AGENDA
@1 For the Council Meeting to be Held
At the Saanich Municipal Hall,
770 Vernon Avenue
' MONDAY, NOVEMBER 14, 2016.

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

Motion to close the meeting to the public in accordance with Section 90 (1) (a) of the Community Charter.
Il 7:00 P.M., COUNCIL CHAMBERS

A.

P.3

P.4

P.5

P.9

ADOPTION OF MINUTES

1.
2.

Council meeting held October 24, 2016
Committee of the Whole meeting held October 24, 2016

. RATIFICATION OF PERMIT APPROVAL

1.

4396 WEST SAANICH ROAD — DEVELOPMENT PERMIT AMENDMENT

From the Committee of the Whole meeting held June 13, 2016, approval of Development Permit
Amendment DPA00852 for a proposed six-storey, 60-unit apartment building with underground
parking.

. PUBLIC INPUT (ON BUSINESS ITEM D)

. RECOMMENDATIONS FROM COMMITTEES

1.

GOVERNANCE REVIEW CITIZENS ADVISORY COMMITTEE (GRCAC) — RESPONSE TO
CALL FOR SUBMISSIONS

Recommendation from the October 12, 2016 Governance Review Citizens Advisory Committee
meeting that the GRCAC report to Council on the offer of the consulting contract to Sirius
Strategic Solutions Ltd.

ARTS, CULTURE AND HERITAGE ADVISORY COMMITTEE — CELEBRATING CANADA'S
150 SESQUICENTENNIAL — COMMUNITY LEADERS

Recommendation from the October 27, 2016 Arts, Culture and Heritage Advisory Committee
meeting that Council nominate the individuals identified in the report as Saanich’s Federation of
Canadian Municipalities Canada 150 Community Leaders.

ARTS, CULTURE AND HERITAGE ADVISORY COMMITTEE — ARTS CENTRE SIGN AT
CEDAR HILL RECREATION CENTRE

Recommendation from the October 27, 2016 Arts, Culture and Heritage Advisory Committee
meeting that Council consider signage that reflects the activities at the Cedar Hill Community
Recreation Centre, and that the name of the facility be changed to the Saanich Arts and
Recreation Centre.

*** Adjournment * * *
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS NOVEMBER 14, 2016

P. 12

P. 99

P. 122

AGENDA

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

986 & 990 DOUMAC AVENUE — DEVELOPMENT PERMIT AND REZONING

Report of the Director of Planning dated October 11, 2016 recommending that Council amend
the Zoning Bylaw to add a new RA-VC (Apartment-Village Centre) Zone, rezone the property
from Zone RS-18 (Single Family Dwelling) to the new Zone RA-VC, approve Development
Permit DPR00640 for a proposed four-storey, 25-unit strata titled apartment project with
underground parking, and that final reading of the Zoning Amendment Bylaw be withheld
pending registration of a covenant to secure the items as outlined in the report. A Form and
Character Development Permit is also required.

2893 SEA VIEW ROAD - REQUEST FOR REMOVAL FROM THE ENVIRONMENTAL
DEVELOPMENT PERMIT AREA (EDPA)

Report of the Director of Planning dated October 27, 2016 recommending that Council not
support the request to remove the property from the EDPA for the reasons outlined in the report.

4573 PROSPECT LAKE ROAD — COVENANT AMENDMENT

Report of the Director of Planning dated October 28, 2016 recommending that
Council discharge Restrictive Covenant K75432, and that the discharge of the
Restrictive Covenant be withheld pending the registration of a new covenant to
protect a key area of environmental significance as outlined in the report.

*** Adjournment * * *

“‘IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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DPR00640; REZ00569 -2- October 11, 2016

Proposed Minimum

Lot Size: N/A
Local Area Plan: Cordova Bay
LAP Designation: General Residential

Community Assn Referral: Cordova Bay Association for Community Affairs e Letter of
support received April 15, 2016.

PROPOSAL

The applicant proposes to rezone two lots from the RS-18 (Single Family Dwelling) Zone to a
new RA-VC (Apartment-Village Centre) Zone in order to construct a 4-storey, 25 unit strata-
titled apartment with underground parking. A Form and Character Development Permit is also
required.

PLANNING POLICY

Official Community Plan (2008)

4.2.2.1. “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.”

4.2.2.14. “Encourage the use of “green technologies” in the design of all new buildings.”

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

4.2.2.20. “Require building and site design that reduce the amount of impervious surfaces and
incorporate features that will encourage ground water recharge such as green roofs,
vegetated swales and pervious paving material.”

4.2.3.2. “Support developments in “Centres” and “Villages” that:

e encourage diversity of lifestyle, housing, economic, and cultural opportunities;
concentrate the greatest densities of residential and employment activity near the
centre or focal area of each Centre/Village and locate lower densities and
building heights near the periphery;

e provide publicly accessible open space that complements the public realm, and
create identifiable focal points within each Centre/Village;

e sets aside land for public open space in the form of natural areas, parks,
playgrounds, open air plazas and other assembly and activity spaces;

e protect and encourage traditional “mainstreet” streetscapes;
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Figure 1: Context Map
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e encourage the integration of residential, commercial, and public land uses both
within buildings and between adjacent sites;

¢ complement and integrate new development with adjacent existing development;
provide for a range of housing options by location, type, price and tenure;

e support the integration of institutional uses as community focal points to
maximize opportunities for accessing essential amenities and services;
integrate and support the use of alternative transportation; and

e account for and mitigate through traffic on major streets and collectors roads.
result in reduced energy use, net energy generation and reduced Greenhouse
Gas emissions.

e create or enhance the node’s unique “sense of place”.”

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)

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 multiple 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.”

Cordova Bay Local Area Plan (1998)
7.6 “Support in principle rezoning applications for attached housing within the village
core as indicated on Map 7.2.”

7.7 “Consider the impact of new development on established views through the
rezoning, development permit and subdivision process.”

Cordova Bay Village Development Permit Area Guidelines

Key guidelines include massing and scale that is compatible with adjacent development; village-
like character; strong pedestrian focus; vehicle access to Sutcliffe Road, Doumac Avenue, or
Cordova Bay Road; and retention of existing trees wherever possible.

DISCUSSION
Neighbourhood Context

The 1671.87 m? site is located in Cordova Bay “Village” on the north side of Doumac Avenue. It
comprises two lots, each containing single family dwellings. Surrounding land use is attached

15
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Figure 2: Site/Landscape Plan
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Figure 3: Cordova Bay Village 2015 Air Photo (Source: Saanich GIS Maps)

Figure 4: Cordova Bay Village Streetscape (Source: Google Maps)
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housing to the north, commercial and a vacant parcel to the east, single family dwellings to the
west, and Cordova Bay Plaza Shopping Center to the south. The site is located close to
“Village” services, Cordova Bay Elementary School, Cordova Bay Senior's Centre, Cordova Bay
beach, and Doumac Park. Doumac Avenue is a local pedestrian connector to Lochside
Regional Trail.

Land Use

The site and surrounding area is designated in the Official Community Plan (OCP) as a “Village”
Centre. “Villages” are small local nodes, with a historical basis, that meet local residents’ basic
commercial and service needs. They also provide a limited amount of multiple family housing,
and they are typically serviced by a single bus route. The OCP supports low-rise residential

(3 to 4 storeys) in “Villages”.

The “Village” area, historically, has provided a range of services to Cordova Bay residents and
seasonal visitors since the first grocery store opened in the “Village” in 1911. In the late 1920s
and early 1930s, a tea room, dance pavilion, auto court and summer cabins were also added.
McMorran's Seaview Shopping Plaza (now Cordova Bay Plaza) was constructed in 1960.

During the 1980s, several sites in the “Village” were developed for multi-family housing including
the Cordova Bay Beach Estates development south of the plaza which includes a mixture of
apartments and attached housing, and attached housing developments north of the plaza on
Cordova Bay Road and on Sutcliffe Road.

In 1999, Council approved a Development Permit Application to construct a new 3800 m?
shopping centre to replace Cordova Bay Plaza. The proposal included a grocery store, a
3-storey mixed-use building with retail on the ground floor and 16 apartment units above, a
bank, and a small retail building fronting on Cordova Bay Road. Issuance of the Development
Permit was withheld pending site consolidation and resolution of site contamination issues. As
a result of the significant delay to resolve the contamination issues, that development has not
been constructed. In 2012, the Province issued a Certificate of Compliance for the shopping
centre site.

The lack of a full range of services in the “Village” to serve a growing population in Cordova Bay
has contributed to the evolution of Mattick’'s Farm, located +800 m to the north, into a type of
“Village” that provides a broad range of services to area residents as well as visitors to the area.

The proposal would be the first multi-family housing development along Doumac Avenue which,
with the exception of the shopping centre, comprises mostly single family dwellings. Itis
anticipated that over time the shopping centre will redevelop and land use along Doumac
Avenue will transition to various forms of infill housing. In the interim, the impact of new
development on the remaining housing can be mitigated through careful design including such
features as underground parking, stepped building design, articulated fagades and high quality
landscaping.

The proposed 25 unit apartment would comply with OCP policies that support multi-family
housing, up to 4-storeys in height, in “Villages”. It would provide a housing alternative for area
residents wishing to downsize from a single family dwelling but remain in the neighbourhood
close to a range of services and Cordova Bay beach. For these reasons, the proposed land use
can be supported.

18



DPR00640; REZ00569 -8- October 11, 2016

Site and Building Design

The proposed 4-storey apartment would be constructed over underground parking. Access to
the building would be from Doumac Avenue. The ramp to the underground parkade would be
along the east property boundary. The building would contain a mixture of one and
two-bedroom units, some of them with dens. Four 2-storey, townhouse-like units would be
provided along the Doumac Avenue frontage. These two-bedroom units would be accessible
from hallways within the building or directly from private patios adjacent to the street.

To create a strong pedestrian focus and presence on the street the building would be sited

2.6 m from the property line abutting Doumac Avenue. Other proposed setbacks are 6.18 m
from the rear lot line, 5.4 m from the easterly side lot line and 6.5 m from the westerly side lot
line. Decks for the townhouses would be provided at the second floor level. The building would
be stepped back at the upper levels. Green roofs would be provided at the front of the building
on levels 3 and 4 and at the rear of the building on level 4. Exterior cladding would include grey
stucco; natural wood, brick, and fibre-reinforced cement board siding; pre-finished black metal
flashing; aluminum windows and doors; and metal and glass balcony railings. Two levels of
glazing would help to accentuate the front entrance to the building.

Figure 5: Proposed Green Roof

19



DPR00640; REZ00569 -9- October 11, 2016

Figure 6: Streetscape View (Looking north from Doumac Avenue)

Figure 7: South (Front) Elevation

Figure 8: North (Rear) Elevation
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The townhouse-style units at the front of the building, the stepping of the upper floors,
articulation of the facade and the variety of building materials would help to create visual
interest. The high quality landscape design and generous balcony and patio spaces would
contribute to liveability for the future owners.

Respecting the green roofs, some HPO warranty providers will not warranty residential buildings
with green roofs due to the potential for building envelope failure. The applicant has confirmed
with his warranty provider that there is no issue with providing green roofs on this building
subject to the use of best management practices and installation by a qualified roofing
contractor.

Environment

The site rises in elevation about 2.0 m from southeast to northwest. An Arborist’s Report was
prepared for the site by Talbot Mackenzie & Associates Consulting Arborists. The report states
that there are 27 trees located within the properties boundaries. The tree resource on the site
consists of a mixture of native and non-native species. Many of the trees have developed poor
structures as a result of the lack of maintenance.

Construction of the underground parking would require excavation to the property line on all
sides and would require removal of all of the 27 trees on the site. In addition, it is anticipated
that two trees on the neighbouring property at 5150 Cordova Bay Road and six trees located on
the municipal frontage would also require removal. Two Douglas-fir trees, a multiple stemmed
Western Red cedar hedge row, a Japanese maple located on the neighbouring property at 5156
Cordova Bay Road and a Douglas-fir located on the neighbouring property at 964 Doumac
Road may be impacted by excavation for the proposed underground parking and their retention
would depend on the extent of required excavation and roots encountered during excavation.

Excavation within the critical root zones of these trees must be performed under arborist
supervision and would likely involve shoring or similar methods to eliminate the need for any cut
slope beyond the property line. Approval from the property owner and a Tree Permit issued by
Saanich would be required to remove trees on neighbouring properties. Permission has been
granted by the owner to remove two trees at 5150 Cordova Bay Road.

The proposed landscape plan indicates 12 trees to be planted on-site and 4 trees to be planted
on the boulevard. Many of these trees would be planted over the parking slab. The plans
indicate that adequate soil depth and volume would be provided. Saanich’s Urban Forest
Strategy requires 1:1 replacement for any trees removed. If all of the replacement trees cannot
be accommodated on site, Saanich Parks requires payment of $300 per tree that cannot be
accommodated to be used to plant trees elsewhere in the Cordova Bay area. In this case, the
applicant has agreed to pay a total of $5,700 to Saanich’s Tree Replacement Fund for the 19
replacement trees that cannot be accommodated on the site.

Stormwater management must be provided in accordance with the requirements of Schedule H
“Engineering Specifications” of the Subdivision Bylaw. The site is within a Type Il watershed
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Figure 9: Tree Plan

22



DPR00640; REZ00569 -12 - October 11, 2016

area which requires stormwater storage, oil/grit separator or grass swale and sediment basin.
The applicant has stated that there would be 70% impervious surface on the site compared with
32% under the existing condition. Stormwater management would include a rain garden or
underground infiltration/detention system in accordance with the Saanich requirements. The
structure would be certified Built Green® Gold or equivalent environment and sustainability
standard.

The property at 990 Doumac Avenue is adjacent to Shell Canada’s former Payless Gas station.
On behalf of Shell Canada, SNC-Lavalin Inc. tested the site at 990 Doumac Avenue for potential
Shell-caused contamination. Analytical results were all less than the allowable residential
standards.

Mobility

The site has frontage on Doumac Avenue which is a “residential street” and a local pedestrian
connector to Lochside Regional Trail. Cordova Bay Road to the east is designated in the
Cordova Bay Local Area Plan as a “major road of special design” which provides for municipal-
wide through traffic. The Local Area Plan policies provide that it should be limited to two travel
lanes in order to retain the general character as a scenic marine drive.

The Development Servicing Requirements for the project require that Doumac Avenue, fronting
this proposal, must be reconstructed to a minimum 7.0 m width complete with concrete curb,
gutter and separated 2.0 m wide concrete sidewalk. Saanich Engineering has requested the
applicant to consider providing a 2.0 m wide asphalt pathway on the north side of Doumac
Avenue between the site and Cordova Bay Road as part of his community contribution to
provide continuity until such time as the adjacent property redevelops and a more permanent
concrete sidewalk is constructed. The applicant has agreed to construct the pathway. A
contribution in the amount of $9,000 (6% of the total cost of $150,000) is also required for the
construction of a future northbound left turn on Cordova Bay Road at Doumac Avenue. The
balance of the left-turn lane cost would be required from other property owners along Doumac
Avenue when redevelopment occurs.

Parking for the proposed development would exceed the Zoning Bylaw requirement of 1.5
spaces per unit (38 spaces required, 39 spaces are proposed). In addition, Class | (secure)
bicycle parking for residents would be provided in the underground parking structure in
accordance with the Zoning Bylaw requirement. A six space bike rack for visitors would be
provided at the apartment entrance.

Based on feedback received from neighbours, a pull-out is proposed in front of the building to
accommodate pick-up and drop-off and short-term parking for delivery and moving vehicles.

New Zone

The proposal has a density of 1.78 Floor Space Ratio (FSR), 53% site coverage, 15.55 m
building height, and building setbacks of 2.6 m (3.0 m to the face of the building) from the
property line abutting Doumac Avenue, 6.18 m from the rear lot line, 5.4 m from the easterly
side lot line and 6.5 m from the westerly side lot line. The applicant has requested rezoning to a
new site-specific zone with density, siting and height requirements appropriate to the
development and its “Village” location.

The proposed RA-VC (Apartment-Village Centre) Zone would permit a maximum 55% site
coverage, 1.80 FSR and 16.0 m height. Required setbacks would be 2.5 m from a lot line
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abutting a street, 5.0 m from an interior side lot line and 6.0 m from a rear lot line which does not

abut a street.

The following table provides a comparison of the proposal with the requirements of the RA-3
(Apartment) Zone which is the most common apartment zone in the urban area of Saanich and
the C-1CBV (Commercial Cadboro Bay Village) Zone which was established to accommodate
the recently completed 3-storey apartment/commercial building, with surface parking, at 2580
Penrhyn Street in Cadboro Bay Village.

TABLE 1 - ZONE COMPARISON

Proposed Proposed
Develrc))pment RA-VF(): Zone RA-3 Zone | C-1CBV Zone

FLOOR SPACE RATIO 1.78 1.80 1.2 1.6
SITE COVERAGE 53% 55% 35% -
HEIGHT 15.55m 16.0 m 11.5m 11.0m
SETBACKS:

Abutting a street 26m 25m 7.5m 21m

Rear not abutting a street 6.18 m 6.0m 12.0m 44 m

Interior side 6.5m&54m 50m 7.5m 20m

The proposed new RA-VC zone is designed to be transferable for use on other “Village” centre
apartment sites, if appropriate. The requirements of the proposed zone are consistent with the
anticipated design and density of new multi-family housing developments in “Village” centre

locations.

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.

Climate Change

This section includes the specific features of a 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 the following features related to mitigation and adaptation:

e The proposal is located within Cordova Bay “Village” Centre.
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e The proposal is an in-fill development that is able to use existing roads and infrastructure to
service the development.

e The site is conveniently located adjacent to Cordova Bay Plaza which includes a grocery
store, bank and a variety of other retail and service outlets. It is within 500 m of Cordova
Bay Elementary School and Senior’s Centre, 200 m of the Beach House restaurant and
Cordova Bay beach access, and 900 m to a variety of services at Mattick’'s Farm.

o Public transit service is available along Cordova Bay Road at an average weekday
frequency of 57 minutes. The nearest bus stop is located within 100 m walking distance
near the intersection of Doumac Avenue and Cordova Bay Road.

e Sustainable development practices would be followed and the project would be
BUILT GREEN® Gold or an equivalent energy efficient standard. This commitment would be
secured by covenant.

e The applicant has agreed to construct the development with the necessary conduit and
piping in order for the building to be solar ready for future installation of solar photovoltaic or
hot water heating systems, which would also be secured by covenant.

e A pull-out is proposed in front of the building to accommodate pick-up and drop-off and
short-term parking for delivery and moving vehicles.

¢ While the proposal would result in the loss of about 35 trees, 16 replacement trees would be
planted on the site and boulevard. In addition, a $5,700 contribution would be made to
Saanich’s Tree Replacement Fund for the replacement tree that cannot be accommodated
on the site. Saanich would use the funds to plant trees elsewhere in the Cordova Bay area.

e Green roofs would be provided at the front of the building on levels 3 and 4 and at the rear
of the building on level 4.

e Construction waste would be diverted from the landfill though an on-site waste management
plan to reduce waste generation.

e Bicycle parking would be provided in accordance with the Zoning Bylaw requirement. A bike
wash station would also be provided.

e An extra parking space would be provided beyond the Zoning Bylaw requirement. This
space would include rough in for an electric car charging station.

e Large decks and patios would provide an opportunity for residents to plant container
gardens.

Sustainability

Environmental Integrity

This section includes the specific features of a proposal and how it impacts the natural
environment. Considerations include: 1) Land disturbance; 2) Nature conservation; and
3) Protecting water resources.

The proposed development includes the following features related to the natural environment:

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

e The proposal includes sustainable stormwater management practices by using a rain
garden or underground infiltration/detention system and partial green roof.

o The development would result in 70% impervious surface on the site compared with 32%
under the existing condition.

e The proposed landscaping includes a mixture of native species and adaptive species
suitable for the proposed location and potential climate change impacts.
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Social Well-being

This section includes the specific features of a proposal and how it impacts the social well-being
of our community. Considerations include: 1) Housing diversity; 2) Human-scale pedestrian
oriented developments; and 3) Community features.

The proposed development includes the following features related to social well-being:

e The multi-family proposal includes a range of dwelling types by including a mix of two-
bedroom townhouse-type units as well as one and two-bedroom apartments including some
with dens. These units are expected to be attractive to downsizing households from within
the Cordova Bay area.

e The residential design incorporates outdoor areas for each dwelling unit through either
balconies or ground level patios that are suitable for active use and seating.

o The proposal would provide new residential units in the area, which would augment safety in
the neighbourhood by enhancing passive surveillance and active use of public spaces.

Economic Vibrancy

This section includes the specific features of a proposal and how it impacts the economic
vibrancy of our community. Considerations include: 1) Employment; 2) Building local economy;
and 3) Long-term resiliency.

The proposed development includes the following features related to economic vibrancy:

e The development is expected to create short-term jobs during the construction period and
include the services of local companies during and after construction.

e The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within Cordova Bay
“Village” and at Mattick’'s Farm.

COMMUNITY CONTRIBUTION

Through discussions with staff and the community, the applicant proposes to contribute $10,000
to the Saanich Affordable Housing Fund and $10,000 to the Saanich Transportation Fund. In
addition, a temporary path would be constructed along Doumac Avenue from the development
to Cordova Bay Road in response to an Engineering Department request. These items would
be secured by covenant prior to Final Reading of the Zoning Amendment Bylaw and ratification
of the Development Permit.

The applicant has stated that the proposed green roof on parts of the building would benefit the
community at large in its ability to provide reductions in stormwater management requirements
along with beautification of the streetscape when viewed from the properties above. On this
basis, he has attributed $13,000 (24%) of the total estimated cost of $54,390 for the green roof
as part of his community contribution. The green roof would be secured through the
Development Permit. These items are in addition to the basic building, servicing and
sustainability requirements that are standard for most new apartments.

Proposed Community Contribution Estimated Value
Contribution to the Saanich Affordable Housing Fund $10,000
Contribution to the Saanich Transportation Fund $10,000

Construction of a temporary path along Doumac Avenue from the development to
$4,500

Cordova Bay Road.

24% of the total cost of $54,390 for installation of a green roofs. $13,000

Total Community Contribution ($1,500 per unit) $37,500

Bl @ INE
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The proposed community contributions are consistent with the range of items listed in OCP
policy 7.1.4 and the estimated total value of the contributions ($1,500 per unit) is within the
range provided for other similar developments in Saanich.

CONSULTATION

Advisory Design Panel
The Advisory Design Panel considered the application at its meeting held March 16, 2016. The
Panel resolved as follows:

“That it be recommended that the 4-storey, 25-unit condo project with underground parking at
986 & 990 Doumac Avenue be approved as presented and that the comments from the Panel
be considered.”

Comments from Panel members included the following:

e There are concerns about effective stormwater management due to the amount of concrete
being utilized and because the proposed building takes up so much of the site.

¢ Negative impacts to existing neighbouring properties should be avoided and creating a
friendly face to the street should be a priority.

e The density and height of this proposal is as intended for this area and it would form part of
the future village.

e An accessible parking space should be included in both the designated and visitor parking
areas and should be located close to the elevator or access points.

e A door from the south side of the building with direct access to the elevator should be
added. Glass walls should be considered for the elevator lobby for Crime Prevention
through Environmental Design (CPTED) considerations.

e Curved pathways result in extra hard surfaces, direct paths may be a better approach.

e The shape of the proposed building and the line of the upper roof are nice; however, the
townhouses could be better emphasized and the roof line could be reduced to better shape
the building.

In response to ADP, staff and neighbour comments, the applicant has revised the building plans
to slightly reduce the building height, enhance the north elevation, accommodate garbage and
recycling areas, provide a partial green roof, pull back the trellis structure away from the street
to help emphasis the townhouse units, and provide a door and windows in the parkade lobby to
improve security. In addition the site plan was revised to provide a parking bay in front of the
building and enhance the entry walkways to the townhouse units.

Community Association

The applicant has stated that neighbourhood meetings were held on December 5, 2015 and
April 2, 2016. In addition, meetings with the Cordova Bay Association for Community Affairs
Executive were held on March 9, 2016 and April 2, 2016. A letter of support from the
Community Association was received April 15, 2016.

Letters received to-date from area residents indicate that some residents do not support the

proposal. Key concerns stated relate to building height, number of units, potential traffic
impacts, village character and precedent for other similar projects in the village area.
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SUMMARY

The proposed 25 unit apartment would comply with OCP policies that support multi-family
housing, up to 4-storeys in height, in “Villages”. It would provide a housing alternative for area
residents wishing to downsize from a single family dwelling but remain in the neighbourhood
close to a range of services and Cordova Bay beach.

The proposed building and site design is appropriate for the “Village” location. The townhouse-
style units at the front of the building, the stepping of the upper floors, articulation of the facade
and the variety of building materials would help to create visual interest. The high quality
landscape design and generous balcony and patio spaces would contribute to liveability for the
future owners.

Construction of the underground parking would require excavation to the property line on all
sides and would require removal of all of the 27 trees on the site. The proposed landscape plan
indicates that 12 trees would be planted on-site and 4 trees would be planted on the boulevard.
In addition, the applicant would contribute $5,700 ($300 per tree) to Saanich’s Tree
Replacement Fund for the replacement trees that cannot be accommodated on the site. The
structure would be certified Built Green® Gold or equivalent environment and sustainability
standard.

The Development Servicing Requirements for the project require that Doumac Avenue, fronting
this proposal, must be reconstructed to a minimum 7.0 m width complete with concrete curb,
gutter and separated 2.0 m wide concrete sidewalk. A contribution in the amount of $9,000 is
also required for the construction of a future northbound left turn on Cordova Bay Road at
Doumac Avenue.

Parking for the proposed development would exceed the Zoning Bylaw requirement (38 spaces
required, 39 spaces are proposed). Bicycle parking would be provided in accordance with the
Zoning Bylaw requirement. In addition, a pull-out is proposed in front of the building to
accommodate pick-up and drop-off and short-term parking for delivery and moving vehicles.

A new site-specific zone of RA-VC (Apartment-Village Centre) Zone is proposed with density,
siting and height requirements appropriate to the development and its “Village” location. The
proposed new zone is designed to be transferable for use on other “Village” centre apartment
sites, if appropriate.

The application is supported by the Cordova Bay Association for Community Affairs and by the
Advisory Design Panel.

28



29



30



31



32



33



34



35



36



37



38



39



40



41



42



43



44



45



46



47



48



49



50



51



52



53



54



55



56



57



58



59



60



61



62



63



64



65



66



67



68



69



70



71



72



73



74



75



76



7



78



79



80



81



82



83



84



85



86



87



88



89



90



91



92



93



94



95



96



97



98



99

CW


hopkindl
Text Box
CW
  2


100



101



102



103



104



105



106



107



108



109



110



111



112



113



114



115



116



117



118



119



120



121



122


hopkindl
Text Box
CW
  3


-2- October 28, 2016

Local Area Plan: Rural Saanich
LAP Designation: Rural Residential/Agriculture

Community Assn Referral: Prospect Lake Community Association « Referral sent 13 July
2016. Response received August 18, 2016 indicating no objection.

PROPOSAL
The applicant is requesting that the existing Covenant, dating from 1981 and specifying the
location of a potential second dwelling on the subject property, be removed from the Title. The

applicant has agreed to place a new covenant on the property to protect a key area of
environmental significance.

Figure 1: Context Plan
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PLANNING POLICY
Official Community Plan (2008)

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."

4.1.2.5 "Preserve “micro-ecosystems” as part of proposed development applications, where
possible."

4251 "Support the retention of rural and farm lands through adherence to the Urban
Containment Boundary policy and preservation of the Agricultural Land Reserve
(Map 19)."

4252 "Maintain farming, food production, and large lot residential as the predominant land

use on rural lands."

4253 "Maintain a minimum parcel area of 2.0 ha for the A-1 (Rural) zone and 4.0 ha for the
A-4 (Rural) zone."

Rural Saanich Local Area Plan (2008)

13.1 “Maintain a minimum parcel area of 2.0 ha for the A-1 (Rural) zone and 4.0 ha for the
A-4 (Rural) Zone.”

13.2 a) “Do not support a rezoning application to provide for new lots having an area less
than 4.0 ha in the Prospect Lake Watershed as identified on Map 13.1.”

13.6 “Do not consider an application to subdivide a parcel that is zoned to permit two
dwellings on one parcel unless the parcel is first rezoned to an appropriate rural zone
that permits only one dwelling on a parcel or a covenant is registered prior to final
reading to permit only one dwelling on a parcel.”

BACKGROUND

The subject property was rezoned from A-1 Rural Zone to A-2 (Two Dwelling) Rural Zone in
1981 to allow for a second dwelling to be constructed on the property. The intent of the original
rezoning was to allow for a family member of the then owners (Mr. and Mrs. Arthur Richardson)
to reside in a separate house on the property.

At that time, the subject restrictive covenant was registered on the property Title as a
requirement of Saanich Council “to ensure that the placement of the new house on the property
would not preclude subdivision in the future”. A house location was selected and secured
though the covenant, as shown in Figure 2. At the time of the rezoning, policy was such that
future subdivision was possible.
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The second dwelling was never constructed as such only one house currently exists on the
property. The current owner of the property is the Arthur Richardson Trust, the sole trustee of
which is Mr. John Richardson, the son of the owners who originally rezoned the property and
had the covenant put in place. Mr. John Richardson is now looking to sell the property, and it is
through a potential sale that the presence of this covenant was discovered.

Prospective purchasers have indicated that the covenant is unnecessarily restrictive, and the
current owner is requesting that the covenant be removed.

Figure 2: Site Plan

DISCUSSION

The wording of the covenant to specify the area for a second dwelling states that the
Covenantors “...will not construct erect, place or maintain any structure or building on any part
of the said lands except as defined in the Covenant”.

The building area described is a rectangular area measuring 18.29 m wide by 30.48 m deep

(60’ x 100’), and having an area of 557 m? (6000 ft?); roughly equivalent to a standard RS-6
(Single Family Dwelling) Zone lot commonly found in urban areas of Saanich.
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The site for the second house was selected by staff and ultimately approved by Council so as
not to preclude future subdivision potential. As previously noted, at the time of the rezoning,
policy was such that future subdivision was possible.

From a present day policy perspective, the argument for locating a second dwelling so as not to
preclude future subdivision is no longer valid. The parcel is 7.95 ha in size and therefore lacks
the area to be subdivided under the existing A-2 zoning (which requires a minimum 4 ha per
lot). In addition, the parcel is located in the Prospect Lake Watershed as identified in Map 13.1
of the Rural Saanich Local Area Plan, and LAP Policy 13.2 a) discourages rezoning to allow for
lots having an area of less than 4.0 ha.

If Council agrees to remove the subject covenant the standard A-2 zoning restrictions would
apply in relation to building siting. The applicant does not have house plans or notions as to
where the second house would be sited, as their intention is to sell the land in its current state.
Environment

Environmental Services staff attended the property and identified a key area of the site that has
environmental significance and where construction should be avoided (see Figure 3).

Figure 3: Site Plan showing proposed Covenant Area
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The applicant has worked with staff and is willing to secure the sensitive ecosystem identified
during the site visit. It is recommended that if the existing covenant is discharged that a new
covenant be registered to prohibit the siting of a dwelling on the area shown in Figure 3.

The site has significant changes in grade and is well treed as noted in Figure 4 below. Tree
loss related to the construction of a second house and any associated access driveway would
be comparatively small given the size of the property and it current tree inventory. Staff do want
to ensure Council is aware that removing the current restrictive covenant will mean that tree
removal is regulated solely through Saanich’s “Tree Protection Bylaw”.

Figure 4: Air Photo with Contours

CONSULTATION

Community Association

The Planning Department referred the application to the Prospect Lake Community Association
(PLCA) on July 13, 2016. The PLCA responded on August 18, 2016, indicating no objection to
the request to replace the restrictive covenant on the property.

SUMMARY

The applicant requests that an existing Covenant, dating from 1981 and specifying the location
of a potential second dwelling on the subject property, be removed.

The subject property was rezoned from the A-1 Rural Zone to A-2 (Two Dwelling) Rural Zone in
1981 to accommodate a second dwelling on the property. At the time, a Restrictive Covenant
was put in place on the property “to ensure that the placement of the new house would ensure
that it could be subdivided on its own lot in the future”.
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