AGENDA
@1 For the Council Meeting to be Held
At the Saanich Municipal Hall,
770 Vernon Avenue
' MONDAY, SEPTEMBER 12, 2016.

6:00 P.M., COMMITTEE ROOM NO. 2

Motion to close the meeting to the public in accordance with Section 90 (1) (e) and (2) (b) of the Community

Charter.

7:00 P.M., COUNCIL CHAMBERS

A. ADOPTION OF MINUTES

1.
2.

Council meeting held August 22, 2016
Committee of the Whole meeting held August 22, 2016

B. RISE AND REPORT

.3

1.

Motions from Closed Meetings

C. BYLAWS FOR FINAL READING AND RATIFICATION OF PERMIT APPROVAL

1.

2921 EARL GREY STREET — OCP BYLAW AMENDMENT

Final reading of “Official Community Plan Bylaw, 2008, Amendment Bylaw, 2014, No. 9294". To
amend Appendix “M” — Tillicum Local Area Plan - to designate 2921 Earl Grey Street for
potential multi-family use.

114 & 120 GORGE ROAD WEST AND 2921 EARL GREY STREET — REZONING TO RA-3
Final reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2014, No. 9295” and approval of
Development Permit DPR0O0506. To rezone from Zone RS-6 (Single Family Dwelling) to Zone
RA-3 (Apartment) for a proposed four storey, 24 unit apartment building with underground
parking.

D. PUBLIC INPUT (ON BUSINESS ITEMS E - G)
E. BYLAWS FOR THREE READINGS

.12

1.

WATER UTILITY BYLAW — HOUSEKEEPING AMENDMENT

Three readings of “Water Utility Bylaw, 2000, Amendment Bylaw, 2016, No. 9398". To delegate
authority to staff to manage the application of penalties in the event of a postal service
disruption.

F. RESOLUTIONS FOR ADOPTION

.15

17

1.

AWARD OF REQUEST FOR PROPOSAL 34/16 — THREE (3) ONLY — TANDEM DUMP
TRUCKS

Report of the Director of Engineering dated August 26, 2016 recommending that Council award
RFP 34/16 — Three (3) Only — Tandem Dump Trucks, and change orders within project budget,
to P&R Truck Centre Ltd. in the amount of $467,612.48 (net price after trade-in and excluding
taxes).

CONSULTING ENGINEERING SERVICES — ACTIVE TRANSPORTATION PLAN (RFP 36/16)
Report of the Director of Engineering dated September 1, 2016 recommending that Council
award RFP 36/16 Consulting Engineering Services — Active Transportation, and change orders
within project budget, to Urban Systems in the amount of $226,937 (excluding GST).
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS SEPTEMBER 12, 2016

G. REPORTS FROM DIRECTORS

P. 19

P. 26

P. 60

P. 93

P. 127

1.

EDPA REQUEST FOR PROPOSAL — ASSESSMENT CRITERIA
Report of the Director of Finance dated August 25, 2016 recommending that Council approve
the assessment criteria for the EDPA RFP as outlined in Attachment B of the report.

*** Adjournment * * *

AGENDA

For the Committee of the Whole Meeting
* IMMEDIATELY FOLLOWING**
The Council Meeting in the Council Chambers

4027 RAINBOW STREET — DEVELOPMENT PERMIT AMENDMENT

Supplemental report of the Director of Planning dated August 5, 2016 recommending that
Council approve Development Permit Amendment DPAOO861 to construct a second entrance to
the underground parking for the proposed south condo building at Rainbow Hill on the west side
of the building so that each parking level would be accessed independently.

1032, 1042 & 1052 CLOVERDALE AVENUE — DEVELOPMENT PERMIT AND REZONING
Report of the Director of Planning dated August 18, 2016 recommending that Council approve
the rezoning from Zone RS-6 (Single Family Dwelling) to Zone RT-FC (Attached Housing Four
Corners) for a proposed 14-unit townhouse development and approve Development Permit
DPRO00619; and that final reading of the Zoning Amendment Bylaw and ratification of the
Development Permit be withheld pending registration of a covenant to secure the items outlined
in the report. Variances are requested for visitor parking, building separation and rear yard
setback.

671 AGNES STREET, 664 & 670 HESS CRESCENT — REZONING AND DEVELOPMENT
PERMIT AMENDMENT

Supplemental report of the Director of Planning dated August 11, 2016 recommending that
Council approve the rezoning from Zone RS-6 (Single Family Dwelling) to Zone P-1 (Assembly)
for a proposed consolidation with the Pacific Christian School site to construct a new
gymnasium and that Development Permit Amendment DPA00792 be approved. Variances are
requested for rear yard and exterior side yard setbacks.

5058 WEST SAANICH ROAD - AGRICULTURAL LAND RESERVE APPLICATION

Report of the Director of Planning dated August 18, 2016 recommending that Council forward
the application to include the property in the Agricultural Land Reserve to the Agricultural Land
Commission (ALC) without a recommendation and request that the ALC take into consideration
the Natural State covenant previously registered against the title.

*** Adjournment * * *

“IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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The Corporation of the District of Saanich

Rise and Report

Report Out: September 12, 2016

Subject: Motions From Closed Meetings

2870-30 In Camera Meeting held July 4, 2016

“That Council approve use of the District’'s standard RFP process for
selection of the EDPA Consultant.”
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THE CORPORATION OF THE DISTRICT OF SAANICH
BYLAW NO. 9294

TO AMEND BYLAW NO. 8940,
BEING THE "OFFICIAL COMMUNITY PLAN BYLAW, 2008"

The Municipal Council of The Corporation of the District of Saanich enacts as follows:

1) Bylaw No. 8940, being the "Official Community Plan Bylaw, 2008" is hereby amended as
follows:

@) By deleting Map 7.2 of Appendix “M” and substituting therefor a new Map 7.2
which is attached hereto as Schedule "A".

(2921 Earl Grey Street)

2) This Bylaw may be cited for all purposes as the "OFFICIAL COMMUNITY PLAN
BYLAW, 2008, AMENDMENT BYLAW, 2014, NO. 9294".

Read a first time this 11" day of August, 2014.

Public Hearing held at the Municipal Hall on the 12" day of August, 2014.

Read a second time this 12" day of August, 2014.

Read a third time this 12" day of August, 2014.

Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of the Corporation
on the

Municipal Clerk Mayor



THE CORPORATION OF THE DISTRICT OF SAANICH
BYLAW NO. 9295

TO AMEND BYLAW NO. 8200,
BEING THE "ZONING BYLAW, 2003"

The Municipal Council of The Corporation of the District of Saanich enacts as follows:

1) Bylaw No. 8200, being the "Zoning Bylaw, 2003" is hereby amended by deleting from Zone
RS-6 and adding to Zone RA-3, the following lands:

Lot 15, Block R, Sections 11 & 12, Victoria District, Plan 860
(2921 Earl Grey Street)

2) This Bylaw may be cited for all purposes as the "ZONING BYLAW, 2003, AMENDMENT
BYLAW, 2014, NO. 9295".

Read a first time this 11" day of August, 2014.

Public Hearing held at the Municipal Hall on the 12" day of August, 2014.

Read a second time this 12" day of August, 2014.

Read a third time this 12" day of August, 2014.

Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of the Corporation on
the

Municipal Clerk Mayor



2320-20
Tillicum Local
Area Plan

2870-30

Gorge Road
West/Earl Grey
Street

DISTRICT OF SAANICH
MINUTES OF THE SPECIAL COUNCIL MEETING
HELD IN THE COUNCIL CHAMBERS
SAANICH MUNICIPAL HALL, 770 VERNON AVENUE
TUESDAY, AUGUST 12, 2014 AT 7:30 P.M.

“‘OFFICIAL COMMUNITY PLAN BYLAW, 2008, AMENDMENT BYLAW,
2014, NO. 9294”

PROPOSED AMENDMENT TO TILLICUM LOCAL AREA PLAN

To amend Appendix “M” — Tillicum Local Area Plan — of the Official
Community Plan, 2008, to designate the property at Lot 15, Block R,
Sections 11 & 12, Victoria, District, Plan 860 (2921 EARL GREY STREET)
for potential multi-family use.

“ZONING BYLAW, 2003, AMENDMENT BYLAW, 2014, NO. 9295”

PROPOSED REZONING FOR APARTMENT BUILDING ON GORGE
ROAD WEST AND EARL GREY STREET

To rezone Lot 15, Block R, Sections 11 & 12, Victoria District, Plan 860
(2921 EARL GREY STREET) from Zone RS-6 (Single Family Dwelling) to
Zone RA-3 (Apartment) with the intent of consolidating this lot with two RA-
3 zoned properties comprising the easterly 52 feet of Lot 13, Block R,
Section 11, Victoria District, Plan 860 (114 GORGE ROAD WEST) and
Amended Lot 14 (DD1051511), Block R, Sections 11 & 12, Victoria
District, Plan 860 (120 GORGE ROAD WEST), in order to construct a
multi-family apartment building. A DEVELOPMENT PERMIT will be
considered to require the buildings and lands to be constructed and
developed in accordance with the plans submitted and to allow variances
for balcony projections, building height and open space. A COVENANT
will also be considered to further regulate the use of the lands and
buildings.

The Clerk introduced the following:
— Notice of Public Hearing
— Reports from the Director of Planning dated November 29, 2013 and
June 20, 2014, the latter recommending as follows:
a) That the Tillicum Local Area Plan be revised to include 2921 Earl
Grey Street on Map 7.2,
b) That the application to rezone from RS-6 to RA-3 be approved,;
¢) That Final Reading of the Zoning Amendment Bylaw and ratification of
the Development Permit be withheld pending registration of a
covenant to require:
— construction of the development to a minimum EnerGuide 80 or
equivalent energy efficiency standard,;
— that the building include conduits to be solar ready;
— acommunity contribution of $36,000 to the Saanich Affordable
Housing Fund.
— Advisory Design Panel report dated August 29, 2012.
— Three letters from the Gorge Tillicum Community Association.
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SPECIAL COUNCIL MEETING MINUTES August 12, 2014

— Seven letters from residents commenting on the application.

APPLICANT:

Mr. Eric Barker, Eric Barker Architect Inc., attended along with owner, Paul

Davis, and stated:

— The application is to rezone one RS-6 lot on Earl Grey Street to RA-3 in
order consolidate it with two RA-3 lots on Gorge Road West and
construct an apartment building.

— Ensuring that the building would fit well into the community has been an
important goal.

— The proposed four storey building will have six units on each floor with
39 parking spaces underground.

— The property slopes from north to south with a high bank at the corner of
Earl Grey Street and Gorge Road West; visibility has been an issue on
the corner.

— Earl Grey Street will be widened from the corner and narrowed again
near the north end of the property, creating two street parking spaces in
front of the building; this change may alleviate some traffic flow
concerns.

— The main pedestrian entrance to the building will be at the northwest
corner off Earl Grey Street; an entry court, visitor and bicycle parking,
arbours and landscaping are planned.

— An existing Garry oak on the north side will be retained and exposed to
the street; communal garden beds for residents are proposed along the
east side.

— To minimize the impact of the building on neighbours, they have
reduced the size of the balconies on the rear of the building, situated the
roof deck on the south side, and dug the building into the ground to
reduce its scale.

— The green roof will absorb and direct rainwater to a dry streambed
raingarden along the front of the building which will have three tiers of
pools adding strong visual interest to the streetscape.

— A curving rock wall along the front of the building is echoed in the rock
facing element on the front face of the structure.

— Materials include grey metal, cedar siding and cement board.

— Access by elevator to the roof deck was requested by Council and this
has been accomplished; extending the length of the elevator overhang
(which matches the other overhangs), will help reduce the apparent
height of the structure and improve its appearance.

— They prefer not to separate the purchase of parking space from the
purchase of units.

— Existing homes on the site will be deconstructed.

— The developer has made an agreement with the homeowners at 2924
Wascana to take care of the foundation problems.

In response to questions from Council, the applicant stated:
— There is an existing hydro pole to be relocated and he has noted
Council’s wish that it not be placed within the sidewalk.

PUBLIC INPUT:



SPECIAL COUNCIL MEETING MINUTES August 12, 2014

M. Bray, Earl Grey Street, stated:

— The appearance of the new apartment building is pleasing but he is
concerned that the height of the building is no longer four storeys but
closer to six when you add the roof garden and the elevator structure.

M. King, Earl Grey Street, stated:

— The hydro pole at the corner of Earl Grey Street and Gorge Road West
has been a problem.

— He regrets that an older home and a cedar tree will be lost.

— Several new developments are happening in the area, in addition to this
one, and traffic problems will worsen.

M. Greenway, Earl Grey Street, stated:

— Traffic flow on Earl Grey Street is a concern; the street is used as a
thoroughfare.

— The infrastructure on Earl Grey Street is old and needs replacement.

C. Fedoruk, Earl Grey Street, stated:

— The consultation undertaken with neighbours was appreciated and she
supports the development.

— Pinching the road to control traffic would be helpful.

— She is sorry to see another older home removed and does not support
the loss of any more homes.

— She has been assured by the applicant that the blasting process will be
documented and the security of the nearby homes ensured.

R. Wickson, President, Gorge Tillicum Community Association, stated:

— It is important to carefully consider the removal of single family homes
and the impact on single family neighbourhoods, when such new
developments are proposed along the edge.

— The proposed building is situated and designed well.

— The Gorge Tillicum community has uniqgue homes on streets with a
unique feel.

— Infrastructure improvements are badly needed throughout the
neighbourhood and the revenue from new developments will assist in
this regard.

APPLICANTS RESPONSE:

— They have discussed with Saanich Engineering their support for
narrowing Earl Grey Street to a 20 foot width at the north edge of the
site; this will be confirmed at the building permit stage.

— Those homeowners who identified concern with the impact of blasting
on their homes, have been assured by the owner that they may deal
with him rather than their own insurers, should any problems arise.

COUNCIL DELIBERATIONS:
MOVED by Councillor Derman and Seconded by Councillor

Wergeland: “That:
1. the Tillicum Local Area Plan be amended to designate the property



SPECIAL COUNCIL MEETING MINUTES August 12, 2014

at 2921 Earl Grey Street for potential multi-family use;

2. the application to rezone Lot 15, Block R, Sections 11 & 12,
Victoria District, Plan 860 (2921 Earl Grey Street) from Zone RS-6
to RA-3 be approved; and

3. Final Reading of the Zoning Amendment Bylaw and ratification of
the Development Permit be withheld pending registration of a
covenant to require:

— construction of the development to a minimum EnerGuide 80
or equivalent energy efficiency standard;

— that the building include conduits to be solar ready;

— acommunity contribution of $36,000 to the Saanich Affordable
Housing Fund.”

Councillor Derman stated:

— The green roof and deck space is a good amenity for the residents.

— Stormwater management for the development has been well designed.

— Decoupling of parking space from the purchase of a unit will eventually
become possible.

Councillor Gerrard stated:

— The development has an attractive design and offers parking in excess
of requirements.

— Access to the roof garden has been creatively achieved.

— The Community Association supports the application and the applicant
undertook extensive consultation with the neighbourhood.

Councillor Murdock stated:

— This is a good location for such a development, with amenities nearby.

— The roof garden is a tremendous benefit to the residents; the streetscape
improvements and stormwater management features will benefit the
community.

Councillor Brice stated:
— She commends the applicant for the design of the building and for the
consultation undertaken with the neighbours.

Councillor Brownoff stated:

— The applicant has made an effort to ensure the development will fit within
the existing residential neighbourhood.

— The rooftop garden space will provide a valuable social link for residents.

— It is appreciated the applicant is working with neighbours concerned with
the effects of blasting on their homes.

— Residents are welcome to bring traffic concerns in the area to the
attention of the municipality’s Administrative Traffic Committee.

Councillor Sanders stated:

— This project will be an attractive addition to Gorge Road West.

— The landscaping design and roof garden space are welcome features.

— Traffic flow at this location has been taken into consideration and the

10



SPECIAL COUNCIL MEETING MINUTES August 12, 2014

proposed streetscape improvements may address concerns.
Mayor Leonard stated:

— This is a first class application; the applicant worked well with the
community and such development is welcomed in Saanich.

The Motion was then Put and CARRIED

2320-20 “OFFICIAL COMMUNITY PLAN BYLAW, 2008, AMENDMENT BYLAW,
Tillicum Local 2014, NO. 9294
Area Plan Second and Third Readings

MOVED by Councillor Derman and Seconded by Councillor
Wergeland: “That Bylaw No. 9294 be read a second time.”
CARRIED

MOVED by Councillor Derman and Seconded by Councillor
Wergeland: “That Bylaw No. 9294 be now passed.”
CARRIED

2870-30 “ZONING BYLAW, 2003, AMENDMENT BYLAW, 2014, NO. 9295”
Gorge Road West  Second and Third Readings
/ Earl Grey Street
MOVED by Councillor Brice and Seconded by Councillor Derman:
“That Bylaw No. 9295 be read a second time.”
CARRIED

MOVED by Councillor Brice and Seconded by Councillor Gerrard:
“That Bylaw No. 9295 be now passed.”
CARRIED

MOVED by Councillor Gerrard and Seconded by Councillor
Wergeland: “That it be recommended that Council approve
Development Permit DPR0O0506 on the Easterly 52 feet of Lot 13,
Block R, Section 11, Victoria District, Plan 860 (114 Gorge Road
West); on Amended Lot 14, (DD105151l), Block R, Sections 11 & 12,
Victoria District, Plan 860 (120 Gorge Road West); and on Lot 15,
Block R, Sections 11 & 12, Victoria District, Plan 860 (2921 Earl Grey
Street).”

CARRIED
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THE CORPORATION OF THE DISTRICT OF SAANICH
BYLAW NO. 9398

TO AMEND BYLAW 8124, BEING THE
*WATER UTILITY BYLAW, 2000”

The Municipal Council of The Corporation of the District of Saanich in open meeting assembled enacts as
follows:

1. Bylaw No. 8124, being the “Water Utility Bylaw, 2000” is hereby amended as follows:
a. By adding Section 10. (j) as follows
Notwithstanding 10 (e), in the event of a mail delivery service disruption, the penalty shall be
added to account balances remaining unpaid after forty-five (45) days plus the number of
days of the duration of the mail delivery service disruption from each billing date. This

provision does not apply to account holders registered for electronic billing through
MySaanich.

2. This Bylaw may be cited for all purposes as the “WATER UTILITY BYLAW, 2000, AMENDMENT
BYLAW, 2016, NO. 9398".

Read a first time this
Read a second time this

Read a third time this

Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of the Corporation on the

Municipal Clerk Mayor
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COMMITTEE OF THE WHOLE MEETING MINUTES May 9, 2016

1410-04
Report -
Planning

Xref: 2860-20
Rainbow Street

4027 RAINBOW STREET — DEVELOPMENT PERMIT AMENDMENT

Report of the Director of Planning dated April 18, 2016 recommending that Council
approve Development Permit Amendment DPAO00861 to construct a second
entrance to the underground parking for the proposed south condo building at
Rainbow Hill and to construct a new driveway access to the site from Rainbow
Street.

In response to questions from Council, the Legislative Manager stated:

- Notification for a development permit amendment would be circulated 10 days
prior to the meeting to property owners and occupants within a 50 metre radius
of the site.

APPLICANT:

M. Dillistone, K. Dodman, and D. Doore, Aplomado Developments Ltd., presented

to Council and highlighted:

- The Rainbow Hill Strata and owners of Rainbow Hill condos were consulted and
support the proposal; the North Quadra Community Association had some
concerns.

- The proposal is to construct a second entrance to the underground parking for
the proposed south condo building and to construct new driveway access to the
site from Rainbow Street.

- The second entrance to the underground parking will be screened with
landscaping; staff have indicated that access to the site from McKenzie Avenue
is not suitable.

- The new driveway would be constructed on the southwest end of the property,
across 804, 812 and 820 McKenzie Avenue properties to connect to the
intersection of Rainbow Street and Blackberry Road; the proposed driveway will
be 6 metres wide complete with curb and gutter and a 1.5 metre wide sidewalk.

- Two trees would be removed but one is in poor condition; the proposed
driveway is not in an environmentally sensitive area.

- Development of the three properties on McKenzie Avenue would come forward
as a rezoning application at a future meeting.

In response to questions from Council, the applicants stated:

- Discussions have taken place with the owner of the property on Rainbow Street
that would be adjacent to the driveway; the property owner has expressed
concern with increased traffic and safety.

- The applicant has committed to screen the property from the driveway to
minimize the impact on the neighbour.

- Itis not feasible to move the driveway further away from the adjacent property.

In response to questions from Council, the Director of Engineering stated:

- The preferred location for the driveway is from Rainbow Street and Blackberry
Road; another uncontrolled driveway onto McKenzie Avenue is not
recommended.

In response to questions from Council, the Acting Director of Planning stated:

- If, in the future, the applicant wished to have driveway access from McKenzie
Avenue, the design would have to be altered and come forward to Council as a
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COMMITTEE OF THE WHOLE MEETING MINUTES May 9, 2016

Development Permit Amendment.
- Moving the driveway south would limit future development on the three
residential properties on McKenzie Avenue.

In response to questions from Council, the applicant stated:

- It is not feasible to put the driveway on the south end of the McKenzie
properties because of the elevation of the properties in relation to McKenzie
Avenue; there would be a significant impact to the trees and landscaping on the
properties.

- Driveway access through 820 McKenzie Avenue was considered but staff did
not recommend that option; the applicant has committed to closing the
accesses to McKenzie Avenue.

- It is a safer to have the access driveway from Rainbow Street and Blackberry
Road.

In response to questions from Council, the Acting Director of Planning stated:

- The roadways in the Rainbow Hills Strata are primarily private strata roads;
driveway access from Rainbow Street and Blackberry Road is appropriate for
this proposal.

- Further discussion could take place in relation to the location of driveway
access; there may be room to shift the driveway but pedestrian connectivity
should not be jeopardized.

In response to questions from Council, the applicant stated:

- There is approximately two feet of greenspace that could be landscaped to
provide screening for the neighbour; the proposed location of the driveway is
the best option because it has the least impact on the trees and the
environment.

- Further discussions with the neighbour would take place.

Councillor Derman stated:
- It should be noted that the applicant has committed to closing the current
accesses on McKenzie Avenue.

PUBLIC INPUT:

H. Charania, President, North Quadra Community Association:

- The Community Association does not support the proposed location of the
driveway; the conceptual density of the proposed development is not consistent
with the North Quadra Local Area Plan or the Christmas Hill Slope Study.

- There are no assurances that the existing accesses from McKenzie Avenue will
be closed; there are safety concerns for the intersection of Rainbow Street,
Blackberry Road and the proposed driveway.

- A community amenity contribution has not been considered; the overall impact
on the community should be examined.

J. Mark, President, Rainbow Hill Strata Council, stated:

- The Strata Council supports the application; the new proposed driveway
increases safety, allows additional access for emergency vehicles, and has less
impact on the community.

- The owners that live in the immediate area support the application.
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COMMITTEE OF THE WHOLE MEETING MINUTES May 9, 2016

T. Bijold, Rainbow Street, stated:
- Access should have been considered before construction began; the proposed

driveway should be constructed on the southerly border of the McKenzie
properties or through one of the existing accesses onto McKenzie Avenue with
right turn only for entering or exiting.

The traffic at Rainbow Street and Blackberry Road is already problematic; the
proposed driveway will increase congestion and the volume of traffic.

. Bull, Wilkinson Road, stated:

The location of the driveway is not appropriate; safety of the adjacent neighbour
or the impact on the neighbourhood has not been considered.

The intersection of Blackberry Road and Rainbow Street is a focal point of the
neighbourhood; the community mailboxes are located there and neighbours and
children pass through the intersection on a regular basis.

Future development will also add to the traffic volume in the neighbourhood;
more information is needed on the planned development of the area.

Expert advice is needed to examine the impact on the intersection.

. McGrath, Rainbow Street, stated:

The hair pin turn on Rainbow Street is problematic; on-street parking affects site
lines and increases safety concerns.

The concerns identified for the intersection should be addressed before more
traffic volume is added.

APPLICANT’'S RESPONSE:

The addition of the proposed driveway will disperse the traffic and pedestrian
volumes and may alleviate safety concerns at the intersection.

A solid fence and screening would be considered to minimize the impact on the
adjacent property.

It may be appropriate to install a crosswalk on Rainbow Street.

The elevation of the properties on McKenzie Avenue does not allow moving the
driveway closer to McKenzie Avenue.

COUNCIL DELIBERATIONS:
In response to questions from Council, the Acting Director of Planning stated:

Once the accesses on McKenzie Avenue are closed, and if, in the future, the
applicant wishes to have the access re-opened, he would have to re-apply.
There is no legally binding mechanism to enforce the commitment to close the
accesses onto McKenzie Avenue.

Councillor Plant stated:

The commitment to close the accesses on McKenzie Avenue is appreciated.

In response to questions from Council, the Director of Engineering stated:

An uncontrolled driveway onto McKenzie Avenue is not recommended; it would
add more conflict to that area.
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COMMITTEE OF THE WHOLE MEETING MINUTES May 9, 2016

MOVED by Councillor Murdock and Seconded by Councillor Brice: “That
consideration of the Development Permit Amendment application for 4027
Rainbow Street be postponed to allow the applicant to undertake further
community engagement and make modifications to the application that
addresses concerns.”

Councillor Brice stated:
- The applicant and staff should consider a compromise that the neighbour will
support.

The Motion was then Put and CARRIED
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DPR00619; REZ00562
LAP Designation:

Community Assn
Referral:

-2- August 18, 2016
Single Family Dwelling
Quadra Cedar Hill Community Association referral

response received November 19, 2015 indicated no objections if
concerns of neighbours were addressed.

PROPOSAL

The applicant proposes to rezone the subject property from the RS-6 (Single Family Dwelling)
Zone to the RT-FC (Attached Housing Four Corners) Zone in order to construct a fourteen-unit
townhouse development. A Development Permit is also required. Variances are requested to:
reduce the rear yard setback for Block 3 from 5.5 m to 4.56 m; to reduce the building separation
between Blocks 1 and 2 from 2.13 m to 1.83 m and between Blocks 3 and 4 from 2.13 m to
2.11 m; and to reduce the number of visitor parking spaces from 5 to 3.

’
b;
p

S

Figure 1: Site Plan
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DPR00619; REZ00562 -3- August 18, 2016

PLANNING POLICY

Official Community Plan (2008)

4.2.1.1 “Support and implement the eight strategic initiatives of the Regional Growth Strategy,
namely: Keep urban settlement compact; Protect the integrity of rural communities;
Protect regional green and blue space; Manage natural resources and the
environment sustainably; Build complete communities; Improve housing affordability;
Increase transportation choice; and Strengthen the regional economy.”

4.2.1.14 “Encourage the use of ‘green technologies’ in the design of all new buildings.”

4.2.3.9 “Support the following building types and uses in ‘Villages’:
Small lot single family houses (up to 2 storeys);
Carriage/coach houses (up to 2 storeys);

Town houses (up to 3 storeys);

Low-rise residential (3-4 storeys);

Mixed-use (commercial/residential) (3-4 storeys); and
Civic and institutional (generally up to 3 storeys).”

5.1.2.1 “Focus new multi-family development in ‘Centres’ and ‘Villages'.

5.1.2.2 “Evaluate applications for multi-family developments on the basis of neighbourhood
context, site size, scale, density, parking capacity and availability, underground service
capacity, school capacity, adequacy of parkland, contributions to housing affordability,
and visual and traffic/pedestrian impact.”

Saanich Core Local Area Plan (1999)
4.1 Maintain single-family dwellings as the principal form of development outside the
Cloverdale triangle.

4.2 Consider infill housing only where the scale and massing is appropriate and the
environmental, social, and traffic impacts would be within acceptable neighbourhood
limits.

4.3 Consider rezoning for new multi-family housing as indicated on Map 4.2.

Development Permit Area Guidelines

The development is subject to the applicable guidelines for the Saanich Core Development
Permit Area. Guidelines include high-quality contemporary and authentic architecture,
designing multifamily housing to be in keeping with the general form and character of
surrounding development, incorporation of street level entrances, landscaped courtyards and
urban porches, integration of paving with sidewalks or other architectural or landscape features,
and the creation of public spaces and pedestrian linkages.

DISCUSSION

Neighbourhood Context

The 2622 m?site is located on the periphery of the Four Corners Village “Centre”. Cloverdale
Traditional School is located 300 m away on foot, and the Thrifty Foods supermarket at the
corner of Cook Street and Quadra Street is less than 200 m distant. Existing properties near
the Village “Centre” include a mix of land uses, including commercial and some multifamily
properties. Properties adjacent to the subject lands contain single family dwellings, although the
property immediately to the west is an RD-1 (Duplex) Zoned property with a four-storey
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apartment building on it that is subject to a Land Use Contract. Nearby parks include Glasgow,
Rutledge, and Tolmie Parks, all of which are less than 500 m away. Recently, the property at
3440 Linwood Avenue was also developed with attached housing, utilizing the same

RT-FC (Attached Housing Four Corners) Zone being sought for this proposal.

Figure 2: Context Map

Land Use and Density
The 2622 m? site is zoned RS-6 (Single Family Dwelling) Zone, and is designated in the
Saanich Core Local Area Plan as “General Residential”.

The Official Community Plan (2008) designates the area around the Quadra Street/Cook Street
intersection as a “Village Centre”. “Village Centres” are intended to accommodate a mixture of
small lot single family houses, coach houses, townhouses, low-rise residential, mixed-use
commercial/residential, and civic/institutional uses. The site is on the periphery of the “Village
Centre”, and is the same distance from the intersection from the recently approved townhouse
development at 3440 Linwood Avenue.

The rezoning of this lot for attached housing would be consistent with the intent of the Official
Community Plan, which promotes a sustainable community by keeping the built environment
more compact and relieving pressure to build on rural and environmentally sensitive lands.
Locating multi-family housing near existing businesses and services in the “Village Centre”
would make walking, cycling, and transit more attractive options.
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Figure 3: Streetscape Elevation (from plans by Outline Home Design)

Figure 4: View looking West (from plans by Outline Home Design)

Figure 5: View looking East (from plans by Outline Home Design)
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The existing single family dwellings would be deconstructed and salvaged through a
reclamation sale with items not sold being donated to the Habitat for Humanity building
program.

Site and Building Design

The proposal is to construct a total of 14 townhouse units in four blocks, with two blocks
containing four units and two blocks containing three units. The makeup of the units would
consist of eleven 3-bedroom units and three 2-bedroom units. Each unit contains a one-car
garage, and all but three units also have an exterior parking space in a tandem arrangement.
Units facing Cloverdale Avenue would have a private fenced patio in the front yard, units at the
rear would have back yards with lawn screened by fences and plantings.

Vehicular access to the site would be from Cloverdale Avenue. A central manoevering
aisle/courtyard would be located between the front and rear townhouse blocks, with individual
garages & driveways opening out on to this central space.

The rear (northerly) two blocks would have their main pedestrian entrances fronting on to this
central courtyard. The front two blocks (facing Cloverdale Avenue) would have their main
pedestrian entrances accessed via individual walkways connecting from a new separated
sidewalk along Cloverdale Avenue. A low open rail fence would separate private patios in the
front yard of each unit from the public sidewalk, with entry to each unit demarcated by a gate.

The blocks, particularly those facing Cloverdale Avenue, are staggered so as to break up the
massing. Each unit is further articulated with a three-storey central bay under a gabled roof and
a recessed portion that contains the main entry door. Each unit is further differentiated by the
use of different coloured Hardie Shingle siding, in either ‘Boothbay Blue’, ‘Monterey Taupe’, or
‘Cobble Stone’. The side and centre of each bay, as well as the recessed portion of each unit
would be clad in a combination of Hardie Panel and trim pieces, both in ‘Arctic White’. Garage
doors would be composed of white laminate glass in a clear anodized aluminum frame, and
entry doors would be painted in an accent colour, ‘Garrison Red'.

Figure 6: Proposed Elevations (typical)—Block 2 (from plans by Outline Home Design)

65



DPR00619; REZ00562 -7- August 18, 2016

The proposed materials, colours and staggering would add visual interest to the Cloverdale
Avenue street frontage. Moving parking areas to the rear would help foster a pedestrian-
oriented frontage, which would be further enhanced by the incorporation of patios for the units
fronting on the street. This would also provide “eyes on the street”, an important CPTED (Crime
Prevention Through Environmental Design) principle.

Requested Variances
Zoning Bylaw variances are requested for visitor parking, building separation, and rear yard
setback.

Parking
The Zoning Bylaw requires 0.3 spaces per dwelling unit of the required parking spaces to be

designated as visitor parking. Required parking for this proposed development would be 28
spaces, including 5 visitor parking spaces. The applicant has provided the required overall
number of parking spaces, but has designated three spaces for visitor parking, a deficiency of
two visitor parking spaces.

The Official Community Plan envisions focusing new development in “Centres” and “Villages” to
make walking, cycling and transit more viable. For this reason, and given that the applicant has
provided the total required number of parking spaces, this variance for visitor parking can be
supported.

Building Separation

The Zoning Bylaw requires that, where one wall faces another wall of the same building or
another building on the same lot, the buildings be separated 2.13m (7.0 ft.) from the centre of all
windows, from walls, and from outside corners of buildings. Plans provided show a separation
between Blocks 1 and 2 of 1.83 m, and between Blocks 3 and 4 of 2.11 m, a deficiency of 0.3 m
and 0.02 m respectively.

The Building Separation requirement of the Zoning Bylaw was intended to improve liveability of
developments where one building faces another, but envisioned windows facing on to another
nearby building. In this instance, there are no windows on either of the walls adjacent to these
spaces, and so impacts to liveability are not a concern. For this reason, the variance can be
supported.

Building Setback

The Zoning Bylaw requires that buildings and structures for attached housing be sited not less
than 5.5 m (18.0 ft) from a rear lot line which does not abut a street. Plans provided show a rear
yard setback of 4.56 m for Block 3 (a deficiency of 0.94 m). Since this is due to an irregular rear
lot line, and only impacts a small portion of the building, it can be supported. The majority of
Block 3 and all of Block 4 would be located the required 7.5 m or more from the rear lot line, and
adjacent properties to the north would be screened from this development by trees, plantings,
and two sets of fences (one for the proposed rear pathway, and one for each of the proposed
townhouse developments’ rear yards).

Environment

An arborist report prepared by Talbot Mackenzie & Associates identified a total of 17 trees on
the property, consisting of 5 bylaw-protected trees (3 Cedar and 2 Grand-fir) and 12 non-bylaw
protected trees, mainly fruit and/or ornamentals. According to the arborist’s report, one bylaw
protected tree (a Deodar Cedar) and 6 non-bylaw protected trees would be impacted by the
proposed townhouse footprints and would require removal. Parks department staff advise that
a Western Red Cedar is not a good candidate for retention and recommend its removal with two
trees that have potential to become large trees planted as replacement.
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Work done for a water connection within the critical root zone of a Garry Oak on the
neighbouring property at 3501 Savannah Avenue will need to be performed under the
supervision of the project arborist, as will some pruning to provide adequate clearance for the
proposed driveway.

The applicant is proposing to plant a total of 22 new trees including 16 deciduous and 9
coniferous trees. The presence of underground services preclude the provision of trees in the
boulevard, however the applicant is proposing six of the deciduous trees to be planted in the
frontage on the subject property. Seven more trees are proposed in the areas flanking the drive
aisle, and the remainder would be planted along the rear and side yards. An extensive number
of shrubs are also proposed, which would provide additional screening for patio spaces along
the Cloverdale frontage, and back yards for the units in the rear.

Interlocking brick pavers would be used for the driveway and outdoor parking areas, as well as
the patio areas. The proposed development would result in an increase in impervious surfacing
from 19.2% to 53.8%, including the areas covered by pavers. The site is within the Cecelia
Creek watershed. Itis a Type Il watershed area which requires stormwater storage, oil/grit
separator or grass swale and sediment basin. Development Services notes that the conceptual
design prepared by McElhanney Consulting Services Ltd. utilizing stormwater detention tanks
meets the requirements of Schedule H of the Subdivision Bylaw.

Mobility

The subject property is located 90 m away from a south-bound and 125 m away from a north
bound transit stop on Quadra Street. These stops are serviced by Route 6, with service
approximately every 10 minutes on weekdays. The site is also within easy walking distance of
shops and services at the Four Corners Village “Centre”, as well as schools and parks.
Cloverdale Avenue is classified as a Major road, and the additional traffic generated by 14
townhouses is expected to be negligible. The proposed driveway would be restricted to right
turn in, right turn out only movements, and ‘No Parking’ signs would be required on one side of
the proposed driveway on site.

CLIMATE CHANGE AND SUSTAINABILITY

Policy Context

The Official Community Plan (OCP) adopted in 2008 highlights the importance of climate
change and sustainability. The OCP is broadly broken down into the pillars of sustainability
including environmental integrity, social well-being, and economic vibrancy. Climate change is
addressed under the environmental integrity section of the OCP and through Saanich’s Climate
Action Plan.

Climate change is generally addressed through mitigation strategies and adaptation strategies.
Climate change mitigation strategies involve actions designed to reduce the emissions of
greenhouse gases, primarily carbon dioxide from combustion, while climate change adaptation
involves making adjustments and preparing for observed or expected climate change, to
moderate harm and to take advantage of new opportunities.

The following is a summary of the Climate Change and Sustainability features and issues
related to the proposed development. It is important to note that this summary is not, and
cannot be, an exhaustive list of issues nor a detailed discussion on this complex subject matter.
This section is simply meant to ensure this important issue is a key part of the deliberations on
the subject application.
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Climate Change

This section includes features of the proposal related to mitigation and adaptation strategies.
Considerations include: 1) Project location and site resilience; 2) Energy and the built
environment; 3) Sustainable transportation; 4) Food security; and 5) Waste diversion.

The proposed development includes features related to mitigation and adaptation, such as:

e The proposal is in-fill development located within the Urban Containment Boundary that is
able to use existing roads and infrastructure to service the development.

e The proposal should result in reduced vehicle distance travelled by being centrally located
and close to the Four Corners “Village Centre”.

e The site is less than 200 m from the commercial services in the Four Corners “Village
Centre”, as well as being 650 m from the Uptown “Major Centre”. Cloverdale Traditional
School is within 300 m of the site. Glasgow, Rutledge and Tolmie Parks are all within 500 m.

e The applicants have committed to sustainable building practices and the proposed
development would be constructed to meet the BUILT GREEN® Gold or EnerGuide 82 level,
or equivalent, which would include individual heat pumps.

e The proposed development will include the necessary conduit and piping to be considered
solar ready for the future installation of solar photovoltaic or hot water heating systems.

¢ Increasing the permitted density, having smaller residential units, and having shared walls in
the proposed attached housing would contribute to a decline in greenhouse gas emissions
relative to an equal number of single family dwellings.

o The proposed development includes gas-fired tankless water heaters, and individual heat
pumps.

e The subject property is located near public transit with bus stops on Quadra Street less than
100 m from the site. These stops are on Route # 6, with 15 minute or better service on
weekdays.

e Several additional bus routes are available at either the Uptown or Mayfair Shopping
Centres, both located less than 1 km from the subject property.

e The proposed development would encourage alternative forms of transportation by being
close (just over 1 km) to the regional Galloping Goose Trail and having sidewalks on both
sides of Cloverdale Avenue in this area.

o The applicant has stated that a deconstruction process would be used for removal of the
existing dwelling with any hazardous materials removed, salvageable parts of the building
would sold through a reclamation sale, and items not sold donated to the Habitat for
Humanity building program.

Sustainability

Environmental Integrity

This section includes the key features of the proposal and how they may impact the natural
environment. Considerations include: 1) Land disturbance; 2) Nature conservation; and

3) Protecting water resources. The proposed development includes features related to the
natural environment, such as:

e The proposal is a compact, infill development in an already urbanized area without putting
pressures onto environmentally sensitive areas or undisturbed lands.

¢ Interlocking brick (but not specifically permeable) pavers will be used for the driveway and
parking areas, patios and pathways to help reduce the amount of impervious area.

e The proposal includes stormwater detention tanks for stormwater management.

o The arborist report and Saanich Parks identified eight trees impacted by the development
and which would be removed, nine trees would be retained and 22 new trees would be
planted.
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Social Well-being

This section includes the key features of the proposal and how they may impact the social well-
being of the community. Considerations include: 1) Housing diversity; 2) Human scale
pedestrian oriented developments; and 3) Community features. The proposed development
includes features related to social well-being, such as:

¢ Residential design incorporates outdoor yard space that is suitable for active use and
seating.

e The proposal would provide new residential units in the area, which would enhance safety in
the neighbourhood by increasing passive surveillance.
The proposal increases the diversity of housing stock in the neighbourhood.

e A range of outdoor, community and recreation opportunities are available within reasonable
walking/cycling distance.

Economic Vibrancy

This section includes the key features of the proposal and how they may impact the economic
vibrancy of the community. Considerations include: 1) Employment; 2) Building local economy;
and 3) Long-term resiliency. The proposed development includes features related to economic
vibrancy, such as:

o The development would create short-term jobs during the construction period.
The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within/near the Four
Corners “Village Centre” and Uptown “Major Centre”.

e Home based businesses, limited to Office Use and Daycare, would be permissible in this
development.

COMMUNITY CONTRIBUTION

Generally, when there are rezoning applications of this nature proponents have offered a
community contribution to enhance the public benefits associated with redevelopment. With
multi-family developments that contribution has generally been a financial contribution per unit
with the funds going to a locally identified need, such as improvements to a local park, or the
Saanich Affordable Housing Fund.

The Quadra Cedar Hill Community Association (QCHCA) has been consulting with Saanich
Parks for the past 18 months on the construction of a children’s water spray pad and permanent
washrooms at Rutledge Park. The applicant has stated that they would provide $1000 per unit
($14,000) to Saanich Parks for use in this project. The applicant is also willing to provide a
contribution of $500 per unit ($7,000) to the Saanich Affordable Housing Fund.

To promote the reduction of the carbon footprint, the applicant is proposing a $500 per unit cash
contribution to a Saanich Transportation Fund, similar to the Saanich Affordable Housing Fund.
The concept of this fund was previously discussed at Council as a means to further support the
improvement of alternative mobility infrastructure and/or programs (ie extra transit shelters, bike
parking, bike kitchens, etc). If approved, this would be the first such contribution to this fund. If
this is not considered desirable, the applicant would put these funds towards the Saanich
Affordable Housing Fund instead.

The total Community Contribution being offered would be $2000 per unit. These commitments
would be secured through a covenant.
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CONSULTATION

Advisory Design Panel

The Advisory Design Panel considered the application and recommended that the design be
approved subject to a “strong recommendation that a greater separation between the buildings
be incorporated into the plans for the front and rear of the development, and the courtyard and
pathways be constructed with a solid material and be well lit.”

The applicant has subsequently provided revised plans that incorporate a widened rear pathway
between Blocks 3 and 4 that is now 2.11 m (6’-11") wide as opposed to 1.5 m (4’-11"), and
pathway illumination for both paths. Pathway material between blocks is now shown as
concrete, with compacted gravel retained for walking paths in the rear of the property.

Community Association

A referral response was received noting that the QCHC Association has “had numerous on-site
meetings with the proponents and two public meetings have been held with the neighbours of
this site.” The QCHCA outlined concerns of the neighbours as follows:

1. Traffic safety regarding the single entrance/exit, in particular with regards to schoolchildren
walking to Cloverdale Traditional School, and large vehicle access such as garbage trucks
and moving vans;

2. Parking issues, specifically the potential for residents and guests using on-street parking;
and

3. Impact on the existing “single family neighborhood” and concern by neighbours over loss of
the current sense of neighbourhood.

The Association concluded by stating that they did “not object to the proposed townhouse
development on site, providing that the above concerns of the neighbours be addressed.”

In terms of traffic safety, the proposal is reducing three driveway crossings with one. Moving
vans would be an intermittent situation and likely to visit the site on weekends, and garbage
removal in private developments is often conducted by smaller pickup-sized trucks.

The applicant is providing the required amount of residential parking and seeking a variance to
reduce the number of visitor parking spaces. They note the proximity to public transit, and are
also proposing measures to reduce the reliance on vehicular usage by providing alternative
transportation solutions.

The townhouses have been designed to provide both a street presence and a sense of place.

SUMMARY

The applicant proposes to rezone the subject property from the RS-6 (Single Family Dwelling)
Zone to the RT-FC (Attached Housing Four Corners) Zone in order to construct a fourteen-unit
townhouse development. A Development Permit is also required. Variances are requested to:
reduce the rear yard setback for Block 3 from 5.5 m to 4.56 m; to reduce the building separation
between Blocks 1 and 2 from 2.13 m to 1.83 m and between Blocks 3 and 4 from 2.13 m to
2.11 m; and to reduce the number of visitor parking spaces from 5 to 3.
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The existing single family dwellings would be deconstructed and salvaged through a
reclamation sale with items not sold being donated to the Habitat for Humanity building
program.

The proposal complies with Official Community Plan policies which support a range of housing
types within “Village Centres”, including townhouses up to 3 storeys in height.

The proposed development project would address sustainability objectives by providing

moderately higher density housing within walking and cycling distance of commercial services,
schools, and public transit.
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As noted in the Report from Planning dated March 7, 2014, during the initial design stage the
applicant looked at various levels of energy efficiency, including LEED. Due to budgetary
constraints, however, the applicant is unable to commit to a defined energy/sustainability
standard. The applicant’s sustainability statement outlines a number of initiatives to reduce
water and energy use, and use local and/or recycled content where feasible/available.

In an email dated August 4, 2015, the applicant outlined the energy efficient features that would
be employed in the proposed addition, and stated that, “The design of the proposed gymnasium
exceeds ASHRAE 90.1 (2010) and National Energy Code for Buildings 2011 (NECB)
requirements. This is accomplished through the following measures/features:

¢ The Air Handling Unit (AHU) for the gymnasium is controlled through CO; sensors to
respond to the demands for fresh air depending upon the number, and activity level, of
occupants. This means that when the demand for fresh air is less, the temperature in the
gymnasium can be maintained without unnecessary heating of higher volumes of outside
air;

o The heat source for both heating and domestic water is a gas-fired high efficiency
condensing boiler system. The modular system will be sized appropriately to function at a
very high level of efficiency as it responds to variations in demand for hot water and/or
heat;

e Cooling of the gymnasium is achieved through active ventilation without the use of energy
consuming air-conditioning systems;

¢  Optimal functioning of the mechanical systems are achieved through a Direct Digital
Control (DDC) System;

e Generous areas of high windows in the gymnasium walls provide and distribute daylight to
reduce electricity use for lighting;

e High efficiency lighting fixtures are used throughout; and
The gymnasium will have a high-performance building envelope.”

Utilizing Crime Prevention through Environmental Design — Area Adjacent to Highway
In an email dated August 4, 2015, the applicant outlined proposed Crime Prevention through
Environmental Design (CPTED) measures, as follows:

e The sidewalk adjacent to the highway barrier is located on the opposite side of the barrier
on land owned by the Province. The applicant states that, “This sidewalk and barrier have
already been in place without additional lighting for several years without any problems”;

e The sidewalks proposed on school property adjacent to the proposed new gymnasium will
be illuminated by vandal-proof light fixtures on the face of the building; and

e The plantings adjacent to these areas are low in profile and will not provide opportunities
for concealment.

REVISED PROPOSAL

As part of a re-evaluation of school priorities, Pacific Christian School (PCS) has decided to
revise the proposal. The new plan incorporates the gymnasium into the floorplan of the existing
school. The new gymnasium would be sited in the same location as the existing (though
smaller) gymnasium, which would be removed. In effect, the new gymnasium would be moved
29 m to the north of the previous proposal, increasing the distance between it and residences to
the south of Hess Crescent.
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Figure 1: Orthophoto showing location of Existing Gymnasium and Previous Proposal

The new layout also provides more greenspace for children to play, and lessens the amount of
impervious surface. The entrance to the gym is no longer at the back, but rather at the front
(north side) of the Elementary School. As with the previous proposal, siting of the gym was
influenced by Ministry of Transportation and Infrastructure requirements to maintain a minimum
4.5 m setback from Patricia Bay Highway. Siting variances will be required for front, rear, and
exterior side yard setbacks, as well as building height.
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Figure 2: Revised Site Plan (from plans by LADR Landscape Architects)

The height of the proposed gymnasium would be 10.7 m, which is 0.7 m over the maximum
height of 10.0 m permitted under the P-1 (Assembly) Zone. The height reflects the interior
overhead clearances required for sport uses within the gym. The slightly greater height than for
the previous proposal is due to aligning the new gym with existing change rooms on the same
level.

Exterior building materials would remain the same as in the previous proposal, and would
include a colourful pattern of randomly spaced horizontal and vertical corrugated metal panels in
horizontal bands. The colours would reflect the existing colour palette of the school. The metal
cladding on the upper and lower portions of the building would be a warm charcoal colour to
mitigate the apparent height and mass of the gymnasium building. Exterior building materials
were selected for durability and would provide a contemporary look consistent with the
Development Permit Guidelines.

The 664 Hess Crescent lot would now be an extension of the existing playing field, and 670
Hess would now accommodate two new playgrounds, one for preschool age children and one
for children in Kindergarten to Grade 3, as well as an underground stormwater storage tank. A
new pathway would skirt along the northeast of the playgrounds and connect the school to a
new sidewalk running off of Hess Crescent and north along the highway.

96



DPAO00792; REZ00522 -5- August 11, 2016

A rain garden would be located at the south of the proposed new gymnasium, which would
accommodate (and treat) stormwater from the roof before directing it to the underground
storage tank which would tie in to existing stormwater drains on Hess Crescent.

Figure 3: North Elevation (from plans by CEI Architecture)

Figure 4: West Elevation (from plans by CEI Architecture)

Figure 5: South Elevation (from plans by CEI Architecture)
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Figure 6: East Elevation (from plans by CEI Architecture)

Requested Variances

Setback

The Zoning Bylaw requires that buildings and structures be sited a minimum 10.0 m from a
front, rear, and exterior side lot line. The previous design would have required variances to
allow the proposed addition to be sited 7.06 m from the rear (south) lot line and 4.5 m from the
exterior side (east) lot line.

With the new, revised application, Zoning Bylaw variances are requested to permit the proposed
gymnasium to be sited 2.05 m from the front (north) lot line (10.0 m required), 4.5 m from the
rear (south) lot line (10.0 m required), and 4.5 m from the exterior side (east) lot line (10.0 m
required), resulting in variances of 7.95 m, 5.5 m, and 5.5 m respectively.

The requested variance to the front (north) lot line is mitigated by the fact that the property to the
north is the site of the Victoria Christian Reformed Church, which shares a common parking lot
with the Pacific Christian School. As such, the appearance is of one large lot, as opposed to
two distinct parcels. The new gymnasium would be located over 17 m away from the existing
church. For this reason the requested variance to the front lot line can be supported.

The requested variance to the rear (south) lot line is only for that portion of the proposed
gymnasium that would be immediately north of the parcel owned by the Ministry of
Transportation and Infrastructure. Once the subject parcels are consolidated, the distance of
the proposed gymnasium to the property line facing Hess Crescent would be approximately

44 m, greatly increasing the distance to the road and the single family dwellings along the south
of Hess Crescent. For this reason the requested variance to the rear lot line can be supported.

The requested variance to the exterior side (east) lot line abutting the Patricia Bay Highway is
the same as with the previous design. The Ministry of Transportation and Infrastructure has no
concerns regarding this variance. Given the above, this variance can also be supported.

Height

The Zoning Bylaw allows a maximum height of 10.0 m for buildings in the P-1 (Assembly) Zone.
In the previous proposal, the proposed height of the gymnasium was 10.0 m. In the new
design, the height of the proposed gymnasium would be 10.7 m, or 0.7 m over the maximum
permitted height. The height reflects the interior overhead clearances required for sport uses
within the gym. The slightly greater height than the previous proposal is due to aligning the new
gym with existing change rooms on the same level. Given the minimal extent of the height
increase, and the fact that the proposed gymnasium would be separated by a playing field and
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road from single family dwellings to the south, and by four lanes of a highway from residences
to the east, the impacts would be negligible. For this reason, the requested height variance can
be supported.

CONSULTATION

Community Association

The revised application was referred to the Residents Association of Strawberry Vale, Marigold
and Glanford on July 7, 2015. The Association responded on August 6, 2015 and again on
November 5, 2015 noting the following concerns:

e The original plan a few years ago showed no access to or from Hess Crescent to the gym,
the Association would like to see a return to this.

e Maintenance of the existing apple trees - as windfall fruit attracts rats and other vermin, the
association requests that these trees be maintained and the fruit harvested or that they be
replaced with more suitable trees.

The Association expressed a desire for street trees along Hess Crescent as per the original
design, but were satisfied when informed that the lack of street trees was due to the location of
underground services along that frontage. They were also advised that servicing requirements
require that the gate be locked during school days pickup and drop-off hours and when events
are taking place in the gym.

Ministry of Transportation and Infrastructure

As the site is located within 800 m of an intersection with a Controlled Access Highway, the
original application was referred to the Ministry of Transportation and Infrastructure on

April 29, 2013. The Ministry indicated no objection to the proposal. The revised application was
referred to the Ministry on July 8, 2015; no response was received to that referral, however their
endorsement is implicit in the signed agreement between the Ministry and Pacific Christian
School for the proposed improvements dated March 10, 2016, a copy of which has been
provided by the applicant.

Advisory Design Panel
The Advisory Design Panel (APD) considered the revised design as Case # 2015/008 at its
meeting on August 19, 2015 and resolved as follows:

“That it be recommended that the design for a new gymnasium at Pacific
Christian School at 671 Agnes Street and 664 / 670 Hess Crescent be approved
with the following suggestions:

e Ensure continuity of colours and materials to better integrate the new
building with the existing building;
Provide handicapped parking spaces;
Provide an access to the playgrounds for persons with a disability;
Provide stairs to, and consider shading options for, the playgrounds; and
Improve the east highway elevation.”
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The applicant has responded by providing revised drawings to address the comments of the
ADP and noted the following:

1) The colours of the proposed gymnasium addition are derived from the colours of the
previous addition to the existing school. It is the intent of the school to repaint other portions
of the existing school in this colour scheme as part of ongoing maintenance as it is required.

2) Three accessible parking stalls conforming to Saanich standards are provided adjacent to
the new accessible entrance to the gymnasium. These replace the three current non-
conforming accessible parking stalls in the same area.

3) The grades along the south of the school building have been revised to provide access to
floor level of the gymnasium and to the children's playgrounds for persons with a disability.
There is no need for stairs to the playgrounds because they are accessible from the
adjacent accessible path.

4) The proposed evergreen trees will provide shade for the playgrounds.

5) The east highway elevation has been improved through moving the proposed identifying
signage upward so that it will not be obscured by the existing sound fencing or the proposed
trees. Itis the view of the design team that this elevation should retain a simple, clean
expression behind the proposed deciduous trees so these trees and the identifying signage
on the upper portion of the wall provide the visual interest, rhythm, and texture to this
facade. It should be noted that unlike the north and south faces of the building, this facade
is typically observed from oblique angles from the highway rather than viewed straight on.
This effectively reduces the apparent length of this fagcade.

6) Unrelated to the ADP comments, the projecting vestibule at the entry to the new gymnasium
has been removed because it has been confirmed as not necessary to meet regulatory
requirements.

Planning has reviewed these modifications and considers them acceptable as proposed.

SUMMARY

At the April 28, 2014 Committee of the Whole Meeting, Saanich Council called a Public Hearing
further to an application to rezone the subject property at 664 and 670 Hess Crescent from
RS-6 (Single Family Dwelling) Zone to P-1 (Assembly) Zone for a proposed consolidation with
the Pacific Christian School site in order to construct a new gymnasium. Variances were
requested for rear yard and exterior side yard setbacks. Atthe meeting Council asked the
applicant to consider committing to a defined energy/sustainability standard and utilizing Crime
Prevention Through Environmental Design (CPTED) practices for the area adjacent to the
highway barrier to ensure unwanted activity does not occur.

The applicant has subsequently provided a revised plan that incorporates the proposed new
gym into an area occupied by part of the existing school, and with an enlarged playing field and
two new playgrounds now proposed for the original location of the new gym. The applicant has
also responded to the question proposed by Council regarding energy efficiency and CPTED
practices. The revised proposal is an improved site design and is supportable.
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COMMITTEE OF THE WHOLE MEETING MINUTES April 28, 2014

2870-30
Agnes
Street/Hess
Crescent

671 AGNES STREET/664 AND 670 HESS CRESCENT - REZONING
APPLICATION — CElI ARCHITECTURE (ROD WINDJACK)

Report of the Director of Planning dated March 7, 2014 recommending Council
approve the rezoning of 664 and 670 Hess Crescent from RS-6 to P-1 and
Development Permit Amendment DPA00792 for proposed consolidation with the
Pacific Christian School site in order to construct a new gymnasium; and that final
reading and ratification of the Development Permit Amendment be withheld
pending lot consolidation. Report of the Advisory Design Panel dated August 1,
2013 recommending approval of the design.

The applicant, Mr. J. Mann, CEIl Architecture, along with Mr. R. Windjack, CEl
Architecture, and Ms. J. Lommerse, LADR Landscape Architects, made a
presentation to Council and highlighted the following:

- The school recently purchased the two residential lots on Hess Crescent.

- Currently, because the existing gymnasium is too small, some students have
been attending the Salvation Army Church for physical education.

- This is the first stage of a phased approach for redevelopment of the school
buildings.

- Rear and side setback variances are requested.

- The placement of the gymnasium will not impact the existing buildings.

- Corrugated metal panels that are durable and low maintenance will be used for
cladding.

- Storm water management would be provided using storm water detention tanks
and rain gardens.

- Neighbours’ concerns regarding pick up and drop off on Hess Crescent will be
mitigated by the addition of locked gates in the fence.

- A new 2 meter-wide sidewalk will be constructed on Hess Crescent.

- 26 new trees will be planted; trees will not be planted on Hess Crescent due to
underground utilities.

In response to questions from Council, the applicant stated:

- 5 centimeter caliper trees will be planted.

- The new planting bed at the side of the building adjacent to the highway barrier
will consist of low growing plants; there is lighting on the side of the building in
that area.

- The heat source will be a gas-fired boiler.

PUBLIC INPUT:

H. Bomhof, Goward Road, stated:

- The Pacific Christian School is an asset to the community.

- The residences on Hess Crescent are aligned with the soccer field and do not
directly face the proposed gymnasium.

A. Rawes, South Valley Drive, on behalf of the Residents Association of

Strawberry Vale, Marigold and Glanford, stated:

- The Community Association supports this proposal and is in favour of
enhancing and promoting year-round physical activity for youths; it is time for a
new gymnasium.

- The design has attempted to mitigate the impact of this large building on the
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Motion:

neighbours; the rain gardens and planting of native shrubs are desirable
components of the proposal.

MOVED by Councillor Brice and Seconded by Councillor Wergeland: “That a
Public Hearing be called to further consider the rezoning application on Lot
23, Section 49, Victoria District, Plan 1477 and Lot 1, Section 49, Victoria
District, Plan VIP55591 (664 and 670 Hess Crescent).”

Councillor Brice stated:

- This institution is an important part of the community; it is essential to give the
school the opportunity to expand.

- Every effort has been made to mitigate the effect on the neighbours; the rain
gardens and 26 new plantings are commendable.

- The Community Association is supportive.

Councillor Wergeland stated:
- He compliments the school’'s vision; it is a credit to the school to propose this
development without government funding.

Councillor Derman stated:

- This school is an asset to the community.

- A commitment from the applicant for energy efficiency standards would be
appreciated.

Councillor Brownoff stated:
- More detail regarding lighting the sidewalk adjacent to the highway barrier is

required.

- Crime Prevention through Environmental Design practices should be
considered for this area of the project to ensure that unwanted activity does not
occur.

The Motion was then Put and CARRIED
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Proposed Minimum

Lot Size: N/A
Local Area Plan: Carey
LAP Designation: General Residential & Institutional

Community Assn Referral: Residents Association of Strawberry Vale, Marigold & Glanford ¢
Referred April 12, 2013 — letter indicating no objection received
May 1, 2013

Proposal

The applicant proposes to rezone two vacant lots from RS-6 (Single Family Dwelling Zone) to
P-1 (Assembly Zone) and consolidate them with the existing P-1 zoned Pacific Christian School
site, in order to construct a new gymnasium. An amendment to Development Permit DPR98-
0001 is required. Variances for siting for rear yard and exterior side yard setbacks are also
requested.

The proposed gymnasium addition is to be situated adjacent to the existing gym at the
southeast corner of the school building, on undeveloped land adjacent to the existing playing
field. This proposal is intended to be the first stage of upgrading the existing school buildings.

Planning Policy

Official Community Plan (2008)

4221 “Support quality architectural and urban design that:

e uses local, durable and eco-friendly building materials;
works with the topography and protects the natural environment;
reflects our west coast setting;
enhances a ‘Sense of Place’
respects local history and heritage structures and landscapes;
creates pedestrian friendly and safe streets and neighbourhoods;
incorporates and supports the use of alternative transportation; and
ensures that our community is physically accessible.”

4.2.1.14 “Encourage the use of ‘green technologies’ in the design of all new buildings.”

4.2.1.18 “Encourage new development to achieve higher energy and environmental
performance through programmes such as ‘Built Green’, LEED or similar
accreditation systems.”

4.26.1 “Review rezoning applications for institutions considering such factors as; intended
use, servicing, access, traffic generation, transit routes, lot size, open space, scale,
neighbourhood context, accessibility, and environmental impacts.”

7.1.6 “Consider varying development control bylaws where the variance would contribute

to a more appropriate site development having regard for the impact on adjoining
lands.”
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Carey Local Area Plan (1999)

14.1 “Consider rezoning for institutional uses only where vehicular access is to and from a
major or collector road.”

14.2 “Require that site design, building scale, and landscaping for new institutional uses
respect the character and scale of the surrounding neighbourhood.”

Development Permit Guidelines

The development is subject to the applicable guidelines for the Saanich General Development
Permit Area. Key guidelines relate to form and character relative to surrounding development,
high quality architecture that is contemporary and authentic, pedestrian networks designed to
create a safe walking environment for persons of all ages and levels of mobility, and
transportation and parking provisions that balance the needs of all transportation modes.

Discussion

Neighbourhood Context

The 12,719 m? site is located adjacent to Patricia Bay Highway between Agnes Street and Hess
Crescent. The site comprises the P-1 zoned Pacific Christian Elementary School and playing
field, and the two vacant, RS-6 zoned lots to the south. The Christian Reform Church and
Pacific Christian High School are located on separate lots immediately north of the site. The
elementary school, Christian Reform Church, and Pacific Christian High School have a shared
parking arrangement. Land use to the south and west includes single family dwellings.

The site of the proposed gymnasium addition slopes down approximately 2.6 m from west to

east. The area is mostly covered with gravel and grass. Two Douglas fir trees are proposed to
be removed.
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Figure 1: Context Map

Land Use

The two vacant lots proposed for rezoning are bounded by Highway 17 to the east, the existing
elementary school to the north, the elementary school playing field to the west and the
landscaped highway right of way to the immediate south. The nearest single family dwellings
are located on the south side of Hess Crescent approximately 25 m to the south west.
Rezoning two unused lots from RS-6 to P-1 to provide for expansion of an existing private
institution is consistent with the Carey Local Area Plan which designates the site for “General
Residential” use. “General Residential” means mainly single family dwellings on serviced, urban
sized lots. It also includes other forms of housing on a specific zoning basis as well as schools,
churches, local parks, convenience stores and small institutions.

Carey Local Area Plan Policy 14.1 makes reference to rezoning for Institutional Use “only where
vehicular access is to and from a major or collector road.” Access to the proposed Gymnasium
would be from Agnes Street as is the current practice. While Agnes is a Residential Street, the
existing school is already zoned for Institutional use, and the rezoning of these additional
parcels is not anticipated to have an adverse effect on the residents of Hess Crescent. Policy
14.1 would also not apply if the gymnasium were to be located on the playing field and no
rezoning were to occur. Inclusion of the two parcels into the development allows for the
retention of more open playing field, which provides an asset to the entire neighbourhood.
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Existing Pacific Christian
Elementary School

AVMHOIH AVE VIO 1vd

Existing
Playing Field

HESS CRESCENT
Figure 2: Site Plan

Site and Building Design

The proposed gymnasium is intended as the first stage of upgrading the existing school
buildings. The proposed gym has been located in consideration of future plans for the school
site, to minimize potential impacts to residential neighbours, and to retain open-space. Siting of
the gym was also influenced by Ministry of Transportation and Infrastructure requirements to

maintain a minimum 4.5 m setback from Patricia Bay Highway. Siting variances are requested
for rear and exterior sideyard setbacks.

The height of the proposed gymnasium would be 10.0 m, which is the maximum permitted

under the P-1 zone. The height reflects the interior overhead clearances required for sport uses
within the gym.

Exterior building materials would include a colourful pattern of randomly spaced horizontal and
vertical corrugated metal panels. The colours would reflect the existing colour palette of the
school. The metal cladding on the upper and lower portions of the building would be a warm
charcoal colour to mitigate the apparent height and mass of the gymnasium building. Exterior

building materials were selected for durability and would provide a contemporary look consistent
with the Development Permit Guidelines.
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Figure 3: View of Proposed Gymnasium from Highway 17

Figure 4: View from Proposed Gymnasium from Hess Crescent

Environment

As part of the expansion proposal, two mature Douglas fir trees would need to be removed.
These trees would be replaced with four replacement trees to be planted on the adjacent
Church site where space is available. Two large canopy trees are proposed for the adjacent
playing field and 15 columnar trees would be planted in a rain garden. In addition, a new
planting bed with native shrubs is proposed adjacent to the highway barrier and a raised planter
with a seating wall would be constructed between the existing and new building.

Stormwater management must be provided in accordance with the requirements of Schedule H
“Engineering Specifications” of the Subdivision Bylaw. The development is within a Type 1
watershed area which requires stormwater storage, construction of wetland or treatment train
and sediment basin.

Information provided by the applicant indicates that the addition of the gymnasium would
increase the impervious surface area on the site by 1,700 m?, from 46% to 50% of the site area.
No additional impervious surface would be required outside of the building footprint. A
combination of landscape features, ditches/swales, and/or rain gardens would be utilized, to the
extent practical, to further reduce stormwater runoff peak flows. Stormwater detention would be
provided in accordance with the Engineering Specifications using a combination of rain gardens
and stormwater detention tanks.

An Environmental Development Permit issued by the Manager of Environmental Services would

be required for stormwater management because the gymnasium addition would result in an
increase of more than 250 m? of impervious surface area.
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During the initial design stage, the applicant looked at various levels of energy efficiency,
including LEED. Due to budgetary constraints however, the applicant is unable to commit to a
defined energy/sustainability standard. The applicant's sustainability statement outlines a
number of standard initiatives to reduce water and energy use, and use local and/or recycled
content where feasible/available.

Mobility

Vehicle access to the school site is from Agnes Street through a parking lot which is shared
through a joint use agreement between the Christian Reform Church, the Elementary School,
and Pacific Christian High School. Available parking exceeds the Zoning Bylaw requirement.
No new parking is proposed for the gymnasium addition. As this project does not represent an
increase in the student population the existing bike parking, located both in front of the
elementary school and between the church and high school, is considered to be adequate.

Development Servicing Requirements for the proposed development require construction of a
2.0 m wide sidewalk on Hess Crescent between the proposed path on the east side of the
proposed gym building and the end of Hess Crescent. Improvements to the Hess Crescent
frontage would also include additional chainlink fencing with a locked gate and additional shade
trees. The locked gate to the property is intended to discourage student drop off along Hess
Crescent and lessen traffic impacts on residential neighbours. The gate would be controlled by
school staff and would be unlocked during evenings, weekends and on holidays to allow public
access to the site. Staff would be prohibited from parking on Hess Crescent during school
hours.

Requested Variances

The Zoning Bylaw requires that buildings and structures be sited a minimum 10.0 m from a rear
and exterior side lot line. Zoning Bylaw variances are requested to permit the proposed
gymnasium to be sited 7.06 m from the rear (south) lot line and 4.5 m from the exterior side
(east) lot line.

The requested 2.94 m variance along the south property line would bring the proposed
gymnasium building closer to Hess Crescent. However, given the proposed landscaping along
this face of the building, and that the school site is separated from the closest house by a road,
this variance can be supported.

The requested 5.5 m variance along the east property line would have negligible impacts on any
of the residents along Hess Crescent. The Ministry of Transportation has no concerns
regarding this variance. Given the above, this variance can also be supported.

Consultation

Community Association

The application was referred to the Residents Association of Strawberry Vale, Marigold and
Glanford on April 12, 2013. A response was received on May 1, 2013 indicating no objections
to the project.

Ministry of Transportation and Infrastructure

The application was referred to the Ministry of Transportation and Infrastructure as the site is
located within 800 m of an intersection with a Controlled Access Highway. The Ministry has
indicated no objections to the proposal.
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Advisory Design Panel
The Advisory Design Panel considered the application as Case # 2013/006 at it's meeting on
August 1, 2013 and resolved as follows:

“That it be recommended that the design of the proposed building at 671 Agnes
Street and 664 and 670 Hess Crescent be accepted and the applicant be
requested to consider the following:

a) increasing the number of colour panels on the east and west elevations;

b) further projecting the roof canopy into the setbacks to an extent
permissible to the Ministry of Transportation and Infrastructure;

c) enhancing the main entrance to the gymnasium;

d) improving public access to the site which would include angling the
proposed pathway; and

e) incorporating trees along the edge of the playing field”.

The applicant has responded by expanding the colour panels to include all four sides of the
gymnasium changing the colour panels on the lower and upper parts of the building from light
grey to charcoal to mitigate the apparent mass and height of the building and increasing the
apparent width of the roof overhangs by contrasting the darker, bold tones and colours of the
adjacent wall cladding and fascia to the light colour of the soffit. No changes are proposed to
the exterior entrance to the gymnasium. Additional tree planting on the grassed play area is not
possible without compromising the ability for two groups to use the play area for cross field
soccer.

Summary

Rezoning two unused lots from RS-6 to P-1 to provide for expansion of an existing school is
consistent with the Carey Local Area Plan. The proposed gymnasium is intended as the first
stage of a future upgrading of the existing school buildings. The proposed gym has been
located in consideration of future plans for the school site, to minimize potential impacts to
residential neighbours, and to retain open-space. Siting of the gym was also influenced by
Ministry of Transportation and Infrastructure requirements to maintain a minimum 4.5 m setback
from Patricia Bay Highway.

The Zoning Bylaw requires that buildings and structures be sited a minimum 10.0 m from a rear
and exterior side lot line. Zoning Bylaw variances are requested to permit the proposed
gymnasium to be sited 7.06 m from the rear (south) lot line and 4.5 m from the exterior side
(east) lot line. Both variances will have negligible impacts and, as such, can be supported.

The height of the proposed gymnasium would be 10.0 m which is the maximum permitted under
the P-1 zone. The height reflects the interior overhead clearances required for sport uses within
the gym. Exterior building materials would include a colourful pattern of randomly spaced
horizontal and vertical corrugated metal panels. The colours would reflect the existing colour
palette of the school. The metal cladding on the upper and lower portions of the building would
be a warm charcoal colour to mitigate the apparent height and mass of the gymnasium building.
Exterior building materials were selected for durability and would provide a contemporary look
consistent with the Development Permit Guidelines.

As part of the expansion proposal, two mature Douglas fir trees would need to be removed.
These trees would be replaced with four replacement trees to be planted on the adjacent
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PROPOSAL

The applicant is seeking inclusion of the subject lot (3.07 ha) into the Agricultural Land Reserve.
The lot fronts West Saanich Road and is split by the Interurban Trail. The applicant’s intention
is to return a portion of the lot (0.95 ha) not protected by the conservation covenant to a
productive state (see Figure 1 — non hatched area). A conservation covenant in favour of
Saanich was registered at the time of subdivision in 2013. The covenant prohibits land
disturbing activities including removal of any indigenous tree or other vegetation, use of heavy
equipment, or storage of soil or other materials within the covenant area.

The proposed organic farming operation would include the keeping and breeding of sheep, the
planting of a market garden, and mixed-fruit orchards. A Building Permit has been issued to
construct a hay storage barn on the west part of the site and a Building Permit Application to
construct a single family dwelling is in process. The applicant has stated that inclusion of the
entire parcel in the Agricultural Land Reserve would provide long-term protection and bring
attention to its agricultural potential.

Figure 1: Proposed Site Plan
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PLANNING POLICY

Official Community Plan (2008)

4.1.2.2. “Support the Regional Growth Strategy with respect to the preservation of: Regional
Growth Strategy Capital Green Lands; Unprotected Green Space; Green and
Blue Spaces; Farm and Agricultural Land Reserve lands; and Renewable Resource
Lands Policy Areas.”

4.1.2.3. *“Continue to protect and restore habitats that support native species of plants,
animals and address threats to biodiversity such as invasive species.”

4.1.2.4. “Protect and restore rare and endangered species habitat and ecosystems,
particularly those associated with Garry Oak ecosystems.”

4.1.2.7. “Link environmentally sensitive areas and green spaces, where appropriate, using
‘greenways’, and design them to maintain biodiversity and reduce wildlife conflicts.”

4.2.5.1. “Support the retention of rural and farm lands through adherence to the Urban
Containment Boundary policy and preservation of the Agricultural Land Reserve.”

4.2.5.2 “Maintain farming, food production, and large lot residential as the predominant land
use on rural lands.”

Development Permit Area Guidelines

The site is subject to the relevant guidelines for the Streamside Development Permit Area and
the Environmental Development Permit Area. Relevant guidelines pertain to maintaining the
water quality and hydrology of the stream by minimizing the alteration of land and removal of
trees and other native vegetation.

DISCUSSION

ALR Inclusion Review Process

The Agricultural Land Commission Act requires that an owner application to include land in the
Agricultural Land Reserve must be filed with the applicable local government or treaty first
nation government. The local government or first nation government in whose jurisdictional
area is located the land to which the inclusion application relates may hold a public information
meeting with respect to that inclusion application. The local government or first nation
government must send to the commission, the inclusion application and any supporting
information it wants the commission to consider, along with its comments and
recommendations. The decision on the inclusion is solely that of the Agricultural Land
Commission.

Neighbourhood Context

The 3.07 ha site is located on the southwest side of West Saanich Road, 90 m south of
Observatory Road. Surrounding land use is rural residential and hobby farms. The parcel is
split by the Interurban Rail Trail. Driveway access to the site is by easement over the adjacent
property to the north.

129



ALRO0012 -4 - August 18, 2016

The area of the site southwest of the Interurban trail is forested with a small area of fallow
pasture outside of the covenant area. Land within the covenant area is mostly forested. There
are wetlands adjacent to the stream.

Figure 2: Context Map
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The land northeast of the trail is a relatively narrow strip and is mostly forested with alder trees.
Water seeps through this part of the parcel and reaches Goward Springs Creek.

Land Use

The Official Community Plan (OCP) designates the site for rural residential use and agriculture.
The OCP supports small-scale agricultural initiatives that maintain and enhance local food
production through the use of sustainable farming practices.

The OCP also supports protection and enhancement of environmentally sensitive areas
including riparian habitats.

Agricultural Land Capability

The site is zoned A-1 (Rural) which permits agriculture. The applicant has stated that the land
was used in the past for the keeping of sheep but it was sold to non-farmers about 20 years
ago, and much of the pasture has been left fallow. A conservation covenant in favour of
Saanich was registered at the time of subdivision in 2013. The covenant prohibits land
disturbing activities including removal of any indigenous tree or other vegetation, use of heavy
equipment, or storage of soil or other materials within the covenant area (see Figure 1).

The applicant has stated that inclusion of the entire lot into the Agricultural Land Reserve would
provide long-term protection and bring attention to its agricultural potential. The CLI soil/climate
classification system rates soil capability for agriculture on a scale of 1 to 7, Class 1 being the
highest capability and Class 7 having no agricultural capability. In this case, the CLI Soil
Capability Map indicates that the soils on the parcel are Class 5 and 7 (improvable to Class 4
and 6) with limitations due to wetness. Generally, soils of Class 3 or better are considered to be
suitable for soil-based agriculture.

The CLI maps are large scale (1:50,000) and general in nature. The applicant has stated that
soil samples were provided to the Duncan-based Provincial agrologist. Based on these sail
samples, the agrologist has stated that soils on the arable portion of the site are likely Class 1 or
2, depending on the soil depth. The applicant indicates that the soil depth over most of the
arable area is suitable for agriculture and that she intends to supplement and improve the
existing arable areas over time. A comprehensive soils report by a Registered Agrologist has
not been provided.

The subject lot is relatively small and remote from other parcels of ALR land, the nearest being
+820 m to the east and south (see Figure 3). While only a small part of the parcel would be
arable given the conservation covenant, these areas could be valuable for local food production.
Many parcels in the ALR contain a mixture of arable land, land suitable for non-soil-based
farming, environmentally sensitive areas, and land devoted to rural residential and other non-
farm uses.

The parcel is bisected by a recreational trail. The Agricultural Land Commission is concerned
that trails adjacent to or through farm land can lead to potential conflicts between normal farm
activities and trail users if buffers, fencing and other safeguards are not provided. In this case,
there is a £7.5 m strip between the travelled portion of the trail and the subject property which is
mostly vegetated with native deciduous brush. The applicant proposes to install fencing around
the proposed pasture on the east side of the trail to contain the sheep.
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Location of Subject
Property

Figure 3: Agricultural Land Reserve (Rural Saanich Local Area Plan, 2007)

Environment

The site is traversed by Goward Springs Creek and tributary. The forested site contains mostly
native wetland vegetation. Sixty-nine percent of the site is protected by a conservation
covenant which prohibits land disturbing activities. The covenant area contains the high value
wetland and a watercourse which forms part of Goward Springs “A” watershed. In addition, the
forest ecosystem on this and adjoining properties provides significant ecological value to the
region. There is a high level of forest complexity consisting of a mix age stand of trees including
a healthy understory and significant wildlife usage (forage, migration, and cover). The forest
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provides a buffer for retention and slow release of ground water and creates good connective
forest canopy cover with adjacent properties.

The site is subject to the relevant guidelines of the Streamside Development Permit Area
(SDPA) and the Environmental Development Permit Area (EDPA). These Development Permit
Areas extend beyond the covenant area. The EDPA extends across Interurban Rail Trail and
onto the east part of the site.

Figure 4. Environmental and Streamside Development Permit Areas

The area of the site that is available for agriculture is limited by the conservation covenant, the
Development Permit Areas and the proposed buildings and structures. The applicant has
stated that the Development Permit Areas and Tree Bylaw would severely limit her ability to
farm. Tree removal would be required in the EDPA area between Interurban Trail and West
Saanich Road to provide pasture for the sheep. This area has remained fallow for over 20
years allowing the alder thicket to continue to grow and thus making it unsuitable for sheep in its
current state.

Environmental Protection within the ALR

It is important that environmental values are reasonably balanced with agricultural values. If the
application to include the site in the Agricultural Land Reserve is successful, agricultural
activities would be exempt from the SDPA, EDPA, and Tree Bylaw requirements. In addition, if
the entire site is included in the ALR, the previously registered Natural State Covenant would
have no force or affect. Saanich could inform the Agricultural Land Commission of the existing

133



ALRO0012 -8- August 18, 2016

Natural State Covenant, the EDPA, and the SDPA in which case it would be taken into
consideration by the Commissioners during their deliberations on the application.

CONSULATION

Prospect Lake Community Association
The Prospect Lake Community Association has indicated no objections to the subject ALR
inclusion application.

Peninsula and Area Agricultural Commission

The Peninsula and Area Agricultural Commission (PAAC) considered the application and noted
that there are pros and cons both for and against the application. Some types of farming can be
done on any class of land. The Planning Department and the Commission both advised the
applicant that the information submitted with the application was insufficient to make an
informed recommendation. At their meeting the Commission resolved as follows:

“That the Peninsula and Area Agricultural Commission advises that further
information on the agricultural capability of the property at
5058 West Saanich Road should be obtained from a qualified agrologist”.

At a subsequent PAAC meeting, the applicant reported that she had been unable to obtain the
services of a qualified agrologist to undertake a comprehensive review. Soil samples from the
arable area of the site were provided to the Provincial agrologist who has indicated that the soll
quality appears to be suitable for soil-based farming, depending on soil depth. A Commission
member raised a point of order about a potential conflict of interest in continuing to discuss the
matter because the applicant is a PAAC member. As a result, the Commission resolved as
follows:

“That continued discussion at the PAAC meetings on the proposed ALR
inclusion for the property at 5058 West Saanich Road be set aside for

now. Further discussions could take place outside of the PAAC meeting
with the applicant, Bob Maxwell and Phil Christie, if deemed necessary”.

OPTIONS

The “Agricultural Land Commission Act” requires that a local government that receives an
application for inclusion of land in the ALR must forward the application to the Agricultural Land
Commission (ALC) together with any comments and recommendations it wishes to provide. Itis
important to note that the final decision on the inclusion application is made by the ALC.

Three basic options exist for Council:

1. Provide No Recommendation to the ALC

On the basis that there are conflicting agricultural and environmental values associated with this
application, Council could recommend that the inclusion application be forwarded to the ALC
without a recommendation. This action would be based on the belief that the ALC who have the
expertise related to farming are in the best position to determine if any or all of the site is
suitable to be included in the Agricultural Land Reserve. As part of its submission, Council
could request the Commission to take into consideration the existing Natural State Covenant
previously registered against the Title.
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2. Recommend the Inclusion of only the Lands outside the Covenant Area

If Council wishes to better ensure the long-term protection of the lands within the covenant area,
then it could recommend to the ALC that only the 0.95 ha portion of the site (see Figure 1 — non
hatched area) be included in the ALR.

3. Recommend the Inclusion of the Entire Lot

If Council places the greatest value on the farming of the land and is comfortable with the loss of
control over the covenant area, then it could recommend to the ALC that the entire lot be
included in the ALR.

On the basis that there are agricultural and environmental considerations associated with this
application, staff recommend that it be forwarded to the Agricultural Land Commission (ALC)
without a recommendation and that the ALC who have the expertise related to farming
determine if the land is suitable to be included in the ALR.

SUMMARY

The applicant is seeking inclusion of the entire lot (3.07 ha) into the Agricultural Land Reserve
with the intention of returning a portion of the site (0.95 ha) not protected by a conservation
covenant to a productive state. The applicant has stated that inclusion of the land in the
Agricultural Land Reserve would provide long-term protection and bring attention to its
agricultural potential. The Official Community Plan designates the site for rural residential and
agricultural use. The OCP supports small-scale agricultural initiatives that maintain and
enhance local food production through the use of sustainable farming practices. The OCP also
supports the protection and enhancement of Environmentally Significant Areas.

Sixty-nine percent (2.12 ha) of the parcel is protected by a conservation covenant. In addition,
the site is subject to the relevant guidelines for the Streamside Development Permit Area and
the Environmental Development Permit Area.

If the application to include the site in the Agricultural Land Reserve is successful, agricultural
activities would be exempt from the SDPA, EDPA, and Tree Bylaw. With respect to the existing
Natural State Covenant previously registered against the Title, a covenant that prohibits the use
of agricultural land for farm purposes has no effect until approved by the Commission. Council
could request the Land Commission to take into consideration the existing Natural State
Covenant.

The Peninsula and Area Agricultural Commission considered the application and recommended
that further information on the agricultural capability of the property at 5058 West Saanich Road
should be obtained from a qualified agrologist. Based on soil samples provided from the site by
the applicant, the Provincial agrologist has indicated that the soil quality appears to be suitable
for soil-based farming.

The “Agricultural Land Commission Act” requires that a local government that receives an
application for inclusion of land in the ALR must forward the application to the commission
together with any comments and recommendations of the local government may wish to
provide.

On the basis that there are agricultural and environmental considerations associated with this
application, staff recommend that it be forwarded to the Agricultural Land Commission (ALC)
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