing the mass of the building.

The corner at Dunsmuir Avenue and Second Street intersection is prominent. However, the large
windows reduce the impact of the building mass. The narrow red-orange coloured multi-storey
recess on Dunsmuir Avenue adds interest to that tall wall.

One additional architectural design approach that could reduce the massing of a building would be
to set back the fourth storey so that it is less visible from the street level. This kind of intervention
would require a major re-design of the building with the possible result of more massing toward
the lane but not necessarily a better design overall. In staff’s view, the prominent corner with the
large windows adds interest to the streetscape and pulls the mass away from adjacent buildings.

6. Additions and Projections

Not applicable.

7. Sustainable Buildings — Existing
Not applicable.

8. Sustainable Buildings — New

The building allows for natural lighting of the units. Staff and the Heritage Committee have
expressed concern that the large south and west facing windows at the corner of the building
mean that those units will heat up considerably in the summer requiring cooling and, therefore,
increased energy consumption.

The project architect has clarified that the windows are high efficiency windows with low E-
coatings to minimize the amount of ultraviolet and infrared light that can pass through the glass.
At the same time, light will pass through to provide natural lighting of the units. Window mounted
air conditioners will be prohibited in the entire building, and particularly at this corner where the
installation would result in an illegal encroachment. The prohibition on air conditioners is also
needed to maximize the life of the mass timber structure and avoid adverse impacts.

The development will be required to provide a conduit to the roof for possible future solar power.
The required bicycle parking for the residential units is provided in the basement of the building.
Both sheltered bicycle parking for business owners or employees and public bicycle parking are to
be provided and detailed on the drawings submitted for building permit.

9. Architectural Detailing

The building is a modern interpretation of the historic character of Dunsmuir Avenue. The design
does not include imitation elements or architectural details that are out of character.
Architectural details such as the tall orange coloured recess on the side of the buildings are
expressive and bold.

The design includes covered entries to the residential lobby and the commercial units. Awnings
are not planned but the applicant has indicated that they can be provided if requested by the
Village with an encroachment agreement over the sidewalk.
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10. Materials

The project uses modern materials that replicate some of the recommended exterior materials —
synthetic low profile horizontal drop or bevel siding and synthetic wood shingles. Those materials
are easier to maintain, have a longer life span than wood siding, and are non-combustible,
meeting Building Code requirements.

In their initial application, the applicant stated that the entry areas to the commercial units and
residential lobby will include tile features. The tiles were planned with an earlier podium design
with flared entrances at the ground floor. This has been replaced with a stepback at podium level.

11. Windows and Doors

The development replicates window patterns used in some of the historic buildings on Dunsmuir
Avenue. All windows will be metal frame windows. As per 11.2.2. 11(b) of the Guidelines, metal
frame windows are acceptable “if there is clear demonstration of scale, material, colour and
pattern sensitively integrating with the surrounding context”. The Heritage Committee
recommended that the applicant present a window and door schedule to provide additional detail.
The applicant responded that the details will be provided at the time of Building Permit. The
attached Heritage Alteration Permit (2021-02-HAP) reflects this requirement.

12. Colour

The project uses colours prevalent among existing buildings in the downtown core.

13. Interior Features

In follow-up to the Heritage Committee meeting, the applicant explained that they will try to
incorporate the existing bar into the interior design of the new building. The applicant has
confirmed that they will also display the following two items of historical significance in the
building lobby: a brass commemorative plate and a saw blade in the rafters of the basement of
the building. The Committee recommended that the applicant be asked to prepare a
commemoration plan to show how the new building will reference and celebrate the Cumberland
Hotel. The applicant has agreed to work with the Cumberland Museum and Archives on a
commemoration plan and present it to the Heritage Committee for input.

14. Lighting

As per the guidelines, all lights will be fully shielded and face downward and lighting will not shine
into the adjacent residential property. A lighting plan is required as part of the building permit
application.

15. Signage

The building name sign on Second Street fits the style of the entrance and reminds of older
apartment buildings in larger urban centres. It does not seem immediately relevant to the
Cumberland context. However, it is respectfully set into the entrance of the building rather than
on the wall fronting the street.

The Heritage Committee asked that the name of the building be changed to one that references a
well known historic figure. One proposal was to name it after Diana Piket, one of the early owners
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of the original Cumberland Hotel. The applicant is suggesting to re-name it to “The Cumberland,”
the name commonly used by local residents for the Cumberland Hotel.

Signage of the commercial units is shown to project from the building as is the case on other
buildings on Dunsmuir Street. Since commercial tenants have not yet been confirmed, their signs
will be reviewed at a later time. The design proposed by the architect will inform that review.

All signs will need to meet the sign regulations in the Village’s Zoning Bylaw.

16. Access, Parking and Amenity Areas

In addition to the parking requirements discussed elsewhere in this report, the Zoning Bylaw
requires 25 secure bicycle parking spaces for residential and commercial tenants. These will be
provided in the basement of the building. In addition covered unsecured bicycle parking is
provided A further 12 are required for visitors. These are to be shown on the drawings submitted
with the building permit application.

On-site parking uses space efficiently by use of the Klaus multi-park system which stacks cars three
levels high.

Building entrances are prominent and clearly visible from Dunsmuir Avenue and Second Street.
The building includes an outdoor rea for the business fronting Dunsmuir Avenue as well as an
interior courtyard which can be used for seating.

17. Stormwater

The design includes a detention facility to accept the first flush of rain to avoid overloading the
Village’s stormwater system during heavy rainfall. The final stormwater management plan is
required at building permit.

18. Soil Erosion and Sediment Control

Soil erosion and sediment control measures are part of the Stormwater Management Plan.
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Attachment 3: Public comments received after August 9, 2021 Council meeting
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Comments Received after 2 pm August 9, 2021
HAP-02-2021

Please could we make sure that major developments like the Eddie don't come to
council in mid summer?
Thanks

Ulverston Avenue
My biggest concern is he height of the Eddie Bldg. | feel it sets a dangerous precedent. The new bldg.

down the block next to Seeds already creates a huge blank face that blocks off the view of the
mountains and its only 3 stories.
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Some of the design features of Eddie seem to make an attempt to be less imposing, i.e., the setbacks
etc.

The diagrams showed some of it to go right to the edge of the alleyway. Is this correct? There should
be a little more easement.

Much as | know 3 stories will affect their financial success. | believe that 4 stories is not a good thing for
Cumberland.

Re: The Eddie- 2714 Dunsmuir Ave

First off, | would like to thank you all for your time and consideration on the contentious matter of
The Eddie and the Cumberland Hotel site. Over the last 5 years that | have lived in the village |
have seen the incremental change and outside influence as it has slowly eroded its character
and feel.

One of the main reasons that | fell in love with Cumberland, a village in the mountains, was that
it was exactly that, a small village unobtrusively integrated into the mountains. The proposed
plan for The Eddie is the most intrusive, out-of-touch proposal | have seen to date.

The size and prominence of the building are completely out of character for our village. |
understand the need for more affordable housing in the Comox Valley and for Cumberland in
particular, however | do not agree that it should come at the cost of the village losing the charm
and character that everyone loves it for. The proposed plan seems to tug at the heartstrings of
the village promising a restaurant, a clinic, a bike shop, and affordable housing- at the cost of
ruining the aesthetics of the main street, overloading the already overtaxed parking situation,
and neutering the heritage and culture that makes Cumberland so wonderful. The proposed
height and mass of the building are the Cumberland equivalent of an aseptic downtown
skyscraper.

I hope that the Council and Mayor consider the effect that opening the door to out-of-touch
outside development will do to the Village. | do not have the answers but would be happy to see
a reduction in the height and footprint of the building- one less floor means 5 less parking
spaces to get a variance for.

Thank iou for your consideration.

Homeowner, business owner.

Hello Mayor Baird and Council,
Please accept the following concerns regarding The Eddie development:

11.2.2

A. Parking as proposed by the developer only meets the minimum residential requirement. | am very
concerned about the requested variance for commercial requirements. Parking is already an issue for
residents and visitors. From an economic development perspective, having appropriate parking available
for people looking to access the shops, services and restaurants of our downtown core is very important.
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F. Scale of new construction does not respect nor complement the adjacent structures. The proposed 4-
story structure is not consistent with surrounding buildings or the original structure on the property. The
height, mass and aesthetic of the proposed building does not compliment or fit with the downtown core.

G. The original proportions shall be retained. The proposed structure is not comparable at all to the
existing building in design nor in the sheer mass/size. Also, there is nothing ‘Tudor’ about the style as the
developer suggests.

The terms ‘historic’ and ‘vibrant’ is used through our OCP. However, from the visual renderings and the
wording in The Eddie development proposal there is nothing vibrant or historic about the aesthetic of the
new building.

| am concerned that if historic variances and parking variances are again permitted in this development,
as they were for the condos at Dunsmuir/3rd, future developments will all be granted the variances as
well.

What do we want for our downtown core in the longer term? What is authentic for Cumberland? | feel that
our current economic development strategy and OCP do not support the requested variances.

Thank you for your time.

Regards,

Planning and development,

In regards to the new building slated for the location where the Cumberland Hotel is
located.

| believe keeping the building to the height of two stories, off street parking to be

provided for each unit and attractive or interesting architecture is important for the
well being of Cumberland and Cumberlands future.

Thank you, [ NN
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Attachment 4: Parking Requirements and Cash in Lieu
Parking requirements are calculated based on the proposed uses in the new building.

At the time of the first report to Council, the applicant indicated that the commercial uses would
be professional service (health and wellness), retail (bike shop or rental) and restaurant. This
would have resulted in a parking requirement of 13 commercial spaces. The applicant has
requested to change the restaurant use to Artisan Commercial, reducing the commercial parking
requirement to seven spaces.

Table 1 summarizes the parking requirement and variances requested by the applicant.

Table 1: Requested parking variances

REQUIRED VARIANCE REQUESTED
Number of Parking Stalls 15 for residential units 1
7 for commercial units 7
2 for commercial loading 2
Total: | 24 10

The Zoning Bylaw provides the option to the developer to pay cash-in-lieu of on-site parking stalls
for up to 30% of residential parking requirements and 100% of commercial parking requirements.
Parking cash-in-lieu for regular stalls is $10,000 per stall. There is no cash-in-lieu option for
commercial loading stalls.

Parking cash-in-lieu is due at the building permit stage. If a different business moves in after
construction that has a higher parking requirement, the business owner would be required to pay
for the difference in cash-in-lieu. Alternatively, they may seek to vary the parking requirement.

Table 2 shows the special parking stall designations that are required. Note that the special parking
stall designations apply to some of the 24 stalls required. They are not additional to the total
number of required stalls.

Table 2: Special parking stall designations

REQUIRED VARIANCE REQUESTED
Special Parking Stall 1 persons with a disability
Designations 1 pregnant women/persons with young children

. . Reduce to 0
1 electric vehicles

1 recreational vehicle

Total | 4

Applicants can pay cash-in-lieu for some of the special parking stall designation requirements.
Parking cash-in-lieu rates and the total amount due, based on the current assumptions of the
commercial uses, are provided in Table 3 below.
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Table 3: Cash-In-Lieu Provisions

PARKING STALL DESIGNATION CASH-IN-LIEU NoO. OF STALLS CASH-IN-LIEU
PER STALL REQUIRED ToTAL
Regular parking stalls - provided - 14 0
Regular parking stalls - cash-in-lieu option $10,000 8 $80,000
Commercial loading stalls n/a 2 0
Total stalls: 24
Special parking stall designations*:
Electric Vehicle $14,900 1 $14,900
Disabled $1,760 1 $1,760
Pregnant Women and Persons with Young $1,760 1 $1,760
Children
Recreational vehicle/tour bus n/a* 0
Total special parking stall designations: 4
Total cash-in-lieu amount $98,420

* For the special parking stall designations, the increment above the cash-in-lieu amount for regular parking stalls is shown

The proposed development variance permit waives the commercial loading stall requirement and
the special parking stall designations for recreational vehicle/tour bus and or Pregnant Women
and Persons with Young Children. Note that waiving the special designation does not
automatically reduce the number of regular stalls required. It just means that one of those regular
stalls does not have to have a special designation, and the cash in lieu amount is reduced to that of

a regular stall.

Table 4: Cash-In-Lieu Provisions under Proposed Development Variance Permit
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PARKING STALL DESIGNATION CASH-IN-LIEU NO. OF STALLS CASH-IN-LIEU
PER STALL WITH VARIANCE ToTAL
Regular parking stalls provided - 14 0
Regular parking stall $10,000 8 $80,000
Commercial loading stall (variance) n/a 0 0
Total stalls: 22
Special parking stall designations*:
Electric Vehicle $14,900 1 $14,900
Disabled $1,760 $1,760
Pregnant Women and Persons with Young $1,760 0 0
Children (variance)
Recreational vehicle/tour bus (variance) n/a 0
Total special parking stall designations: 2
Total cash-in-lieu amount $96,660
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* For the special parking stall designations, the increment above the cash-in-lieu amount for regular parking stalls is shown

X,
oo h’éé:* .
& B % Corporation of the HERITAGE
N ) ALTERATION PERMIT
* (-&®  Village of Cumberland
fe o
2021-02-HAP
TO: Postmark Group AGENT: Roddy Handa

OF: 8337 -165 Street NW, Edmonton, Alberta, T5R 2R5

This Heritage Alteration Permit 2021-02-HAP is issued subject to compliance with all of the bylaws
of the Village of Cumberland applicable thereto, except as supplemented by this Heritage
Alteration Permit, for the purposes of constructing a four-storey mixed use building with
commercial units on the ground floor and residential units above.

1. This Heritage Alteration Permit applies to and only to those lands within the Village of
Cumberland described below, and any and all buildings, structures and other development
thereon:

Legal Description: Lot 1, Block 6, District Lot 21, Nelson District, Plan 522

PID: 002-422-239
Civic Address: 2714 Dunsmuir Avenue, Cumberland, BC
and

Legal Description: The West % of Lot 2, Block 6, District Lot 21, Nelson District Plan 522

PID: 002-422-255
Civic Address: 2714 Dunsmuir Avenue, Cumberland, BC
2. The property be developed substantially in accordance with the following terms and

conditions and provisions of this Permit:

a. The siting and design of the buildings will be as per the site plan and drawings attached
to this Permit as Schedule A - Architectural Drawings.

b. The colours and materials of the buildings will be as per Schedule B — Colours and
Materials.

c. Landscaping will be as per the landscape plan, attached as Schedule C.

d. Commemoration of the old Cumberland Hotel will be as per the commemoration plan,
attached as Schedule D.

e. Stormwater management on the site shall maintain post-development flows equivalent
to those of pre-development flow patterns and volumes over the entire wet weather
season as per Schedule E.
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Required before Building Permit is approved:

f.

o.

p.

A commemoration plan of the old Cumberland Hotel developed with the previous
owner and the Cumberland Museum and Archives and with input from the Heritage
Committee, outlining how the old Cumberland Hotel will be commemorated within the
new building (Schedule D).

A landscape plan showing the planter boxes which are to be constructed or cladded
with a durable product that mimics the wood material on the building for the planter
boxes. The garbage enclosure off the lane is to be of the same durable wood look. The
planters are to contain drought resistant plants and an automatic watering system is to
be provided (Schedule C).

Details on how the buildings will be made solar-ready.

The windows are to be high efficiency windows with low E-coatings to minimize the
amount of ultraviolet and infrared light that can pass through the glass.

Lighting detail showing all lighting to be fully-shielded (full cut-off) and providing
sufficient illumination for pedestrian and vehicle safety.

Details of any signage (if the tenants have been confirmed) including dimensions and
any projection.

Registration of a 1.5metre wide Statutory-Right-of-Way (SRW) along the rear lane for
the purposes of enabling the Village, in the future, to construct and maintain a lane of
sufficient width to provide improved rear access, travel, and snow removal.

. Provision of one electric vehicle plug-in or payment of cash in lieu.

Payment of cash-in-lieu of parking provisions as per the Zoning Bylaw requirements or
reference of variance granted.

Payment of applicable Development Cost Charges.

Final Stormwater Management Plan (to be attached as Schedule E).

Security

a.

A security in the amount of which represents 125% of the cost estimate for the
approved landscape plan shall be received before the Permit is granted.

When the plan has been completely implemented the Owner shall request an
inspection. If found to be compliant, a refund of 75% shall be made.

The remaining 25% will be held back for one year at which time the Owner will request
an inspection. If the plantings are to the satisfaction of the Village, the holdback will be
returned to the person who paid it. If any of the plants have not survived, they shall be
replaced by the Owner per the approved landscape plan, or failing this, the Village may
use the holdback to replace the plants. Any amount of the security not used for the
purpose it was intended will be returned to person who paid it.
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8.

Expiry

Subject to the terms of the Permit, if the Applicant of this Heritage Alteration Permit does
not substantially start any construction with respect to which the Permit was issued within
2 years after the date it is issued, the Heritage Alteration Permit lapses.

Timing and Sequencing of Development

None.

List of Reports or Plans attached as Schedules
a) Schedule A — Architectural Drawings
b) Schedule B — Colours and Materials
c) Schedule C - Landscape Plan
d) Schedule D — Commemoration Plan
e) Schedule E - Stormwater Management Plan

Contaminated Sites Regulation (choose one of the following as applicable)

%This Permit is issued pursuant to the requirements of the Environmental Management
Act, whereby the Applicant has completed a “Site Declaration” for the subject property.

OR
|:|This Permit is issued pursuant to the requirements of the Environmental Management
Act, whereby the Regional Manager of the applicable Ministry has received a “Site Profile”

for the subject property and has issued a clearance to proceed to the Village on (insert
date).

This Permit is not a Building Permit.

CERTIFIED as the HERITAGE ALTERATION PERMIT approved for issuance by resolution of the
Council of the Corporation of the Village of Cumberland on 2021.

Corporate Officer
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Schedule A: Architectural Drawings
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Schedule B: Colours and Materials
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Schedule C: Landscape Plan

To be submitted prior to Building Permit and attached to permit
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Schedule D: Commemoration Plan

Final plan to be attached at time of building permit
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Schedule E: Stormwater Management Plan

Final plan to be attached at time of building permit
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i %3 Corporation of the DRAFT DEVELOPMENT

» © Village of Cumberland VARIANCE PERMIT
AW
2021-11 DV
TO: Postmark Group AGENT: Roddy Handa
OF: 8337 -165 Street NW, Edmonton, Alberta, T5R 2R5

This Development Variance Permit (2021-11-DV) is issued subject to compliance with all of the
bylaws of the Village of Cumberland applicable thereto, except as specifically varied or
supplemented by this Permit for the purposes of varying the rear setback of the building and
reducing the parking requirement.

1.

This Development Variance Permit applies to and only to those lands within the Village of
Cumberland described below, and the proposed four storey building thereon:

Legal Description: Lot 1, Block 6, District Lot 21, Nelson District, Plan 522
PID: 002-422-239
Civic Address: 2714 Dunsmuir Avenue, Cumberland, BC

and

Legal Description: The West % of Lot 2, Block 6, District Lot 21, Nelson District Plan 522
PID: 002-422-255

Civic Address: 2714 Dunsmuir Avenue, Cumberland, BC

The land described herein shall be developed substantially in accordance with the following
terms and conditions of this Permit.

Section 6.6  RV/Bus parking is not required.

Section 6.9  Courtesy parking for pregnant women and persons with young children is not
required.

Section 6.13 The off-street loading stalls are not required.

Security

None.

Expiry

Subject to the terms of the Permit, if the Applicant of this Development Variance Permit
does not substantially start any construction with respect to which the Permit was issued
within 2 years after the date it is issued, the Permit lapses.

Timing and Sequencing of Development

None.
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6. List of Reports or Plans attached as Schedules

Schedule A: Site Plan

7. Contaminated Sites Regulation (choose one of the following as applicable)

%This Permit is issued pursuant to the requirements of the Environmental Management
Act, whereby the Applicant has completed a “Site Disclosure Statement” for the subject
property.

OR

|:|This Permit is issued pursuant to the requirements of the Environmental Management
Act, whereby the Regional Manager of the applicable Ministry has received a “Site Profile”

for the subject property and has issued a clearance to proceed to the Village on (insert
date).

8. This Permit is not a Building Permit.

CERTIFIED as the DEVELOPMENT VARIANCE PERMIT approved by resolution of the Council of the
Corporation of the Village of Cumberland on , 2021, subject to conditions noted in
paragraph 2, and issued on , 20__ by senior staff on satisfaction of those conditions.

Corporate Officer
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Schedule A: Site Plan
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