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DISTRICT OF WEST VANCOUVER] Atiachments for item 1Y

750 - 17™ STREET, WEST VANCOUVER, BC V7V 3T3 provided under separate cover
COUNCIL REPORT
Date: May 20, 2011 File: 1010-20-11-003

From: Lisa Berg, Senior Community Planner
Geri Boyle, Manager of Community Planning

Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

RECOMMENDED THAT:

1. The Municipal Clerk give notice that Development Permit No. 11-003 for 1403
Duchess Avenue to allow five townhouse units with zoning bylaw variances to
reduce certain yards and increase the site coverage be considered on Monday,
July 4, 2011.

Purpose

To provide Council with information regarding proposed Development Permit No. 11-
003 for the construction of five townhouse units for property at 1403 Duchess Avenue,
located within the Ambleside Apartment Area (see Appendix ‘A’ — Context Map.)
Further, the proposal requires a number of zoning bylaw variances including reduced
yards and increased site coverage.

The proposed Development Permit with variances (see attached Appendix ‘C’) is
proposed to be considered by Council on Monday, July 4, 2011.

1.0 Background

1.1 Prior Resolutions — none.

2.0 Policy
2.1 Policy

The Official Community Plan establishes the Ambleside Apartment Area
Development Permit BF-B4. The objectives of this development permit area are
to: promote a high quality of construction; integrate new development with
existing views, circulation and the character of existing buildings; and promote an
interesting, pedestrian friendly streetscape design and pedestrian linkages.
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Date: May 20, 2011 Page 2
From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

| 1.4.5 Advance major e Process apphcatlohé as appropfié’(\é;

As the site is located within the Ambleside Apartment Area, a development
permit is required to accommodate the proposal.

2.2 Bylaw

The zoning bylaw regulates land use and density throughout the municipality.
The site is zoned RM2 (Multiple Dwelling Zone 2), which permits apartments and
townhouses.

Zoning Bylaw variances including a reduction to the required yards and an
increase to the lot coverage are required to accommodate the proposal.

3.0 Balanced Scorecard

development applications,
consistent with the District
Vision

4.0 Analysis

4.1 Discussion

Site Context and Features

The 66’ X 122’ site consists of two lots (Lot 17 & 18) for a total area of 748
square metres (8,052 square feet), and until recently, was occupied by the
Hollyburn Christian Fellowship. The lots will be consolidated prior to building
permit issuance.

This site is situated in the Ambleside Apartment Area, half a block north of the
Ambleside Village. As such it is within short walking distance to commercial
services, shopping and public transit.

Attributes of the site include:

.Townhouses permitted by current zoning

Established surrounding multifamily developments and density

Walking distance to Ambleside

Lowest grade at Duchess Avenue to facilitate underground parking access

e & o o
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Date: May

20, 2011 Page 3

From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

Adjacent land uses include:

North Lane with a 34-unit apartment building
(Hemingway Place — 10 storeys)
South Duchess Avenue with a 57-unit apartment building

(The Westerlies — 7 storeys)

Southeast  Kitty-corner to a 25-unit apartment building

East

West

(Westview Terrace — 8 storeys)

14™ Street with a 42-unit seniors’ apartment building
(Ambleside Place Housing — 4 storeys) and Hollyburn School
beyond

16-unit apartment building
(Pacific Horizons — 8 storeys)

The proposal

Key attributes of the proposal are:

5 townhouse units

o 2-storey living with underground private parking garages and
basement storage

o 135 square metre (1,450 square feet) average unit floor area
(excluding garage and storage areas)

Floor Area Ratio = 0.9 (as permitted by the zoning bylaw)
Underground parking

o 10 parking spaces — one 2-car garage per unit

o Secured parking

“Saw-tooth” roof design with clerestory windows for maximum southern
light exposure

Extensive glazing
Private patios on top of parking structure

Building design within similar building envelope of existing church to
minimize view/siting impacts to surrounding multifamily neighbours

Rain garden corner feature at 14th & Duchess

New landscaping

Registration with BC Built Green for Row House Units - Silver Rating
No overhead wire-utilities (i.e. cable, hydro, etc.) from the street
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Date: May 20, 2011 Page 4
From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

The Proposal & Development Permit Guidelines

The Ambleside Apartment Development Permit Area provides guidelines in four
categories: Context and Site Design; Building Design; Landscape Design; and
Circulation and Parking, each of which is discussed below.

The building drawings, renderings and landscape plan are attached to the
proposed Development Permit as Appendix ‘C’ (Schedules ‘A’ to ‘C’).

I. Context and Site Design

The proposed project is a ‘West Coast’ contemporary design that seeks to
complement the surrounding apartment buildings.

The proposed siting, massing and height of the townhouses are similar to the
existing church in order to be sympathetic to the surrounding neighbourhood and
to avoid view impacts.

Variances to reduce the yards are required to achieve the proposed siting of the
townhouses closer to the streets, away from the high rise apartment building to
the west. This will achieve greater separation between the proposal and the
neighbour while allowing the townhouses to relate to the residential character of
the street.

/1. Building Design

The townhouses have been designed with a saw-tooth roof with clerestory
windows to give interest and character, and to maximize light penetration,
particularly for the middle units. The end units have been treated with generous
glazing to give street-front residential appeal and maximize southern light
exposure and views.

Each unit has been designed to create private outdoor patios on top of the
underground parking drive aisle. Adequate vertical privacy screening between
the units has been provided for, in addition to horizontal screening in the rear
from the high rise apartment building.

The second storeys of the units have been clad with horizontal siding in a warm
stained wood. The lower floors are clad with a complementary 3-coat textured
stucco system, with feature soffit lighting to enhance residential warmth and
appeal. Natural wood soffits and stonework are included and will also have
feature lighting. The saw-tooth roof system is finished with a light-grey premium
fibreglass shingle.

With the high rise apartment buildings in the area, the units were designed to
avoid any roof-top mechanical equipment. The garage entrance is set back from
Duchess Avenue and is screened from 14th Street by tiered landscaping.
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Date: May 20, 2011 Page 5
From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

lll. Landscape Design

The proposed landscaping is modern in character utilizing native plants and
contemporary planting patterns.

The landscaping contributes to a visual softening of the townhouses to the
surrounding apartment buildings and also adds to the privacy between the units
themselves. The rear patios and front entries are adequately screened from
each other though building design, fencing and the chosen plantings.

Sustainable practices will be undertaken to reduce the use of potable water for
irrigation and to reduce off-site storm water flows. A rain garden at the corner of
14th Street and Duchess has been incorporated to add visual interest while also
promoting the cleansing of street-storm water prior to discharge into the
municipal storm system. Trees on the neighbouring property to the west will be
protected during construction.

The landscape plan can be found in Appendix ‘C’ (Schedule ‘C’).
IV. Circulation/Parking

Parking is located underground with access from Duchess Street, the lowest
point on the site. The garage entrance is screened from 14th Street by tiered
plantings and is secured with an overhead gate.

Inside the parkade is one two-car garage for each of the five units. Each unit can
accommodate bicycle storage in the individual garages or in basement storage
areas.

The applicants proposal letter and background information are attached as
Appendix ‘D’

Design Review Commitiee

The application was reviewed by the Design Review Committee (DRC) on March
31, 2011. The DRC recommended support of the proposal subject to further staff
review to: address the architecture of the townhouses at the street corners;
reorient the saw-tooth roof and introduce south-facing clerestory windows;
provide additional glazing to the units; and refine the landscape plan.

An excerpt of the DRC minutes related to this proposal is attached as Appendix
‘B'l

In response, the applicant has worked with staff to address the recommendations
of the DRC, including: reorientation of the roof and addition of clerestory
windows; increasing glazing; revision of the landscape plan; and making
architectural improvements.
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Date: May 20, 2011 Page 6
From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject:  Development Permit No. 11-003 for 1403 Duchess Avenue

Variances

A number of variances to the Zoning Bylaw are required in order to
accommodate the proposal.

Townhouses:

In order to site the townhouses as proposed, variances to reduce three yards is
required.
e South (Front) — Duchess Avenue: from 6 metres to 4.14 metres;

e East (Side) — 14th Street: from 3 metres to 1.98 metres for the building
and to 0.76 metre for the roof overhangs; and

e North (Rear) — Lane: 6 metres to 1.52 metres.

The applicant wishes to site the townhouses closer to Duchess Avenue, 14th
Street and the rear lane, in order to keep them within the similar building
envelope as the church. Although this approach requires yard variances, the
proposed siting creates opportunity to:

1) preserve existing views from surrounding apartment buildings

2) create backyard patios for the townhouses by increasing the yard on this
side ‘

3) relate the townhouses to the street

Underground Parking:

The underground parking occupies the west side of the property. As it is partially
exposed above grade along this property line, it is subject to yard requirements
and site coverage calculations.

The applicant has requested to reduce the west yard requirement from 1.52
metres to 0.0 metres (zero lot line). The entrance to the parkade is located at the
southwest corner of the site, which has the lowest elevation and is the furthest
from the intersection. While the townhouses are within the allowable site
coverage, the addition of the parking structure into the calculation increases the
coverage to 80%.

The applicant has designed and sited the townhouses that are sympathetic to the
surrounding neighbourhood. Fitting the townhouses within a similar building
envelope as the church creates the opportunity to:

e preserve views;

¢ maintain neighbourhood character,

¢ remain below maximum building height;

e create privacy between the 8-storey high rise to the west;

e construct underground parking; and

o integrate stormwater management practises.
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Date: May 20, 2011 Page 7
From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

4.2  Sustainability

The applicant has provided a sustainability statement describing the green
elements proposed for the townhouses. The intent is to register the project with
Built Green BC with a Silver rating target.

A strong sustainability feature of the project is the introduction of a rain garden at
the corner of 14th Street and Duchess Avenue. Working with the Engineering
Department, the applicants propose a rain garden within the municipal right-of-
way. The rain garden will help to slow the rate of street water runoff and allow
natural filtration of pollutants before it enters the municipal storm system.

Various other sustainable initiatives are proposed that are consistent with policies
within the Official Community Plan that encourage energy efficiency and superior
environmental designs for new developments. The complete sustainability
statement can be found within Appendix ‘B’ (Schedule ‘C’).

4.3 Communications Process
Consistent with the Development Procedures Bylaw, notification of the

application is to be mailed out to all owners/occupiers of the property within 100
metres of the subiject site.

In addition to the District notification of the application, the applicant will be
required to host a Public Information Meeting. Together, the notification and
information meeting will give residents the opportunity to review and comment on
the proposal and variances prior to Council consideration of the Development
Permit.

Information about the development proposal is also posted on the District
website.

4.4 Conclusion
Staff has no concern with the proposal for the following reasons:

e Siting the townhouses within a similar building envelope to the church
helps to preserve views and maintain neighbourhood character;

e The townhouses are below the maximum building height;

e Privacy between the townhouses and the neighbouring apartment
buildings is achieved through building design, siting and landscaping;

e Provides underground parking;
¢ Contains sustainable building targets; and
* Includes a rain garden to help filter pollutants.
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Date: May 20, 2011 Page 8
From: Lisa Berg, Senior Community Planner & Geri Boyle, Manager of Community Planning
Subject: Development Permit No. 11-003 for 1403 Duchess Avenue

Overall, the proposed townhouses provide an alternative housing form within an
established multifamily area that is within convenient walking distance to
shopping, services and public transit.

Subject to additional comments or concerns being raised on the proposal at the
public information meeting, staff recommends approval of Development Permit
No. 11-003 including the requested variances.

5.0 Options

5.1 At the time of consideration of this report, Council may:

a) set the date for consideration of this application (recommended); or

b) set the date for consideration of this application and request that additional
information (to be specified) be provided and available to assist in
consideration of the application; or

c) defer further consideration pending receipt of additional information; or
d) reject the application.

5.2  When the application is considered by Council, Council may:

a) approve issuance of the attached Development Permit No. 11-003; or
b) approve issuance of a modified Development Permit No. 11-003; or
c) request more information; or

d) reject the application.

Us e’

Lisa Berg, Senior Community
Author: Planner

Geri Boyle, Manager of
Concurrence _Community Planning

Appendices:

A. Context Map

B. DRC Minutes

C. Proposed Development Permit :
a. Schedule A — Building Renderings and Drawings
b. Schedule B — Landscape Plan
¢. Schedule C — Sustainability Statement

D. Proposal Letter & Background Information
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APPENDIX_ 2

Design Review Committee

March 31, 2011 Minutes

4.1 1403 DUCHESS AVENUE, FILE: 1010-20-11-003
DP FOR 5 TOWNHOUSES

Background:
Community Planner Lisa Berg provided background on the application;
she noted that Rezoning and OCP amendments are not required for this
application and that the proposal fits with the Ambleside Apartment
Development Permit guidelines. She advised that the applicant wishes to
keep the bulk of building within the same building envelope as existing
church to minimize views and maximize privacy.

Project Presentation:
Using a computerized model and elevation drawings Architect Kent Halex
started the presentation:

e Transitional neighbourhood - surrounded by apartments,
commercial, school and residential.

e Proposal for 5 townhouse units all have underground parking
with direct access to units.

e Take advantage of grade to step units and break down massing
and articulation to create residential feel.

e Number of small variances required but consistent with
guidelines.

e Natural palette of colours proposed for materials including:
natural wood soffits, natural wood siding top floor and stucco
and stone finish on lower floor, solid wood brackets for eaves,
black vinyl windows, two roof forms - flat high reflective SBS
membrane and sloped premium shingle.

¢ Sustainability — Built Green Silver rating with some additional
initiatives.

Landscape Architect Gerry Eckford went over the landscape concept:

e No significant planting currently on site, plan to replace all
planting, existing concrete wall to be retained.

e Providing a formal entry to units including concrete unit pavers
leading from sidewalk.

 Rain garden feature at corner of 14™ and Duchess, in concert
with the Engineering Department, to allow water to divert into
gravel and native planting.

e At rear unit pavers step down to provide transitions between
areas and privacy fence between units.
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¢ Planting native or native adaptable plants to reduce water use,
bands of ground cover into pavers to provide feature element
and provide rhythm of trees across site.

Committee Questions:

The Committee questioned the presenters on: light into parking
aisle, roofing materials, trellis details, variances requested,
materials proposed, consideration of green roof, timber frame
treatment, planting in pavers, species of street trees, sustainability
initiatives, rain garden details, garbage location, treatment of north
and south units, orientation of saw tooth roof, privacy between
patios and extended use of patios due to fireplaces.

Committee Comments:
Member discussion on the proposal included:

e Concern how fits in contextually, have two vocabularies in area,
house and apartment, don’t feel comfortable that this fits into
vocabulary

e Concern with lack of light coming into middle 3 units and feel
outdoor patios not conducive to good neighbourly relations
without clearly defining noise and privacy barriers. Look at
reversing saw tooth roof to allow light into units and address
privacy between units.

e Support lane setback as don’t think will have huge impact.
Agree with reversing saw tooth roof to bring in south light to
units. Massing of end units needs to be more unique,
particularly on the north side. Stone columns seem unresolved.

¢ The plan is flipped the wrong way with no eyes on the street,
living, kitchen and dining room areas do not allow much light or
ventilation coming into these area. Concern with privacy issues
with floor to ceiling windows in den and bedroom. Roofscape
needs more work; a landscape roof can be done on a wood
frame building, need to introduce more interest as will be visible
from above.

Outside gas fireplaces does not address sustainability.
Concern that enclosed garage ventilation along with furnace
room air will be re-circulated back into units,

e Overshadowing of covered deck on upper level stops light
getting into units.

¢ Refer to Ambleside Guidelines - feel opportunity lost to look at
public realm in a more generous manner, i.e. sidewalk could
have been considered, and recommend maximizing use of roof
spaces for roof gardens and common areas. More native plants
could have been integrated especially in rain garden area. Not
convinced thyme will work in paved area.
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e Bothered by north side variances feel it is too much and the
building ends too abruptly and unforgiving, feel too big a
building on the property.

* Need to work with Municipality on location for garbage and
recycling bins on the street.

» Need skylight in the parkade to provide natural light and be
green conscious.

e Make firm decision on shingle and slope roof, will be visible
coming up and down street and from above, think asphalt
shingle sends poor message, must make a quality roof. Like
colour scheme. Need more focus on exterior lighting.

» Like proposal and land concept sense uniqueness and attention
to detail. Architecture on end should celebrate corner. Lane
variance okay but needs more articulation at lane. Commend
the applicant on material, lot of information and quite thorough.

» Feel lane setback is appropriate as has a more urban edge to
lane, but needs to address the corner. Three middle units need
to be more unique and feel massing could be improved. Saw
tooth backward and not utilized. Look at green roof.

Architect provided his rationale in the orientation of the units and
roofscape.

Resolution:

It was Moved and Seconded:

THAT the Design Review Committee recommends SUPPORT of the
proposed 5 townhouse units at 1403 Duchess Avenue; SUBJECT TO
further review by staff of the following:

1. that the applicant review the north and south corners along 14™
with the intent to uniquely address the architecture at those
locations;

2. the applicant review the orientation and functionality i.e.
clerestory of the saw tooth element in the roof;

3. working with staff to make sure there is an exterior garbage and
recycling pick up location;

4. the applicant review the three centre unit layouts with the
objective of bringing in more light and ventilation through the
units;

5. a more artful approach to the pubilic realm be considered i.e.
paving patterns and texture;

6. a consideration of greater use of native plant materials;

7. review options for some natural lighting and ventilation into the
parking garage;
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8. consider whether an exterior gas fireplace is a sustainable
option.
CARRIED
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APPENDIX _

District of West Vancouver
PROPOSED

Development Permit No. 11-003

Registered Owner(s): Wedgewood Duchess Avenue Homes Ltd.

This Development Permit applies to:

Civic Address:

1403 Duchess Avenue, West Vancouver, BC

Legal Description:  PID: 007-664-206

Lot 17, Block 4, District Lot 237, Plan 3459

PID: 012-873-802
Lot 18, Block 4, District Lot 237, Plan 3459

(the ‘Lands’)

1. This Development Permit:

(@)

imposes requirements and conditions for the development of the Lands
which are: designated by the Official Community Plan as Ambleside
Apartment Development Permit Area to promote a high standard of
construction, to integrate new development with existing views, circulation
and the character of existing buildings, and to promote an interesting,
pedestrian friendly streetscape design and pedestrian linkages; and subject
to Guidelines BF-B4 specified in the Official Community Plan; and

(b) is issued subject to the Registered Owner’s compliance with all of the
Bylaws of the District applicable to the Lands, except as varied or
supplemented by this Permit.

2. The following requirements and conditions shall apply to the Lands:
2.1 The Zoning Bylaw No. 4662, 2010, as amended, shall be varied as follows:

(a) Section 302.06(2) (Townhouse Site Coverage) to allow site coverage
for of 80%; and

(b) Section 302.07(1) (Townhouse Front Yard) to allow the townhouses
to be sited as close as 4.14 metres from the south lot line; and

(c) Section 302.08(1)(a) (Townhouse Rear Yard) to allow the
townhouses to be sited as close as 1.52 metres from the north lot
line; and

(d) Section 302.09(3)(a) (Side Yard, other uses) to allow the
undergrounding parking structure to be sited as close as 0.0 metres
(zero lot line) from the west side yard; and

(e) Section 302.09(4) (Townhouse Corner Sites) to allow the townhouses
to be sited as close as 0.76 metre from the east side yard (Duchess
Street),

all as shown on the attached Schedule A.
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Page: 2
DP No. 11-003

22 Building, structures, parking, driveways and site development must take
place in accordance with the attached Schedule A.

2.3 All decks, patios and porches on the Lands shall at all times remain fully
open, uncovered and unenclosed, except as shown on the attached
Schedule A.

2.4  Wood burning fireplaces must not be installed, constructed or otherwise
permitted on the Lands or in any building on the Lands.

2.5 Sprinklers must be installed in all areas of the building as required under
the Fire Protection and Emergency Response Bylaw No. 4366, 2004.

2.6 On-site and boulevard landscaping, generally as shown on the
attached Schedule B, must be installed at the cost of the Owner in
accordance with the attached Schedule B.

2.7 Sustainability measures and commitments must take place in accordance
with the attached Schedule C.

2.8 The following works must be provided at the cost of the Owner:
(a) new water and sanitary sewer connections;

(b) concrete sidewalk and boulevard landscaping along the Duchess
Street and 14" Street frontages of the Lands; and

(c) storm water management measures.

3. Prior to commencing site work or Building Permit issuance, whichever occurs first,
a plan for traffic management (including trades parking) during construction must
be submitted to and approved by the District's Manager of Development.
Engineering.

4, Prior to issuance of a Building Permit for any building or structure on the Lands:

4.1 Engineering civil drawings detailing the works set out in section 2.8 must
be submitted to and approved by the District’'s Manager, Development
Engineering;

4.2 a Section 219 Covenant shall be placed on the Lands requiring:

(a) all decks, patios and porches to remain fully open, uncovered and
unenclosed, except as shown on the attached Schedule A; and

(b) prohibiting wood burning fireplaces; and

4.3 Security for the due and proper completion of the on-site landscaping set
forth in Section 2.6 of this Development Permit must be provided in the
amount of $96,400 (the "Landscaping Deposit’) to the District in the form
of cash or an unconditional, irrevocable auto-renewing letter of credit
issued by a Canadian chartered bank or credit union and:
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DP No. 11-003

(@) aminimum 20% of the initial value of the Landscaping Deposit shall
be retained by the District for one year after installation of the
landscaping, as a warranty deposit to ensure successful installation
of the landscaping; and

(b) the initial value of the Landscaping Deposit may only be reduced to
the warranty level and the warranty shall only be released when the
registered member of the BCLA for the project provides a field report
to the District confirming successful installation of the on-site
landscaping in accordance with Schedule B to this Development
Permit.

5. This Development Permit lapses if the work authorized herein is not commenced
within 24 months of the date this permit is issued.

In the event the Owner is delayed or interrupted or prevented from commencing or
continuing the development by reason of any Act of God, labour unrest (including
strike and lockouts), weather conditions or any similar cause reasonably beyond
the control of the Owner, the time for the completion of the work shall be extended
for a period equal to the duration of the contingency that occasioned the delay,
interruption or prevention, provided that the commercial or financial circumstances
of the Owner shall not be viewed as a cause beyond the control of the Owner.

THE COUNCIL OF WEST VANCOUVER APPROVED THIS PERMIT BY RESOLUTION
PASSED ON 2011.

MAYOR

MUNICIPAL CLERK

THE REQUIREMENTS AND CONDITIONS UPON WHICH THIS PERMIT IS ISSUED
ARE ACKNOWLEDGED AND AGREED TO. IT IS UNDERSTOOD THAT OTHER
PERMITS / APPROVALS MAY BE REQUIRED INCLUDING PERMITS / APPROVALS
FOR BUILDING CONSTRUCTION, SOIL AND ROCK REMOVAL OR DEPOSIT,
BOULEVARD WORKS, AND SUBDIVISION.

Owner: Signature Owner: Print Name above Date

FOR THE PURPOSES OF SECTION 4, THIS PERMIT IS ISSUED ON

Schedules: A — Townhouse Site and Building Plans
B — Landscape Plan
C — Sustainability Statement
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