
STAFF  
REPORT 

 

TO: Planning and Development Committee MEETING DATE: October 6, 2020 

FROM: Katie Thomas FILE NO: 3220-Hillcrest -741  
 Planner 1  

SUBJECT: Development Permit for Form and Character for 20 Townhouses at 741 
Hillcrest Road – new option  

RECOMMENDATIONS 

THAT the report titled Development Permit for Form and Character for 20 Townhouses at 
741 Hillcrest Road – new option be received;  

AND THAT the Planning and Development Committee recommends one of the following 
options: 

a) THAT the PDC recommend authorization of Option 1 for Development Permit DP-
2020-10 for 741 Hillcrest Road;  

OR 

b) THAT the PDC recommend moving forward with Option 2 for Development Permit 
DP-2020-10 for 741 Hillcrest Road and direct staff to notify neighbours of the 
requested variance to reduce the side setbacks from 4.5 m to 3 m. 

BACKGROUND / PURPOSE 

The Development Permit for 741 Hillcrest Road was presented to the Planning and Development 
Committee (PDC) meeting on September 8, 2020. The staff report has been enclosed as 
Attachment A. 

While the form and character of the proposal conformed with the Development Permit Area No. 
4 guidelines for multi-family uses, Committee members spoke about the need to reduce the 
massing. The following resolution R2020-399 was made (in part) at the Council meeting on 
September 15: 

AND THAT the Planning and Development Committee recommend that the developer 
bring forward revised plans reducing massing for DP-2020-10 for 741 Hillcrest Road; 

Committee members also requested that a rendering be provided showing the proposal. The 
purpose of this report to provide the Planning and Development Committee with two options for 
the multi-family development at 741 Hillcrest Road. 
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DISCUSSION 

The applicant has provided a rendering of the original design, shown in figure 1 and has also 
developed a second option shown in figure 2, which breaks up the massing. 

Figure 1: Option 1 – original design with 3 buildings  

Figure 2: Option 2 –massing has been broken up to create 6 individual buildings 
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The form and character analysis remains the same in both options, and therefore the review of 
the form and character in relation to Development Permit Area Number 4, can be found in the 
staff report from September 8, 2020, enclosed as Attachment A.  

Option 1 

Option 1 is the original design, presented to PDC on September 8 consists of 20 townhouses with 
a mix of 3- and 4-bedroom units, constructed in 3 buildings.  

 

Figure 3 – Site Section. Option 1. 

Figure 3 shows that the lot slopes downwards, towards the rear. The building along Hillcrest Road 
is located 1 metre below the grade of the Road, meaning that the overall height of the buildings 
feel lower when walking along Hillcrest. Due to the slope, the rear building is 4m lower than the 
building fronting the road. 

The planning review in table 1 shows that the proposal conforms to the RM-2 zone. 

  BYLAW (RM-2) PROPOSED MET? Y/N 

FRONT SETBACK (HILLCREST RD) 
8m (average height of 

front elevation) 
8m Yes 

REAR SETBACK 7.5m 9.77m Yes 

INTERIOR SIDE EAST 4.5m 11.28m Yes 

INTERIOR SIDE WEST 4.5m 4.6m Yes 

HEIGHT 10.5m 9.6m Yes 

DENSITY 
(Lot area plus floor area occupied by 

parking within/under principal building) 
22.8 townhouses 20 Townhouses Yes 

PARKING 
40 Spaces with 

6 Visitor parking 
46 Spaces Yes 

Table 1 – Planning Review – Option 1 
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Option 2 

The developer worked on a few different designs to accommodate the suggestions from the 
Committee to break up the massing and direct residents to the green space. After several 
discussions with staff, option 2 was submitted, moving the access lane to the centre of the 
property and dividing each building up to create six (6) overall buildings, instead of three (3) as 
shown in Option 1. 

Figure 4 – Rendering showing Option 2 from the street 

With the access lane moving through the centre of the site, the amenity space is divided, as shown 
in figure 4 and 6. This gives an opportunity to create two defined spaces – one being more adult 
centred with community boxes, the other more child friendly with a play area. It should be noted 
that this is a private amenity space for residents and is not public. 

Option 2 maintains the 3-metre pedestrian right of way along the east property line, which is 
buffered from the development with landscaping shrubs, mature trees are envisaged along the 
property line.  

To accommodate the new design, the applicant has found that a variance is required for the east 
side setback to reduce the required setback from 4.5m to 3m. When discussing the site plan and 
layout with staff, it was suggested that a variance be requested to reduce the west side setback 
as well, in order to create a landscaped buffer along the driveway entry to create a safer, 
segregated pedestrian access for residents into the development, as shown in figure 6. 
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The planning review in table 2 shows that the proposal requires a variance to conform to the RM-
2 zone. 

 

Table 2 (below)– Planning Review – Option 2 

 

Figure 5 – Rendering looking from the east property line at the central amenity space. 

 BYLAW (RM-2) PROPOSED MET? Y/N 

FRONT SETBACK (HILLCREST RD) 
8m (average height of 

front elevation) 
8.2m Yes 

REAR SETBACK 7.5m 9.9m Yes 

INTERIOR SIDE EAST 4.5m 3m No 

INTERIOR SIDE WEST 4.5m 3m No 

HEIGHT 10.5m 9.6m Yes 

DENSITY 
(Lot area plus floor area occupied by 

parking within/under principal building) 
22.8 townhouses 20 Townhouses Yes 

PARKING 
40 Spaces with 

6 Visitor parking 
46 Spaces Yes 
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Figure 6 – Site Plan – Option 2 
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Figure 7 – Site Section showing the middle bench of units and the access lane 

Staff Review 

While reviewing both options together, both options conform to the Development Permit design 
guidelines. Staff considers that Option 2 has a more “urban” feel, perhaps due to the number of 
buildings and the design with the access road through the middle, while the massing of Option 1 
seems to make the project feel smaller in size (more rural), with more space around the access 
road. 

The access lane along the east property line in Option 1 provides a buffer between the 
neighbouring single family lot and the multi-family development beside, that being said, the height 
of the buildings are proposed to be 9.6 m – only 1.6 m above the 8 m maximum building height 
for the single family residence and duplexes neighbouring the lot on Hillcrest. The grade 
difference between that of the lot and of Hillcrest Road means that the building will look 8.6 m 
high from the road. 

While the single building form in Option 1 is more economic to construct, this likely means that 
dwelling costs could be lower for those purchasing a unit in the Option 1 development. There 
would be several corner units in Option 2 that would benefit from additional natural light into the 
units, however, these could be sold at a higher cost. 

Staff referred both options to the Fire Department and Infrastructure Services. Both options 
provide adequate access for service.  

In future, should the PDC consider requesting the access lane a public lane for vehicular and 
pedestrian traffic, as per the staff report from September 8, 2020, Option 1 would likely be better, 
to prevent through-traffic between buildings and the residents’ private amenity space. 

Both options conform with the Development Permit Area Number 4 guidelines.  Staff recommend 
the PDC choose a preferred option for Council’s consideration.  

Staff note that with Option 2, a variance is required to reduce side setbacks.  Therefore should 
Option 2 be preferred by the PDC, staff recommend that neighbours be notified of the requested 





STAFF 
REPORT 

TO: Planning and Development Committee MEETING DATE: September 8, 2020 

FROM: Katie Thomas FILE NO: 3220-Hillcrest-741 
Planner 1 

SUBJECT: Development Permit for Form and Character for Townhouses at 741 
Hillcrest Road 

RECOMMENDATIONS 

THAT the report titled Development Permit for Form and Character for Townhouses at 741 
Hillcrest Road be received;  

AND THAT the PDC recommend Covenant BK409675, dated December 1996, be discharged 
from the title of 741 Hillcrest Road; 

AND THAT the PDC recommend authorization of DP-2020-10 for 741 Hillcrest Road; 

AND FURTHER THAT the PDC recommend obtaining a rear lane for public access, 
including vehicular and active travel between Gibsons Way and Hillcrest Road by 
requesting right-of-ways at the time of development including Rezoning, Subdivision, 
Development Permit or Building Permit. 

PURPOSE 

The Town of Gibsons has received an application for a Development Permit for the form and 
character of a proposed 20-unit townhouse development located at 741 Hillcrest Road, as shown 
in Figure 1. 

The purpose of this report is to review the proposed building design in relation to the Development 
Permit Area Number 4 guidelines and obtain a recommendation from the Planning and 
Development Committee to be forwarded to Council for consideration. 

BACKGROUND

741 Hillcrest Road is a large, approximately 4970 m2, property. Town files show that the property 
has been vacant since 1997 when the original building was demolished.  

Attachment A
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The property is designated Medium Density Residential in the Official Community Plan.  The 
purpose of the “Medium Density Residential” designation is to permit townhouses, stacked 
townhouses and 2 to 4 storey apartments with an FSR of 0.7 to a maximum of 1.2 (generally 
between 40-75 units per hectare). The property is zoned Multi-Family Residential Zone 2 (RM-2) 
in the Town’s Zoning Bylaw. The intent of the RM-2 zone is to permit townhouse and apartment 
use. The property falls within Development Permit Area Number 4 – Multi-unit Residential 
Development. 

 

DISCUSSION  

Covenant Discharge 

A Development Permit (DP-96-05) was authorized for issuance by Council on November 19, 1996 
which triggered the registration of Covenant BK409675 on December 19, 1996. The Covenant 
outlines specific development conditions related to DP-96-05, including a limitation on the land 
use such that not more than 16 townhouses are permitted, and that the design must align with 
the Development Permit.  As the development never occurred, the Development Permit has now 
lapsed and therefore Staff recommend that this covenant be discharged from the title of 741 
Hillcrest Road.  Covenant BK409675 is enclosed as Attachment A. 

 

 

Figure1: Location of Subject Property 
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Application 

The application is for 20 townhouses with a mix of 3- and 4-bedroom units, constructed in 3 
buildings, shown in figure 2. The application materials are enclosed as Attachment B.The 
residential units are proposed to orient towards Hillcrest Road, with a communal road access for 
residents to access their own private garages. The site plan shows a green space for the residents 
with garden plots, picnic tables and a children’s play area. 

Figure 2: Proposed site plan for 741 Hillcrest Road 
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TERMS OF INSTRUMENT - PART 2 

This Covenant granted the 15TH 

BETWEEN: JAEGAL'S HOLDINGS LTD. 
3176 Oak Street 
Vancouver, B.C., V6H 2L 1 

(the "Covenanter'') 

AND: TOWN OF GIBSONS

day of NOVEMBER 

Municipal Hall, 474 South Fletcher Road, 
P.O. Box 340 
Gibsons, B.C., VON 1V0 

(the "Town") 

Page 2 of 5 

1996 

WHEREAS the Covenanter is the owner in fee-simple of that certain parcel or tract of land 
and premises, situate, lying and being in the Town of Gibsons, Province of British Columbia, 
and more particularly known and described as: 

lot D of lot 1, Block 7, District lot 688, Plan 7392, 

PID 010-642-510. 

(the "Lands") 

AND WHEREAS Section 215 of the Land Title Act R.S.B.C. 1979, c. 219 provides that the 
Covenanter may grant a covenant to the Town of a negative or positive nature respecting the 
use of the Lands; 

AND WHEREAS the Covenanter desires to grant this Covenant to restrict the use of the 
Lands; 

NOW THEREFORE in consideration of the premises contained herein and the sum of One 
($1.00) Dollar, now paid by the Town to the Covenantor, the receipt and sufficiency whereof 
is hereby acknowledged, the Covenanter covenants and agrees as follows: 

1. The Covenanter covenants and agrees with the Town that:

(a) The Lands shall not be built on or used except in accordance with the terms
and conditions as outlined on Attachment A which is attached hereto and
forms part of the Covenant and which contain requirements including, but not
limited to landscaping, fencing, building siting, building design, total site
coverage, parking areas and driveway locations; and

(b) The use of the subject site shall be limited to townhouses and common areas
as indicated on Attachment A; and

(c) The number of townhouse units shall not exceed 16; and



    

             
           

             
    

            
               

         

             
                

   

            
             

                
        

               
            

                 
 

               
               

                
      

              
              

              
            

             
               

           
              

                
              
               



 
 

   
     

  

   

   

    

               
  

     
 

   
 

     
    

 
 

  
   

 
 

   

      
       

   

  
 

 
 

     



 
    

 

     
             

  
    

   
    

     

 
    

  
     

   
   

    

 

  
  

 

  

   

 
    

 

   

 

         

 
   

     

  

          

   

        

     

 

 
 

 

 
  

 

 

 

   

 

 

 

                 

 

           

  
   

 

         

   

  

   

         

 

 

 

 

 

   

   

              

   

                        

 
 

  

 

   
   

  

  

 
 

 

  

               

  
  

       

 

 

 

    

 

 

 

   

 

  

 

  

  

      

 

            

 

   

 

  

  

     

 

   

 

 

 

 

  

            

 

  

 

 

 
 

 

 

  

 

 

  
 

                 

  

       

 

     

 

 

 
  

          

 

 

 

  

 

                     

 
  

  

 

   

   
  

 

 

     

 

  

 

    

  
  

 

 

 

     

 

        

 

              

       

  

 

  

 

    

 

  

 

      

  

         

  
 

    

 

 

  

   

 

 

    

   

    

  

 

  
 

   

  

 

  

  

 

    

     

  

  
 

   

 

    

 

     

 

 

  

 
 

 
 
  

     

   

 

 

    

      

  

 

 

 

                

 

   

  

    

 

   

  

  

  

      

  
  

  

 

  

 

 

 

 

 

 

    
 

     

   

     

 
 

 

   

 

 

   

 

 

    

  

 

    

   

  

 

 

  

 

   

 

     

 

 

   

 

     

              

 

     

 

 

  

 

 

 

    
  

   

 

    

 

  

   

     

 

 

 

  

 

      

   

 

   
  

  

 

  
 

 

  

 
 

    
      

  
     

 
     

  

       

   
  

   
   
  

 

 
    

 

 

      

 

 

      
  





























































DRAFT DEVELOPMENT PERMIT 

FILE NO.  DP- 2020-10 

TO: Jessie Arora 

ADDRESS:  
    

(Permittee) 

1) This Development Permit is issued subject to compliance with all of the Bylaws of the Town of
Gibsons applicable thereto, except those specifically varied or supplemented by this Permit.

2) The Development Permit applies to those "lands" within the Town of Gibsons described below:

Parcel Identifier:    010-642-510

Legal Description: Lot D of Lot 1 Block 7 District Lot 688 Plan 7392

Civic Address: 741 Hillcrest Road

3) The lands are within Development Permit Area No. 4 for form and character.

4) The "lands" described herein shall be developed strictly in accordance with the terms and
conditions and provisions of this Permit, and any plans and specifications attached to this
Permit which shall form a part thereof.

5) The building form and character is required to conform to the following plans:

 Development Plans titled: Proposed Townhouse Development, dated February 2020 

 Landscape Plans titled: 20-Unit Townhouse Development, dated May 14, 2020

6) In conjunction with the plans outlined under 5, the following further specifications apply:

 < list conditions or last minute changes approved for the permit>

7) This Development Permit applies to the form and character on the site. For details shown in
off-site areas the plans may be subject to change following the provisions of a Servicing
Agreement.

8) Minor changes to the aforesaid drawings that do not affect the intent of this Development
Permit or the general appearance of the buildings and character of the development may be
permitted, subject to the approval of the Director of Planning.

9) If the Permittee does not commence the development permitted by this Permit within twenty
four months of the date of this Permit, this Permit shall lapse.

10) This Permit is NOT a Building Permit.

Attachment C
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GRAY
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Option 1 

View from above 

View from Hillcrest Road 

Attachment C



Option 2 

View from above 

View from Hillcrest Road 



 

View of the amenity space from the pedestrian walkway along the east property line 

 

 

View from the entry past the first bench of homes, looking at the access road and middle bench 

of homes 
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