Do District of

X SECHELT REQUEST FOR DECISION
TO: Mayor andCouncil MEETING DATE: May 20, 2020
FROM: Planner

SUBJECT: Rezoning Application for Mixed-Use Development at Wharf Avenue and
Porpoise Bay Road (Wade)

FILE NO: 3360201615

RECOMMENDATION(S)

1. THAT the report from the Planner regarding Rezoning Application for Mixed-Use
Development at Wharf Avenue and Porpoise Bay Road (Wade) be received.

2. THAT Council give First reading to Zoning Amendment Bylaw No. 25-307, 2020.

3. THAT staff negotiate a voluntary community amenity contribution in accordance with the
policies contained within the Official Community Plan.

4. THAT staff refer the bylaw and supporting documents to relevant stakeholders and
agencies.

PURPOSE

The purpose of this report is to present Bouncil consideteon of a rezoning application for
Lot 19, 20, and 21 Block 9 District Lot 303 Plan 7483 at theesastitorner of Wharf Avenue
and Porpoise Bay Road

The intent of the applicatiorsto rezone the subject property from Residential 22Ro
Comprehensive Development @R to facilitate the development of a fiv&orey, mixed-use
building with 40 residential units and ground floor commercial space.

OPTIONS

1. That Council adogtthe recommendations presented above and give the proposed lsylaw
Hrst reading.
2. That Council defarthe application pending additional information as directed.

3. That Council rejestthe application.



BACKGROUND
Proposal

The proposed zoning amendment is to rezone the subject property from Residentid) 20R
Comprehesive Development 42 (CA2) to facilitate the creation of 40 residential units and
approximately420 nt of commercial space.

Table 1: Site Information

Applicant W2 Group Developments
Owner Winston Wade
Civic Address 5694 Wharf Ave; 5686 Wharf AV&700 East Porpoise Bay Rd
Legal Description To be Consolidated: Lot 19, 20, and 21 Block 9 District Lot 303 Plan 7483
Size of Property After Consolidation: 4025 nt
DP Areas DPA 6 Downtown Sechelt
DPA 7 Multiple Family Residential
ZoningDesignation Existing: Residential 2-& Proposed: Comprehensive Development A2)
OCP Designation Downtown Centre and MuHlfiamily/ Mixed Residential

Therehave been a number of revisions to the original proposal due to public inpuiniiad
proposal was for a sistorey, 47 unibuildingwith 93 n? of commercial space.

In2018, inresponse to input received through the public hearing, the applicant then proposed
to change to a foustorey, 42 residential units with 93%0f commercidspace. Council

received information on the revision and directed staff to prepare a revised bylaw. The
applicant chose to pause the process and redesign the developmeriiie-storey, 40 unit
buildingwith 279 n¥ of commercial spagevhich is now sulect to a new bylaw amendment

After referral to the APC the following resolution was adopted by Council on May 22, 2019:

2. ¢CKIFG /2dzyOAf RANBOG GKS LI AOFyd G2
comments as follows:
a) reduce the height anahassing of the building by improving the
buildingarticulation;
b) change the roofline to reduce the size of the overhang;
c) step the top floor of the building back; and

3. That Council direct staff to prepare a revised Official Community Plan Bylaw
No0.492, 2010, Amendment Bylaw No. 422, 2018 and a revised Zoning
Bylaw No. 25, 1987, Amendment Bylaw Ne286, 2018 to give effect to the
revised design proposal and bring the bylaws back for reconsideratknstof
reading.

In response tdhis resoluton anddiscussiorwith staffthe applicant chose to engage a new
architectural team and produce the most recent proposal that is currently under consideration

NE @ A



by CouncilThe current proposal departs in form and character from the previous proposals by
incorporating terracing, building articulation and adoptingualdingform more suitable to the
site, and includesn increasdrom 279m?to 420m?to commercial floor space

This proposalvasreviewed by the APGn January 7, 2028nd presented at a public
information meetingon February 8, 202Q The results of these consultations are included in
this report.

Figurel: Location Map
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DISCUSSION
Official Community Plan

Land Usdesignation

The Official Community Plan (OCP) Bylaw No. 492 desidraité8 as "Multfamily/ Mixed
Residential" and Lot 20 and 2% "Downtown Centre".

The proposed residential and commercial mixesd building is appropriate for theoted land
use designatiomand meets several goals and policies of the OCP including:

1 Providing increased residential density within the Sechelt Village area.
1 Locating retail, office, and tourist commercial uses in the Downtown Centre area.



1 Moving towards the longerm redevelopment of Wharf Street corridor from "Service
Commercial” to mixed commercial/residential uses.

1 Higher density is supported within the Urban Containment Boundary and Priority
Growth Areas to support increased transit services.

Figure2: Future Land Use Map
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Density

The base density for Mulfamily/Mixed Residential and Downtown Centre is 50 units/hectare
with a maximum density of 100 units/hectaa@d a Floor Area Ratio (FAR) @f. 1.

The current proposal, including 40 residential units, reaches a density of 99 units/hectare. The
building as currently proposetasa FAR of 2. The proposal is consistent with the density
limits contemplated by the OP for the applicable land use designations.

Height

Policy 6.13 provides direction to limit building heights within the Downtown Centre to a height
of three-storeys or 12.0 metres. Further, Policy 6.14 states that additional height, up-to six
storeys in noAvaterfront locations, may be considered in special circumstances where:

1 The building is no more than fogtoreys in waterfront locations or sstoreys in
locations where views are not affected (i.e. against hillsides);



The building is ndbcated in a waterfront locatiorf-eatures to mitigate impacts to
views are being integrated into the building design.

1 The building can be sensitively integrated into the neighbourhood and the increased
height does not significantly affect views or overdba adjacent uses;

Impacts to the views of adjacent uses have been taken into account and mitigated
through reduced massing. Shadow analysis has been provided and the increased height
does not significantly overshadow adjacent uses.

1 Upper storeys ar¢erraced back from the first floor at street level and/or from the
waterfront, public park or open space areas;

Terracing has been incorporated into the massing of the building.

1 Additional park or public open space is provided that creates significanfibeméhe
downtown. As a general guide, a minimum of 10% of the lot area should be dedicated
for each additional floor above a building elevation of 12 metres (39.4 feet);

The provision of 20% (10% for each additional floor above three) as park land is no
feasible given the characteristics of this development. Staff will negotiate an alternative
provision of casiin-lieuand/or publicly accessible space that provides a significant
benefit to the downtown.

1 The District has the ability to provide the necassfire protection; and

The Sechelt Fire Departmemas previously consulted as part of thestierey proposal
and indicatedsupport.

1 The site is geotechnically suitable for the construction of the building.

The applicant provided a geotechnical report dated May 23, 2018 that indicated the site
assafe for the use intended.

Staff consider this application to meet the intent of Policy 6.14 and that the proposed building
is in a location where a height tife-storeys can be considered.

Amenity Contributions

Policy 5.17 of the OCP encourages all applicants to include community amenities in their
proposals as voluntary contributions in exchange for an increase in dahsstacknowledged
that development costltarges do not cover the full range of facilities and services demanded
by citizens, including upgraded parks, community facilities, fire halls, affordable housing, etc.
Developers may choose to provide contributions to offset the burden placed on existing
taxpayers due to increased demand for community amenities.

Planning staff will negotiate with the applicantrautually agreeabl@amenity contribution in
accordance with the policy direction provided by the G@# present to Council as the process
develops

The existing 2007 Implementation Policy for Affordable Housing and Community Amenities is
outdated and refers to policies of a previous OR#vincial guidelines recommend the



implementation amenity contribution targets that clearly identify communigeds are
proportional to the impacts of new development.

An updated Amenity Contribution Policy with contribution targets will provide greater certainty
to developers and transparency for the community. Until then stalffadhere to policies
contained wihin the OCP

Amenity contributions encouraged by the OCP include, but are not limited to:

Affordable, Accessible and Special Needs Housing units/land circhsh
Youth or familyoriented amenities (i.e. facilities)

Recreation amenities or community @teng spaces

Contributions to library services

Senior or special needs amenities (i.e. elder care services)

Open space preservation and rehabilitation, particularly environmentally sensitive
and/or unique areas

Waterfront walkways, public plazasiers

Public art

Preservation of historic structures

Additional usable parkland above the 5% minimum subdivision requirement.
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Zoning

A new comprehensive development (@R) zone has beedraftedto facilitate the
development of the 4@unit mixeduse buildng.

Table 2: Zoning Analysis

Current Zoning (R-2)

Proposed Zoning (CD-42)

Permitted Uses

Singlefamily Dwelling
Two-family Dwelling
Secondary Suites
Short Term Rentals
Home Occupation

Multi-family Dwelling Units
Office

Retalil

Service Business

Child Care Facility

Tourist Commercial

Minimum Lot Size 550 n? 4025m?
Lot Coverage 40% 45%
Front Setback 50m 50m
Rear Setback 50m 50m
Internal Side Setback | 1.5 mand 3.0 m 50m
External Side Setback | 3.0 m 50m

Building Height

Principal: 10.5 m

Principal:16.5m (Increase of 6.0 m)

Parking

2 spaces per dwelling

1.25 spaces per dwelling
1 space per 42 commercial floor area.




The CB42 zone has a maximum building height of 16.5 m, which with a flat roof, allows for a
five-storey building. The existingZRzone allows for a maximum building height of 10.5 m that
allows for up to threestories depending on roof slope. This results in an increase of 6.0 m.

For context the adjacent-€ zoned property to the souttvas issud a height variance from
10.5 m t011.02m.

Setbacks are 5.0 m from all lot linesincrease compared to the existing2Rzone.

A minimal increase in lot coverage from 40% to 45% will allow for significant amounts of open
space to ensure compatibility thi existing residential uses nearby.

Figure3: Zoning Map
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Parking

A total of 62 offstreet parking spaces are proposed consisting of 56 underground parking
spaces and 6 surface parking spadest these spaces will need to be a dedicated loading
space.

The proposedCDB42 zoneincludes the following parking provisions:
1.25 offstreet parking spaces per dwelling unit x 40 units = 50 parking spaces
1 parking space pet0Om? of commercial floor @a = 420 i/ 35= 11 parking spaces



The proposed parkingrovisionsare goproximately a 20%eduction from thoseaequired inthe
Zoning Bylawfrom 77 spaces to 62 spaces, a reduction of 15 spaces

Staff have canvassed comparable jurisdictions with nrmeoelern parking regulations and found
the proposed parking provisions to kgthin range of comparable municipalitiesnsidering
the location and characteristics of the development.

Table 3: Parking Regulation Comparison

Jurisdiction Multi-Family Unit Commercial / Retail Eqpu;:zfggggxﬁ:)rg?ftm
Qualicum Beach 1.0 1 per 40m? 51

Nelson 14 1 per 30m? 70
Summerland 1.0 1 per 30m? 54

Parksvillé 1.0 1 per 30m? 54

Gibsons 1.5 1 per 45m? 69
ITEParking Manudl 1.23 1 per 36m? 61

CD-42 (Proposed) 1.25 1 per 40 m? 61

1 Downtown area only

2 Institute of Transportation EngineeParking Generation Manual"®&dition

A Traffic and Parking Reviéas been receiveds part of a previous 4dnit proposal. The
report supports parking reductions and recommends Transportatizemand Management
(TDM) strategieto reduce the demand for parking he report is discussed further in the
Works and Services section of theport.

TDM strategiesecommendednclude:

1 Short and longerm bicycle parking
1 Crosswalk Improvements and upgrades including signage

Staff are consideringdditionaltransportation related requirements, including:

CarShare Parking

Bicycle/Scooter Parking

Cashin-Lieu Options

SmalCar Parking

EV Parking

Excess works to improve pedestrian connections
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For context, a parking reduction to 1.16 spaces per unit was approvitdlimited TDM
requirementsfor the G2 zoned property to the south.

Development Permit

The development is subjetd Development Permit Are@DPA6: Downtown Sechelt andPA
#7: Multiple Family ResidentiaDPA#6 guides the form and character of commercial



development in the downtown centre aresnd providesguidelineso achieve the following
objectives

1  To create a strong sense of place and visual identity for the Downtown

through high standards of urban design and development

To develop a highquality public realm and streetscape

To use unifying desigrlements to visually and physically connect areas

within the Downtown)

1  To create continuous, pedestrianiented streetievel facades that reflect a
range of contemporary west coast designs (wood, glass, stone elements).

T
il

DPA #7 guides the form and charaoté multi-family residential development in the downtown
centre area and provides guidelines to achieve the following objectives:

1  To support a variety of housing forms that provide appropriate and
affordable housing for all segments of the population.

1  Toensure a high quality of urban design and livability for all higlessity
housing.

1  To use a distinctive design character to create identifiable neighbourhoods.

1  To ensure that new development is compatible with surrounding uses.

Staff recommend that appr@kin-principle of the development permit be a condition of bylaw
adoptionand this will be formalized as the process develdpss allows a greater degree of
certainty that the proposed form and character of the building will be consistent with
community expectations.

Works and Services

Subdivision and Development Control Servicing Standards Bylaw NiegiBétes the
provision of works and services requiredlia time ofdevelopment of landOwners are
required toprovide works and services on the portiohthe road adjacent to the site being
developed, up to the centre lin&ewer stormwater andvater services are available at tha
line.

IntersectionDesign

Staff will review and determine if additional excegsrks and services related to the Wharf
Avenue and Porpoise Bay Road intersection are required. The applicant will be required to
submit a detailecengineeringdesign of the intersection to support required frontage upgrades.
The need for additional or upgded pedestrian crossings will be reviewed as well.

Traffic Study

Policy 12.10 of the OCP requires that a Traffic Impact Assessment (TIA) be required for all new
development generating more than 50 new vehicle trips during peak hours. A Traffic and
Parkirg Review prepared by Bunt & Associates has been rectiaethdicated a trip

generation of 33wo-way trips per weekday PM peak hour. A joint TIA was completed in 2017
that assessed traffic impacts froseveral multfamily developments in the downtowrrea.
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It was noted that theNVharf Avenualevelopment would not sufficiently increase traffic
demand to negatively impact service levels at the intersection of Whariwend Porpoise
Bay Road.

Strategic Plan

The application supports the followir@@ouncil strategic priorities:

Enhancing Community Livability

Providing a mix of housing types throughout the Distrietttbrovide for a range of needs and
incomes.

Managing Growth Effectively

Developing housing choices in the downtown area in gwegimity to services.

Revitalizing the Downtown

Facilitating further multfamily residential development within the downtown area.
Policy Implications

Integrated Community Sustainability Plan (ICSP)

The developmenimeets many of the sustainability objéats included in the IC®Rrticularly
by providing housingptionsin the downtown centreclose to services and transit.

Official Community Plan

As described previously in this repothjgdevelopmentmeets the applicable goals and policies
of the OCP.

Financial Implications

Development Cost Charges

All developments are required to pay D@&ECthe time of subdivision or building permit as
required byDevelopment Cost Charges Bylaw No. 544.

The followirg DCCs apply to the proposed development:

Table 4: Development Cost Charges

Use Drainage Sewer Roads Parks Total

Apartment (per unit) $1,019 $565 $5,547 $2,878| $10,009per unit
Commercial (per m2) $6.18 $1.69 $42.67 - $50.54per m2

Based on th@bove rates a total of421,587in DCCs would be due prior to building permit
issuance.

DCCs for water serviceaust be paido the Sunshine Coast Regional District
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Amenity Contributions

Additions to statutory reserve account for affordable housing ameknity contributions may
be realized of the applicant chooses to provide CAC's. CACs may be secured by development
agreement and due prior to building permit issuance.

Communications

ShouldFrst reading be giverthe official referral process will be initiated

Advisory Planning Commission

The Advisory Planning Commission reviewed the current proposalJarntgary 7, 2020
meeting and passed the following resolution:

4.2 Recommendation No. 8Revised DevelopmerProposal for 5686 Wharf
Avenuec Application No. 336201615 (Winston Wade, Mike Mamone)

Moved/Seconded

That the Advisory Planning Commission supports the massing redesign as presented
in the Revised Development Proposal for 5686 Wharf Avé&mmication No. 3360
201615 (Winston Wade, Mike Mamone); and

That the Commission also encourages the proponent to continue to work with the
Planning Department to further refine the design in the next steps of the
development project.

CARRIED

APC membes were supportive of the changes in building massing in response to previous APC
comments. Some concerns were raisdggbut pedestrian and vehicle safetthe modern
appearance of the building due to material choices, and the provision of affordable Qousin

Staff note that the development permit will address the form and character of the building and
the APC will have an additional opportunity to comment on a refined design.

Public Information Meeting

The applicanhosted a public informatiomeeting on February& 2020at the Seaside Centre
The meeting was advertised in the local newspaper, notices were delivered to properties within
100 m of the site, and posts shared through Social Media.

Approximately 35 peoplattended the event. A summy of the event has been provided by
the applicant (Attachmen2). Some additional comments were submitted directly to the
District (Attachment 3).

Staff were in attendance and answered questions related to the applicant prokissdees
were largely suportive of the proposed development with particular appreciation given to the
revised design.
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SUMMARY

The proposed zoning amendment is to rezone the subject property from Residentid) 20R
Comprehensive Development 42 (@) to facilitate the creatio of 40 residential units and
approximately 420 rhof commercial space.

A number of revisions have been submitted since the original application in 2016. A completely
new design was undertaken in late 2019 taking into account Council, APC, and publackeedb

to date. The current proposal has been reviewed favourably by the APC and presented to the
public at a wehattended public information meeting.

A bylaw has been prepared for First reading. Should Council decide to give First reading further
review andanalysis will be undertaken through the referral process.

Respectfully submitted,

Sven Koberwitz
Planner

Attachments:

1- Architectural Proposal
2 - Public Information Meeting Report and Comments
3- Additional Comments Received

Reviewed by: A. Allen, Director of Planning & Development

Reviewed by: D. Kutney, Director of Engineering & Operations

Reviewed by: D. Douglas, Director of Corporate & Financial Servicg

Reviewed by: J. Rogers, Communications Manager

Reviewed by: J. Fank, Corporate Officer

Approved by: A. Yeates, Chief Administrative Officer




