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Local Area Plan:

Cordova Bay Local Area Plan

LAP Designation:

General Residential

May 25, 2015

Community Assn Referral: Cordova Bay Association ● Referral sent April 4, 2012 and
January 22, 2015. E-mail indicating no objection received April
18, 2012 with an additional comment provided regarding slope
stability. Due to the revision of this application Planning rereferred the application to the Community Association on January
22, 2015, and they replied on January 23, 2015 indicating they
had no further comments.
PROPOSAL
The owner has applied to rezone the subject property from RS-18 (Single Family Dwelling)
Zone to RS-12 (Single Family Dwelling) Zone for the purpose of subdivision to create one
additional lot for single family dwelling use. Variances are requested for lot width.
The original application was rejected by Council on October 15, 2012, with lack of adequate
information being cited as a main concern. The applicant subsequently appealed that decision,
noting support from neighbours, the Cordova Bay Association for Community Affairs, and the
Friends of Mount Douglas Park, and committing to provide the requested information. On
November 19, 2012, Council moved to refer the application back to the Committee of the Whole
for further consideration.

Figure 1: Proposed Subdivision (see Figure 3 for actual proposed setbacks)
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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.”

4.2.1.2

“Maintain the Urban Containment Boundary as the principal tool for growth
management in Saanich, and encourage all new development to locate within the
Urban Containment Boundary.”

4.2.4.3

“Support the following building types and land uses in Neighbourhoods:
 Single family dwellings;
 Duplexes, tri-plexes, and four-plexes;
 Townhouses;
 Low-rise residential (up to four storeys); and
 Mixed-use (commercial/residential) (up to four storeys).”

4.2.1.14

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

Cordova Bay Local Area Plan (1998)
The property is designated “Residential I” in Map 7.1 of the Cordova Bay Local Area Plan. The
Local Area Plan policies applicable to this proposal are as follows:
5.1

“Encourage protection of indigenous vegetation, wildlife habitats, urban forest
landscapes and sensitive marine environments within Cordova Bay when considering
applications for change in land use”;

5.7

“Consider the need for a geotechnical assessment before approving any development
on steep slopes including the gravel pits.”

7.2

“Require a minimum lot area of 930 m2 * within the area designated Residential I on Map
7.1, except:
(b)

on lots shown on Map 7.1 to be serviced by the proposed Cordova Bay Road
sewer lift station, an average lot area of 930 m2 may be considered only if
significant portions of the site are set aside for park and/or environmental
protection.”

 excludes the area of the access strip for panhandle lots.
7.7

“Consider the impact of new development on established views through the rezoning,
development permit and subdivision process.”
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DISCUSSION
Neighbourhood Context
The +/- 3250 m2 site is located within the Urban Containment Boundary and Sewer Service
Area. It fronts on to the north side of Cordova Bay Road (Mount Douglas Parkway) and extends
to the Cordova Bay waterfront. Two driveways currently access the site, leading to a large
gravel parking area and the existing dwelling. The southern half of the property, from the road
to the top of the bank, is relatively flat and encompasses the dwelling, lawns and landscaping.
From the top of the bank, the slope down to Cordova Bay is approximately 30 m in height and
has an overall angle of 40 to 45 degrees. The adjacent parcel to the west is zoned RS-12.
Single family residential development to the south and east are zoned RS-18 (see Figure 2).

Figure 2: Neighbourhood Context

Land Use
The proposal is consistent with Cordova Bay Local Area Plan Policy 7.2 with respect to
minimum lot sizes, as the plan calls for a minimum lot size of 930 m2 in this area. The proposal
is also consistent with the Official Community Plan (OCP) which allows for limited infill in
neighbourhoods inside the Urban Containment Boundary. Proposed lot sizes and
configurations are compatible with the pattern of nearby development of lands serviced by the
Cordova Bay Sewer Lift Station that has occurred over the past eight years. While the OCP
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contemplates the majority of future growth being focused in “Centres” and “Villages”, Local Area
Plan policies do support limited residential infill where it is considered appropriate and
compatible with surrounding land uses.
Building and Site Design
Proposed Lots 1 and 2 would be rectangular shaped waterfront lots with areas of +\- 1700 m2
and 1550 m2 respectively (see Figure 1). The existing circa 1960 dwelling would be
deconstructed. Lot width variances from 22 m to 16.58 m are requested for each proposed lot.
The proposed RS-12 zoning would allow new dwelling sizes to a maximum 500 m2 nonbasement gross floor area. Size and siting of the proposed new dwellings would not be out of
character with the large lot sizes and location of dwellings on neighbouring properties. A
conceptual streetscape view of the proposed lots and adjoining properties has now been
provided, as well as a conceptual design of proposed houses for both lots (see “Additional
Information” section, below). Proposed RS-12 zoning would provide a 7.5 m front yard setback
for new dwellings on proposed Lots 1 and 2. The rear setbacks would be constrained by
geotechnical setback requirements and alignment of sanitary sewer and storm drain extensions.
Variances
The Zoning Bylaw specifies a minimum lot width of 22 m in the proposed RS-12 Zone. The
applicant has requested identical variances to reduce the width of each lot to 16.58 m. Several
RS-12 zoned lots in the area have reduced lot widths ranging from 17 m to 20 m. Given that
there are a number of lots in this neighbourhood which are narrower than 22 m, the large size of
the proposed lots, and the screening effect of the boulevard and front yard vegetation, the
requested variances would not have a significant impact on the streetscape or neighbourhood
character and can be supported.
Environment
Environmental Services has reviewed the application and advise that the Marine Backshore is
worthy of enhanced protection. This area is from the beach up to and past the top of bank and
is comprised of natural understorey with topped trees. Protection of the trees and understorey
is desirable from both a stability and habitat perspective. Provision of suitable covenants to
protect the natural state of the area would be referred to the Approving Officer in the subdivision
process.
Saanich Parks has reviewed the application and consulting arborist report. The report identifies
six trees that would require removal (one Arbutus and five Western Red Cedar), for the
proposed building footprints and underground sewer and storm drain services. The report also
provides recommendations and specifications for service locations and driveways to preserve
bylaw-protected trees. Provision of suitable covenants to require that the land be developed in
accordance the consulting arborists’ recommendations would be referred to the Approving
Officer.
Geotechnical Considerations
The applicant has provided three reports prepared by Levelton Consultants Ltd. relating to the
geotechnical conditions at the site. The reports are required to ensure the sites can be safely
built upon. The reports confirm that for subdivision approval, as required by the “Land Title Act”,
‘that the land may be used safely for the use intended.’ Suitable covenants would be required
to ensure that the land be developed in accordance with the geotechnical engineer’s
recommendations. Similar geotechnical reports and covenants have been secured in
conjunction with development of parcels along this section of waterfront.
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ADDITIONAL INFORMATION
On October 15, 2012, a Committee of the Whole meeting was held to consider the application to
rezone the subject property from RS-18 to RS-12 to permit subdivision for the creation of one
additional single family dwelling lot, resulting in the construction of two new single family
dwellings. A Development Variance Permit was also proposed in support of reductions in lot
widths.
A motion to move the application to Public Hearing was defeated, with lack of information
regarding proposed building heights, streetscape improvements, slope stability and building
location being cited as reasons for rejection.
On November 19, 2012 the applicant appealed Council’s decision to reject the application, and
committed to provide more detailed information regarding the proposal, including:







House Design & Siting;
Energy Efficiency;
Streetscape Elevations;
Slope Stability;
Tree Information; and
Provision of a Street Light.

At that meeting Council passed a motion for the application to be referred back to the
Committee of the Whole for further consideration.
The following describes the additional information provided by the applicant:
1. House Design and Siting
The proposed dwellings would each have a 2.0 m setback on the side yard between the two
new dwellings, and 2.85 m setbacks to the adjacent properties north and south. The house
on proposed Lot 1 would be located 21.0 m from the front property line, while the house on
proposed Lot 2 would be 18.5 m from the front property line; both well in excess of the 7.5 m
minimum front yard setback required under the Zoning Bylaw (see Figure 3).
The applicant has provided house plans designed by Carl Scholl Design Inc. and prepared
by Evan Gilbert Drafting & Design (see Figure 4). The houses would be two storeys in
height and designed in a contemporary style with shake or shingle siding with stone accents
and extensive glazing on the rear facades facing the ocean. The two houses are mirror
images of each other, although they are staggered slightly on the site and the rear
elevations are different. The dwelling designs are conceptual only and provided for the
purpose of illustrating how two new dwellings would fit on the site.
The applicant is willing to commit to the general form, character and proposed footprints of
the buildings, though notes he may revise the designs to allow smaller dwellings, and
wishes to reserve the right to make modest changes to the designs such as garage doors,
window sizes and locations, and cladding materials. The commitment would be secured by
covenant.
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2. Energy Efficiency
The applicant has stated he will commit to constructing the dwellings to the EnerGuide 82
standard of energy efficiency, as well as the installation of necessary conduit and piping to
be considered Solar Ready. These commitments would be secured by covenant.

Figure 3: Site Plan showing location of proposed dwellings
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Front (South) Elevation of Proposed Dwelling for Lot 1

West Elevation of Proposed Dwelling for Lot 1

Rear (north) Elevation of Proposed Dwelling for Lot 2

Figure 4: Elevations of Proposed Single Family Dwellings

May 25, 2015
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3. Streetscape Elevations
The minimum setback for houses in the RS-12 zone is 7.5 m from the front property line.
The proposed houses on Lots 1 and 2 would be located much further back, at 21 m and
18.5 m respectively. In addition, due to the sloping terrain the ground floor level of the
houses would be sited below the level of the street, with the result that not much of the
house would be visible from the road (see Figures 5, 6 and 7). These images provided by
the applicant show that the impact to the streetscape would be negligible.

Figure 5: View of proposed and neighbouring dwellings from property line at street, with
vegetation removed for clarity (image courtesy of Planster Consulting)

Figure 6: View of proposed dwellings from Street looking south (image by Planster Consulting)

SUB00666; REZ00491; DVP00318

- 10 -

May 25, 2015

Figure 7: View of proposed dwellings from Street looking north (image by Planster Consulting)

4. Slope Stability
The applicant has provided a total of three geotechnical reports, dated May 13, 2011
(revised March 22, 2012), July 18, 2012, and March 19, 2014, all prepared by Levelton
Consultants Ltd. The first report included an Appendix D: Landslide Assessment Assurance
Statement. Saanich Engineering staff have reviewed the reports and advise that all reports
are consistent with and meet the requirements of the APEGBC and the BC Building Code.
If the proposal is supported, a covenant would be required to ensure that any development
on the property must adhere to the geotechnical reports and with a review and submission
of required Schedules under the Building Code be undertaken by Levelton. The covenant
would also be required to save the District of Saanich and the Province harmless in case of
erosion, slippage, and slope or soil failure on the property.
5. Tree Information
Parks staff have reviewed the new tree information provided by the applicant as well as the
March 1, 2012 arborist’s report, and note that three trees will need to be removed to
accommodate the house on Lot A and another three will likely require removal to
accommodate installation of sewer and drain lines across Lot A. Parks recommends two
replacement trees be required for every tree removed.
Parks also states that removals in the steep slope area would only be permitted with written
confirmation from a Geotechnical Engineer. Parks recommend a covenant to encourage
planting additional trees and understory native vegetation to contribute to slope stability.
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Schedule I of the Subdivision Bylaw sets out standards for the installation of boulevard
street trees. Parks advises that one Schedule I boulevard tree is required to be planted on
this frontage.
6. Provision of Street Light
To address part of the Servicing requirements, the applicant is also proposing to provide a
street light to be mounted on the existing hydro pole in front of the 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 gasses, 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 features related to mitigation and adaptation, such as:
 The proposal is an in-fill project located within the Urban Containment Boundary and Sewer
Service Area, that is able to use existing roads and infrastructure to service the
development;
 The proposal is located within 2.7 km of the Broadmead “Village” and 2.9 km of the Cordova
Bay “Village” where a broad range of commercial and personal services are provided,
employment opportunities exist, and where the majority of future residential and commercial
growth is to be focused per the Official Community Plan. The site is also within 1000 m of
Lochside Elementary School, 300 m of Mount Doug Park and 800 m of Outerbridge Park.
As a rough measure, in general a walking distance between 400 - 800 m is considered
optimal in encouraging an average person to walk, to a service or access public transit,
instead of driving to their destination. Health, weather, comfort/ease of use related to
alternative transportation and purpose of the trip all play a role in a person choosing a
particular travel mode;
 Sidewalk and cycling infrastructure exists for the most part along key sections of Cordova
Bay Road and Royal Oak Drive, improving walking and cycling conditions between the
subject site and the Broadmead “Village” centre, Lochside Elementary School, and Mount
Douglas and Outerbridge Parks. Improvements still need to be made to further support and
encourage walking and cycling locally and in the Region;
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The property is located in close proximity to public transit, and is serviced by Route #39, with
an average frequency of 31 minutes during weekdays and with a stop located 200 m away;
Maintaining the existing tree cover as much as possible would protect the Urban Forest and
preserve the carbon sink, as well as the buffering capacity of the natural environment. The
proposal identifies 6 trees for removal out of 39 trees located on or adjacent to the site;
The applicant has committed sustainable building practices will be followed and the
development will be constructed to meet the EnerGuide 82 or equivalent energy efficient
standard;
The proposed development will include heat pumps and the necessary conduit and piping to
be considered solar ready for the future installation of solar photovoltaic or hot water heating
systems;
The proposal addresses potential hazards and considers future impacts from climate
changes related to geotechnical hazards;
The proposed development includes sufficient area for backyard gardening, although the
sloping terrain and shade from tree cover may reduce these areas somewhat. Long term
plans call for a community garden in each Local Planning Area. A pocket farm market policy
will be presented to Council in 2015, allowing for the sale of produce in more populated
urban/suburban settings including “Villages” and “Centres”;
The proposed development will include on-site renewable energy by the use of heat pumps;
and
The applicant also agrees that a deconstruction process would be used for removal of the
existing dwellings. This is understood to be a process where all salvageable parts of the
building would be sold, recycled, re-used or donated, where possible, and all remaining
waste would be taken to a waste recycling site.

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 features related to the
natural environment, such as:




The proposal is a compact, infill development in an already urbanized area without putting
pressures onto environmentally sensitive areas or undisturbed lands;
Proposed permeable pavers for the driveway and parking areas would minimize the amount
of impervious area on the site; and
The proposal includes granting a natural state covenant on a portion of the property in order
to avoid impacting the forested area of the bank, which is a significant environmental feature
on the site and important to the geotechnical integrity of the site.

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:
 Secondary Suites and accommodation for family members would be permitted in this
development. Depending on the homeowner’s needs for square footage, floor space could
be allocated to such accommodation, although the conceptual plans provided do not
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indicate suites. The above-noted housing options provide for alternative forms of rental
accommodation and supportive housing for immediate family members. Suites also work to
make a home purchase by young couples/families, and home retention by aging seniors,
relatively more affordable;
The residential design incorporates outdoor areas that are suitable for active and passive
activity. Private, semi-private and public spaces have been accommodated for within the
overall design of the development, allowing for solitude as well as some opportunities for
public and neighbour interaction; and
A range of outdoor, community and recreation opportunities are available within reasonable
walking/cycling distance. Lochside Elementary School is located approximately 1 km from
the site, Mount Doug Park is less than 300 m away, and Outerbridge Park is 800 m distant.

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:
 During the construction phase the applicants would rely on local building suppliers and
tradesmen for the development to help support the local economy;
 The development would create short-term jobs during the construction period;
 Home based businesses would be permissible in this development; and
 The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within the Cordova
Bay and Broadmead “Villages”. The site is also within 4.5 km of the University of Victoria.
COMMUNITY CONSULTATION
The original application was referred to the Cordova Bay Association (CBA) for comment. The
CBA responded in an e-mail dated April 18, 2012. They advised that they have no objection to
the proposed application. The e-mail does outline their concerns about the stability of the land.
Following the provision of additional information as outlined above, Planning re-referred the
application to the Community Association on January 22, 2015, and they replied on January 23,
2015 indicating they had no further comments. As noted above, suitable covenants would be
required to ensure that the land be developed in accordance with the geotechnical engineer’s
recommendations.
SUMMARY
The proposed rezoning from RS-18 (Single Family Dwelling) Zone to RS-12 (Single Family
Dwelling) Zone and subdivision to create one additional lot for single family dwelling use
conforms to Official Community Plan and Local Area Plan Policies and is compatible with the
pattern of residential development in the neighbourhood. While the OCP contemplates the
majority of future growth being focused in “Centres” and “Villages”, limited residential infill per
Local Area Plan policies is considered to be appropriate. The variances requested for lot width
are supportable due to the site conditions and surrounding neighbourhood character.
An earlier application was rejected by Council on October 15, 2012, with lack of adequate
information regarding proposed building heights, streetscape improvements, slope stability and
building location being cited as reasons for rejection. On November 19, 2012 the applicant
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appealed Council’s decision to reject the application, noting support from neighbours, the
Cordova Bay Neighbourhood Association, and the Friends of Mount Douglas Park, and
committed to provide more detailed information regarding the proposal. At that meeting Council
passed a motion for the application to be referred back to the Committee of the Whole for
further consideration.
The applicant has subsequently provided information regarding: House Design and Siting;
Energy Efficiency; Streetscape Elevations; Slope Stability; Tree Information; and Provision of a
Street Light. The general form, character and proposed footprints of the proposed houses
would be secured by covenant, and the proposed siting is in keeping with adjacent dwellings.
The applicant is willing to commit to constructing the dwellings to the EnerGuide 82 standard of
energy efficiency, as well as making them solar ready. The streetscape images provided by the
applicant show that impact to the streetscape would be negligible. The applicant has also
provided geotechnical reports regarding slope stability. Covenants would ensure that any
development on the property would adhere to the geotechnical reports, and save the District of
Saanich and the Province harmless in case of erosion or slope failure. The applicant is also
proposing a street light to be mounted on an existing hydro pole in front of the property.
The following items would be referred to the Approving Officer for consideration in the
subdivision review process if the application is supported:



Restriction of driveways on proposed Lots 1 and 2 to currently existing widths and locations;
and
Provision of suitable tree preservation and natural state covenants as recommended by
Saanich Parks and Environmental Services staff.

