AGENDA
@1 For the Council Meeting to be Held
At the Saanich Municipal Hall,
770 Vernon Avenue
' MONDAY, MARCH 7, 2016

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

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

A. ADOPTION OF MINUTES

1.
2.
3.

Council Meeting held February 22, 2016
Special Council Meeting held February 23, 2016
Special Committee of the Whole Meeting held February 23, 2016

B. PUBLIC INPUT (ON BUSINESS ITEMS C, D & E)
C. RESOLUTIONS FOR ADOPTION

1.

TENDER 06/16 — GORDON HEAD RECREATION CENTRE HEATING UPGRADE

Report from the Director of Engineering dated February 29, 2016 recommending that Council
award Tender 06/16 for Gordon Head Recreation Centre Heating Upgrade and
Recommissioning, and change orders within the project budget, to Apex Steel and Gas Ltd., in
the amount of $1,311,685 (excluding GST).

UNION OF BC MUNICIPALITIES 2016 MEMBERSHIP DUES
Invoice from the Union of BC Municipalities requesting payment of annual membership dues in
the amount of $18,956.

D. RECOMMENDATIONS FROM COMMITTEES

.12

.18

1.

UTILITY BILLING RESTITUTION POLICY

Recommendation from the February 4, 2016 Finance, Audit and Personnel Standing Committee
meeting that Council approve the Utility Billing Restitution Policy as outlined in the Ultility
Payment Restitution report from the Director of Finance dated January 26, 2016.

WATER UTILITY LEAK ADJUSTMENTS

Recommendation from the February 4, 2016 Finance, Audit and Personnel Standing Committee
meeting that Council approve the proposed amendment to the Leak Adjustment Policy as
outlined in the report from the Director of Finance dated January 26, 2016.

FEEDBACK ON CONSULTATION ON THE FINANCIAL PLAN

Recommendation from the February 4, 2016 Finance, Audit and Personnel Standing Committee
meeting that Council convene a Special Meeting of Council for the purpose of discussing how to
advance Public Consultation on the Financial Plan.

E. REPORTS FROM MEMBERS OF COUNCIL

.24

1.

MUNICIPAL SUPPORT FOR FEDERAL BAN ON MICROBEADS

Report from Councillors Haynes and Murdock dated February 22, 2016 recommending that
Council support the proposed federal ban on microbeads, that letters of support be sent to the
appropriate Minsters, and that a letter be sent to the Capital Regional District requesting their
support in time for the public input period ending March 11.

*** Adjournment * * *
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AGENDA

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

3934 QUADRA STREET - DEVELOPMENT PERMIT AMENDMENT

Report of the Director of Planning dated February 3, 2016 recommending that Council approve
Development Permit Amendment DPA00822 for proposed changes to the building entrance and
construction of exterior structures for a self-storage facility with variances requested for
landscaping, parking, and the manoeuvring aisle.

*** Adjournment * * *

‘IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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Environment and Natural Areas Advisory Committee — minutes
February 23, 2016.

MICROPLASTICS

Brenna Collicutt, Masters Student, presented the Committee with information on
microplastics in the ocean environment and following was noted:

Motion:

Microplastics are composed of microbeads of synthetic polymer particles that at the
time of their manufacture, are greater than 0.1um and less than or equal to 5 mm in
size.

Manufactured for uses in personal care products, cleaning products and numerous
other applications.

When soluble products containing microplastics are used and rinsed down the drain,
these small plastics are too small to be filtered by waste water treatment facilities
and are flushed out into the aquatic environment.

Microplastics are shown to bio-accumulate in the food chain.

Microplastics physically harm aquatic organisms by; blockage/abrasion, impaired
feeding and translocation.

Chemically microplastics concentrate persistent organic pollutants which then enters
the food web.

The United States has banned the use of microplastics effective 2017.

MOVED by M. Haig-Brown and Seconded by K. Brown, “That the
Environment and Natural Areas Advisory Committee recommends

that Council support the Government of Canada proposal to add
microbeads to the list of toxic substances under subsection 64 (a) CEPA,
1999 and that letters be sent to the appropriate Ministers.”

CARRIED
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DPA00822 -2- February 3, 2016

e Additional wood fencing and repairs to the existing landscaping is proposed for the southern
portion of the western boundary.

e The rolling security gate to access the exterior storage units is no longer proposed.

Figure 1: Revised Site Plan

The development proposal originally included six variances. The plan revisions would alter the
originally requested variances as outlined below.

Front Yard Setback

The original proposal included a variance to reduce the front yard setback from 3.75 mto 2.6 m
for the building entrance at grade, and 1.8 m for an above grade projected structure.

By removing the entrance feature along Quadra Street, these variances would no longer be
required.

Rear Yard Setback

The original proposal included a variance to reduce the rear yard setback to from 12 mto 8.9 m
for the exterior storage units.

By removing two parking spaces within the exterior storage area, the storage units can be more
compactly configured, as such this variance would no longer be required.
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Minimum Depth of Landscape Area

The original proposal included a variance to reduce the minimum depth of a landscape area
abutting a residential zone from 3.75 m to 2.6 m for existing parking stalls numbered 1 - 19.

There is no change to this requested variance.

However, in response to neighbourhood input the proposal now includes an additional 1.8 m
high wood fence along the southern portion of the western boundary. The applicant has also
agreed to repair any existing damaged landscaping. The fence and landscaping repairs are
noted on the revised site and landscaping plans that would form part of the Development Permit
Amendment.

As noted above, the parking spaces along the southern portion of the western boundary were
shown on the original Development Permit plans at 2.6 m (8.4 ft) from the property line and an
existing chain link fence along the property line is proposed to be retained.

The variance to reduce the landscape buffer reflects an existing condition and would only be
applicable to 19 parking stalls in the southwest portion of the lot. These parking stalls are
abutting a private roadway with existing vegetation along the property line and are not used as
frequently as the parking areas located near the Quadra Street entrance. Given the variance is
for an existing condition and the adjacent property is roadway and not private rear or side yards,
the variance is supportable.

Parking Requirement

The original application included a proposed variance to reduce the required total number of
parking stalls from 90 to 70.

The revised plans have resulted in an increase to the requested parking variance. The new
variance would be to reduce the required parking from 90 stalls to 57 stalls. The reduced
number of parking spaces is primarily a result of maintaining existing loading bays.

The variance to reduce the total parking requirement from 90 to 57 is offset by the shared
parking agreement with the adjacent property. The agreement allows the use of an additional
25 parking stalls on the neighbouring site, bringing the total available parking to 82 (25 + 57).

A self-storage use is not anticipated to generate a high parking demand due to users accessing
the site for relatively short-term periods, distributed over various times and days. Rather than
parking in a designated stall, some users would utilize areas for loading and unloading directly
in front of the exterior storage units. Given the parking agreement in place and that self-storage
does not generate high parking requirements, the variance is supportable.

Manoeuvring Aisle

The original proposal included a variance to reduce the width of a manoeuvring aisle to from
7.6mto 7.5 m.

There is no change to this variance.

The variance to reduce the manoeuvring aisle by 10 cm is relatively minor and includes both an
existing condition and proposed new stalls. No operational issues are identified with this
proposed variance, and as such it is supportable.

Number of Loading Bays

The original proposal included a variance to reduce the total number of loading bays to from 7
bays to 2. The proposal has been revised to remove the need for this variance.
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ADDITIONAL INFORMATION
1. Hulford Street Access

The access from Hulford Street is the only access the owners have direct control over. The
Quadra Street entrance is located on the adjacent property with an easement agreement (see
Figure 2). Maintaining the Hulford Street access open would be preferred by the Fire
Department, but it is not required in order to comply with safety regulations.

Access by Shared
Easement

Hulford St. Access

Figure 2: Access Locations to Subject Property

Although the access is not restricted to use solely by Slegg Lumber, the concerns related to this
access seem to arise primarily from this tenant and their customers. In the applicant’s response
letter (attached) they clarify that the lease agreement does not expire until 2023. In 2017 the
tenants have the option to terminate the lease early.

Council has asked staff to consider options for a legally enforceable commitment to close the
access in the future. The only legally secure mechanism would be a covenant, which can only
be registered on Title if agreed to by the property owner. As summarized in their response
letter, the property owners do not want to register a covenant for this purpose, primarily
because:

It is the sole access under their direct control;

e Potential impacts resulting from such an encumbrance for the current or future property
owners; and

o Difficulty to obtain a priority agreement from lenders to register a covenant.

Following the November 16, 2015 Council meeting the applicants posted a sign on the gate
reminding drivers to go slow and that they are entering onto a residential street. The applicants
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have also made an interim agreement with Slegg Lumber to reduce their hours of operation
such that they will close at 4:00 p.m. and no longer be open on Saturdays. Other steps the
applicants have committed to in regard to the Hulford Street access are:

¢ Changing the gate from opening outward to a sliding gate to address concerns about sight
lines for neighbours exiting from 1030 Hulford Street;

e Adding a stop sign inside the gate for vehicles exiting;

e Directing that all vehicles being loaded or unloaded park in the delineated parking spaces
rather than the manoeuvring aisle to reduce impacts from headlights on neighbouring
houses; and

e Having an agreement with Slegg Lumber to inform customers of the new rules and to help
enforce them.

The Quadra Cedar Hill Community Association has also been actively engaged, encouraging
further discussions between the neighbours and applicants. A non-binding “Good Neighbour
Protocol” is currently under discussion to address some of the operational concerns. A copy of
the draft “Good Neighbour Protocol” is attached.

2. Bylaw Infractions

General

A review of the calls received by Bylaw Enforcement for the property was completed. There
have been a total of 41 calls received about the property since 1998, although that in itself does
not confirm a bylaw violation existed.

The 41 calls received were categorized into five types of issues:

o 18 — Unsightly Premise: included concerns about litter, graffiti, foul odours and homeless
activity;

9 — Noise;

7 — Zoning Infractions;

2 — Work without a Building Permit; and

5 — Miscellaneous.

All Unsightly Premise calls were counted as being bylaw violations although many would not be
the result of actions of the property owners or tenants, such as illegal dumping. The case files
often noted that the problem had either been cleaned up, or was being cleaned up at the time a
Bylaw Enforcement Officer attended the site.

Of the nine Noise related calls, five were due to late night or early morning truck activity outside
of the permitted hours and were considered bylaw violations. One call was related to a noisy
roof-top compressor and was assumed to be a bylaw violation. Three calls were considered not
to be bylaw violations as they were the result of noise from a permitted use and within the
permitted hours. The most recent call was following the November 16, 2015 meeting of Council
and was related to noise from a late night truck delivery. A letter from Bylaw Enforcement staff
was sent to the offending business, and as noted in the applicant’s response letter the property
owners have instructed the offending business to operate within Saanich Bylaws.

Of the two Work without a Building Permit calls, one was considered a violation. For the
offending violation a Building Permit was subsequently obtained.
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The five Miscellaneous calls included inquires related to: confirming the Hulford Street access
was authorized; concern about drainage into the stormwater system; dead trees on the
boulevard; a hedge impacting sight lines; and a sign on the sidewalk. Although the sign was not
observed on the sidewalk by the Bylaw Enforcement Officer it was assumed to have occurred
and counted as a bylaw violation. There were no bylaw violations related to the other four calls.

The calls related to Zoning Infractions are discussed in further detail below. The occurrence of
calls between 1998 and 2015 is summarized in Figure 3.

Figure 3: Occurrence of Bylaw Calls Annually

Of the seven calls related to Zoning Infractions, two were deemed to be bylaw violations and the
issue was resolved by removing or relocating the offending materials.

Zoning Bylaw Issues Raised in Letter Dated November 16, 2015.
Council directed staff to review the bylaw infractions identified in the letter to Council. In that
letter (attached) the author identified seven concerns:

Screening of garbage and recycling;

Maintenance of landscaped areas;

Opaque landscape screen or fence;

1 tree per 115m? in parking areas;

Unenclosed storage of materials exceeding 2.5 m maximum height;
Retail sales incidental to a permitted use; and

Elsey Lane being referred to as a street.

Where an existing development was authorized by permit, any alleged bylaw violations need to
take into consideration any applicable authorizing permit. Past authorizing permits could
include Development Permits, Building Permits, Land Use Contracts, or orders of the Board of
Variance. Where a non-confirming situation occurs, it needs to be reviewed to determine if the
non-compliance was authorized by the permit. If the non-conformity was authorized by a
permit, it may be deemed to be legal non-conforming, and therefore not a bylaw violation.
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Screening of garbage and recycling

One of the seven zoning related calls to Bylaw Enforcement was about the screening issue.
The original Development Permit did not require screening for garbage and recycling
containers.

As noted in the previous staff report, a new enclosure is proposed as part of the current
application and this issue would be resolved. The original Development Permit Amendment had
included a clause to require that the construction of the garbage and recycling enclosure be
constructed before the new entrance is completed in order to prioritize resolution of this issue.
The Development Permit Amendment has been revised so that the garbage enclosure is
constructed before the exterior storage units are completed.

Maintenance of landscaped areas

The landscaping plan attached to the original Development Permit showed intensive plantings
along the Hulford Street and Quadra Street frontages, with rough grass, periwinkle, and
indigenous vegetation along the western boundary.

The applicant has revised the landscaping plan and will augment the existing vegetation along
the western property line where it has been damaged or removed. The revised landscaping
plan would form part of the Development Permit Amendment.

Opaque landscape screen or fence
One of the 7 zoning related calls to Bylaw Enforcement was about this issue.

The original Development Permit authorized parking along southern portion of the western
boundary 2.6 m (8.4 ft) from the property line and an existing chain link fence along the property
line is to remain.

The development proposal considered at the November 16, 2015 meeting included additional
cedar fencing and planting of two Maple trees in the northwest corner to improve screening for
the single family lots to the west.

Following the November 16, 2015 meeting, the applicant has agreed to add a cedar fence along
the southern portion of western property line adjacent to the attached housing development.
The landscaping plans have been revised to include this and would form part of the
Development Permit Amendment. A landscaped bed has also been added around the
proposed Maple trees to enhance screening in the northwest corner.

1 tree per 115m? in parking areas

One of the 7 zoning related calls to Bylaw Enforcement was about this issue. The Landscaping
plan attached to the Development Permit Amendment showed no vegetated islands or trees
throughout the parking area.

The Zoning Bylaw requirement for trees within parking areas is applied to the construction of
new parking areas, or when there is significant redevelopment. In these situations the parking
area can be designed to support healthy tree growth.

The current application does not trigger the requirement for trees in parking areas as this is an

existing parking area. Removing parking spaces in order to plant trees will not be requested
since the trees are unlikely to thrive due to a combination of poor soil conditions, inadequate soil
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volumes, and inadequate water infiltration to support healthy root growth. Furthermore, it would
result in the loss of parking spaces that cannot be relocated elsewhere on the site.

Unenclosed storage of materials exceeding 2.5 m maximum height

Bylaw Enforcement Officers received a call regarding this issue and the placement of shipping
containers in the setback in 2014. The offending materials were removed or relocated and the
Bylaw Enforcement file was closed.

Retail sales incidental to a permitted use

Bylaw Enforcement has not received a call regarding this issue so the matter has not been
investigated. Regardless, the applicant has confirmed that the Salvation Army retail store will
be vacating the property when their lease expires in May 2016.

Elsey Lane being referred to as a street
The author is correct in that Elsey Lane is common property providing an access route for the
bare land strata development.

The Zoning Bylaw defines street as “any highway except a path, walkway, or trail” and highway
is defined as “a street, path, walkway, trail, bridge, road, viaduct and any other way open to
public use, other than a private right-of-way on private property and includes an access route
shown on a bare land strata plan.” Therefore, Elsey Lane would be considered a street under
the Zoning Bylaw.

Elsey Lane has not been constructed as a driveway and the residents utilize a private easement

through the adjacent attached housing development. This configuration allows the lane to
remain vegetated and provide further screening from the adjacent industrial site (see Figure 4).
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Figure 4: Aerial Photo of Access to Subject Property and Adjacent Residential Properties

SUMMARY

Following the November 16, 2015 Council meeting the applicant has undertaken further
consultation with the neighbours and revised their development proposal in an effort to improve
the project. The applicants have also worked with the key tenants to implement operational
changes to further reduce impacts to adjacent properties. Key revisions to the development
proposal are as follows:

o The new entrance fronting Quadra Street constructed with shipping containers is no longer

proposed. The Quadra Street frontage would remain unchanged, except that the trees in
the southeast corner adjacent to Hulford Street will be pruned and a bench would be added;
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DPA00822 -10 - February 3, 2016

o The exterior storage units have been adjusted so that the variance to the rear setback is no
longer required;

o Alarger landscaping bed in the northwest corner is proposed to provide additional screening
for the adjacent single family lots;
The existing loading bays will be retained;

¢ Additional wood fencing and repairs to the existing landscaping is proposed for the southern
portion of the western boundary; and

e The rolling security gate to access the exterior storage units is no longer proposed.

The revisions reduce the number of variances required, the following variances to the Zoning
Bylaw are requested:

e Reduce the minimum depth of a landscape area abutting a residential zone to 2.6 m (from
3.75 m) for the existing parking stalls (numbered 3 — 22) only;

¢ Reduce the total parking required to 57 (90 required); and
¢ Reduce the width of manoeuvring aisle to 7.5 m (7.6 m required).

As discussed above, the only legally secure mechanism available to require the Hulford Street
access be closed is a covenant registered on Title. Covenants can only be registered on Title if
agreed to by the property owner. In this case the owners have raised concerns with this
approach and do not agree to a covenant on title.

While there is a history of complaints to Bylaw Enforcement regarding the property, all calls
have been investigated with the matters resolved. Saanich Bylaw Enforcement Officers have
followed up with the more recent calls regarding late night vehicle traffic, the file can be
reactivated should the problem persist. Currently there are no open enforcement files.

35



36



COMMITTEE OF THE WHOLE MEETING MINUTES November 16, 2015

1410-04
Report —
Planning

Xref: 2860-20
Quadra Street

3934 QUADRA STREET - DEVELOPMENT PERMIT AMENDMENT
APPLICATION

Report of the Director of Planning dated September 29, 2015 recommending that
Council approve Development Permit Amendment DPA00822 for the proposed
exterior changes to construct a new building entrance and to construct exterior
storage structures for use as a self-storage facility.

In response to questions from Council, the Director of Engineering stated:
- Anincrease in traffic at the Hulford Street gate is not anticipated.
- Customers could be encouraged to use the Quadra Street access.

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

- The proposed outdoor storage will be located in the northwest corner of the
property.

- The front entrance will be constructed using stacked shipping containers.

- Ten surface mounted, false overhead doors will be included on the north
elevation as an architectural feature.

APPLICANT:

J. Milne, Prostorage Services, and J. Aalders, CEl Architecture presented to

Council and highlighted:

- As part of the application, improvements will be made to the pedestrian
streetscape on Quadra Street.

- Sustainability features include the re-use of shipping containers for the front
entrance and the addition of a green roof and rain gardens.

- Self-storage has the lowest amount of parking requirements of any commercial
use; there is ample parking available.

- The gate on Hulford Street is not needed for the self-storage business and
customers will be encouraged to use the Quadra Street access.

- A solid, wood fence will be installed along the fence line adjacent to the single
family homes located at the northwest of the property and two trees will be
planted between the property line and the location of the proposed exterior
storage structures.

- Changing the “no parking” signs on Hulford Street to “tow away” signs may
alleviate parking concerns.

- The existing green wall on the Quadra Street frontage will be maintained;
invasive species on the property will be removed.

In response to questions from Council, the applicants stated:

- The green roof will be located on the new entrance to the building and is
approximately 8 feet by 40 feet.

- The rain garden will assist with stormwater management and mitigate potential
damage to the Blenkinsop Creek.

- There are a proposed 540 total storage spaces.

- Consultation took place with neighbours and the Quadra Cedar Hill Community
Association. He will continue to work with staff and neighbours to address
concerns.

- There will be two access points to the interior storage structures with entrances
off of Quadra Street and through an existing access from Hulford Street.
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Motion:

- The exterior drive up units are located in the northwest corner of the property.

PUBLIC INPUT:

K. Kess, Hulford Street, stated:

- There has been a history of bylaw infractions by the owners and tenants of the
property including waste containers which have not been screened,
landscaping which has been cleared and graded, and unenclosed storage on
the property.

- The bylaw infractions should be addressed; the variances are not supportable.

R. Harmston, Hulford Street, stated:

- Safety and tranquility of the street has been lost; a petition has been signed by

residents of Swan Lake Estates and Elsey Lane objecting to any changes that
will increase traffic on Hulford Street.

- The addition of a “no parking - tow away” zone on the street would be

appreciated.

M. Goodwin, Elsey Lane, stated:

- Residents of Elsey Lane object to the proposed variance for the rear yard

setback; a 12 metre setback is standard to mitigate noise and odours.

- The rear yard setback is not critical to the operation of the business; residents

are concerned about the quiet enjoyment of their homes.

- Removing three storage structures from the proposed facility would alleviate

the need for the variance.

J. Gallagher, Hulford Street, stated:

- The variance for the rear yard setback is not supportable; reducing the setback
may mean gradual creep of the proposed building into residential space.

- Atow away zone on Hulford Street would be appreciated.

A. Beck, on behalf of the Quadra Cedar Hill Community Association, stated:

- The Community Association does not support the false overhead doors
proposed for the north elevation; they interpret the false doors as sighage and
in contravention of the Sign Bylaw.

S. Dainard, Hulford Street, stated:
- Residents are concerned with the truck traffic on Hulford Street; noise from this
property starts at 6 a.m. and continues until 9 p.m.

J. Barton, Hulford Street, stated:
- The tenants on the property are not considerate of residents’ concerns; the
application should be denied.

D. Juniper, Hulford, stated:
- The residents of Hulford Street have a right to a healthy environment; the

amount of truck traffic is a safety concern.
- Access from Quadra Street should be used.

MOVED by Councillor Derman and Seconded by Councillor Plant: “That the
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meeting extend past 11:00 p.m.”
CARRIED

D. Milne, Cook Street, stated:
- He will be managing the property and assures the residents that he will
maintain the property.

L. Hutchings, Hulford Street, stated: .
- Neighbours are frustrated with the noise; neighbours should have had an
opportunity to provide input.

J. McCallum, Quadra Street, stated:
- He sympathizes with the neighbours in relation to the noise and the truck
traffic; he is confident the applicant will address their concerns.

S. Dunand, Hulford Street, stated:
- New business is good but there needs to be a clear boundary between
commercial and residential.

APPLICANT'S RESPONSE

J. Milne, stated:

- The exterior storage buildings are temporary structures.

- He has met with residents numerous times to discuss concerns.

- There is a desire to work with Saanich Bylaw in relation to the alleged bylaw
infractions; in 2017, at the end of the lease agreement, the gate on Hulford
Street could be closed.

- Move ins and outs are not allowed outside operating hours.

In response to a question from Council, the Director of Planning stated:

- There are legal issues to granting access to a property or removing it; review
of the lease agreement would be necessary to confirm whether or not this
could be done.

In response to questions from Council, the applicant stated:

- The Hulford Street entrance is pre-existing; the self-storage building does not
require a secondary access point from Hulford Street.

- On average, between 5-11 people would visit the site per day.

- The majority of the lockers are located near the main access on Quadra
Street.

- The lease agreement provides for access from Hulford Street; should a tenant
be declared a nuisance business or if there are bylaw infractions, the owner
would have the legal ability to close the gate.

- The second entrance from Hulford Street is ramp access down into a two-stall
parking area where there is an overhead door and is part of the self-storage
business.

- Reducing the number of storage lockers would change the unit mix and the
amount of storage area that can be provided.

- The false overhead doors are real doors that are applied to the building as an
architectural feature.
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Motion:

In response to a question from Council, the Director of Planning stated:
- Business hours are governed by a bylaw and are meant to apply to all
businesses in Saanich; changing the bylaw would impact other businesses.

COUNCIL DELIBERATIONS:

MOVED by Councillor Derman and Seconded by Councillor Plant: “That
Council postpone further consideration of the Development Permit
Amendment Application on 3934 Quadra Street to allow staff to research the
type of commitment to close the gate on Hulford Street that the applicant
could make that would be legally enforceable.”

Councillor Derman stated:

- The improvements to the Quadra Street frontage, the landscape screening
along the property line and addition of the rain garden are appreciated.

- Self-storage generates a low amount of traffic; when an industrial use is next
to a residential area there is a need to manage the transition.

- If the applicant is willing to close the gate at the end of the lease agreement,
staff should explore options on how this could be legally enforced.

Councillor Plant stated:

- He encourages the applicant to have further discussion with neighbours; a
conversation with the tenant might be appropriate to discuss the neighbours’
concerns.

Councillor Sanders stated:

- She sympathizes with residents; the applicant controls the secondary access
from Hulford Street to the storage lockers; it may be possible that access
could be eliminated.

- The applicant should reconsider the design of the front entrance and the
addition of the false overhead doors on the building.

- Further public consultation should take place with the neighbours and the
Community Association.

Councillor Brownoff stated:

- The addition of the green roof and the improvements to the Quadra Street
frontage are appreciated; further discussion with residents and the Community
Association should take place.

Councillor Haynes stated:

- A self-storage business will have a low impact on the neighbourhood; it would
be appreciated if a conversation could take place with the tenant in relation to
them addressing the concerns of residents.

The applicant stated:
- Efforts have been made in relation to the residents’ concerns; some of the
problems identified are as a result of the sub-trades and customers.

The Motion was then Put and CARRIED
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DPA00822

Proposed Zoning:

Local Area Plan:

LAP Designation:

Community Assn
Referral:

-2- September 29, 2015

n/a
Quadra
Commercial/Industrial

Quadra Cedar Hill Community Association ¢ Referral sent October
2, 2014. Response received November 17, 2014 noting they
oppose the proposed design features for the north wall, they have
concerns regarding the parking, and they would prefer a
comprehensive redevelopment of the site.

PROPOSAL

The applicant proposes to amend a Development Permit to allow for exterior changes to the
existing building, to construct a new building entrance and to construct exterior storage
structures for use as a self-storage facility. Six variances are requested related to setbacks (2),
parking requirements (3), and landscaping (1).

Figure 1: Site Plan
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PLANNING POLICY

Official Community Plan (2008)
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6.2.4

“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.”

“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.”

“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.”

“Encourage the incorporation of building support systems as design features and
where appropriate, make them visible to the public (e.g. green roofs, energy and water
use monitoring).”

“Consider the use of variances to development control bylaws where they would
achieve a more appropriate development in terms of streetscape, pedestrian
environment, view protection, overall site design, and compatibility with neighbourhood
character and adjoining properties.”

“Preserve the integrity of our industrial land base by:

e making better, more efficient use of existing industrial properties;

¢ limiting retail activity in industrial parks to service commercial which meets the
basic needs of employees, for example a café or corner store; and

e permitting office only as an ancillary use to the main industrial activity.”

“Use the following criteria when assessing development applications for industrial
uses: access, traffic generation, transit routes, lot size, scale, neighbourhood context,
accessibility, environmental impacts, economic impact and employment generation.”

“Ensure that the zoning and regulatory controls respecting industrial areas continue to
encourage and support their economic viability.”

“Consider parking variances where one or more of the following apply: transportation
demand strategies are implemented; a variety of alternative transit options exist within
the immediate vicinity of the proposed development; there is a minimal reduction in
required parking; the development is located in a “Centre”; availability of on-street
parking.”

“Encourage new institutions and businesses to locate within Saanich that create
permanent employment opportunities for local workers at a living wage.”

“Support a balanced economy by encouraging a broad range of commercial, service,
research, high tech and industrial uses.”
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Quadra Local Area Plan (2001)

The Quadra Local Area Plan (LAP) refers to the Quadra-McKenzie Ideas Plan (1998 Design
Charette) with a related policy 5.1 “Undertake an Action Plan for the Quadra-McKenzie area
based on the principles, design objectives, and concepts of the 1998 Ideas Plan.”

The Ideas Plan notes this area as appropriate for high technology light industrial, as is some
residential and office uses and perhaps commercial recreation uses.

Quadra/McKenzie Development Permit Area Guidelines

The site is within the Quadra/McKenzie Development Permit Area. Relevant guidelines include
retaining existing trees and native vegetation where practical, minimizing impervious cover, high
guality landscaping adjacent to major roads, setbacks to major roads to accommodate future
road widening, enhancing pedestrian environment and public spaces, landscape screening of
surface parking, and architectural design that is contemporary and authentic.

DISCUSSION

Neighbourhood Context

The approximately 1.39 ha site is located on the west side of Quadra Street, in close vicinity to
where the Saanich Spur section of the Lochside Trail crosses Quadra Street at Greenridge
Crescent. The site is approximately 300 m from the McKenzie-Quadra Neighbourhood
“Centre”, and the surrounding area includes a wide range of commercial, residential, and
industrial uses.

The existing building was constructed in 1978 and the property is a well-recognized,
longstanding development in the area, most notably as the former Coca-Cola bottling plant and
subsequently the Real Canadian Wholesale grocery store. The property immediately to the
north contains the Keg Restaurant, which is located in a registered heritage building.

The subject property and the adjacent two properties to the north are somewhat connected
functionally due to the shared access and parking configuration. Together the three properties
create an area zoned either M-1 Industrial or C-2 General Commercial bounded by Hulford
Street to the south, Elsey Lane and the Lochside Regional Trail to the west, and Quadra Street
to the east.
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Figure 2: Context Map

Land Use and Density

The subject property is currently zoned as Industrial (M-1) and storage is a permitted use under
the existing zoning. A self-storage facility would be considered a service oriented form of “light”
industry serving the general public. Interior renovations currently underway are converting
approximately half of the existing building into a self-storage facility. The remaining portion of
the building would continue to be used by existing tenants for uses including lumber and
building supply, wholesale and warehouse distribution, moving and storage, and retail sales.

The main access to the property is shared with the adjacent properties to the north, with a
second access from Hulford Street. The existing building is abutting a portion of the northern
property line, which is adjacent to the parking area and the main entrance onto the site from
Quadra Street. There is an existing parking agreement with the adjacent property (the Keg
Restaurant) that allows the subject property to utilize 25 parking stalls that are adjacent to the
building near the main entrance during day time hours.
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Approximate Property Boundary

Figure 3: Aerial View (Source: Bing Maps)

The proposed Development Permit Amendment includes the following site and building

alterations:

o Exterior changes to the existing building on the east (Quadra Street), the north (parking
area) elevations, the west (rear) elevations;

e Construction of a new entrance area fronting Quadra Street approximately 39 m? in floor
area; and

o Addition of new exterior storage units in the north-west portion of the lot approximately
763 m? in floor area.

The Quadra Local Area Plan reflects a neighbourhood vision where the land uses transition
further away from more intense industrial uses (manufacturing, production, warehousing, and
distribution) toward more light industrial or commercial uses.

Generally, there has been a gradual reduction in lands zoned for industrial uses in urban and
suburban areas as our economy has transitioned to post-industrial, technology based industries,
making industrial land vulnerable to conversion for commercial and/or residential purposes.
Preservation of industrial lands, to some degree, is important since the industrial land base can
often provide needed services to the community, to support economic diversification, and to
encourage the creation of local jobs.
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The long-term vision reflected in the Local Area Plan for the site, is to redevelop as a mixed-use
site for high tech or light industrial land uses with residential dwellings or offices above. That
vision is consistent with the Official Community Plan objectives of creating walkable centres that
serve a variety of resident and neighbourhood needs. Although the proposed development
does not achieve this long-term vision, it could be considered as a transitional use until such
time that the site is more comprehensively redeveloped in the future.

Site and Building Design

The proposed development includes a new entry constructed with stacked shipping containers
that would be offset from the front wall and be modified to include glazing, a doorway and a
green roof that includes wall cables for trailing plants (see Figure 4). Originally the applicant
proposed an addition extending from the front wall along Quadra Street which would have
required removal of an established Boston Ivy (see Photograph 1). The established Boston lvy
creates a green wall that they prefer to maintain, and the repurposing of shipping containers is
seen as being complementary to a self-storage use and a more sustainable option by the
repurposing of existing materials.

The proposal also includes exterior changes to the north elevation facing a parking area with the
addition of ten surface mounted, false overhead doors as architectural features, which would
also provide the benefit of reducing the impact of the existing relatively large, blank concrete
wall. The proposed false doors and existing overhead doors would all be painted orange (see
Figures 5 and 6). An existing colour band along the roof line would also be repainted with a
darker grey colour than the existing colour on the north, east, and west elevations.

The exterior storage units would be sited partially in the location of an existing fenced storage
area and partially on existing parking spaces (see Figure 1). The enclosed exterior storage
area would be removed and the parking spaces would be reconfigured with a net loss of 30
parking stalls. The new exterior storage units would be accessible by a drive aisle to allow
vehicle loading/unloading, and access would be restricted by a security gate. The exterior
storage area consists of five separate blocks of storage units constructed with pre-fabricated
structures. There would be 64 exterior units in total, with 14 facing outward toward the main
drive aisle and 50 facing inward, accessible from within the area secured behind the rolling gate.
The overall footprint of the exterior units would be approved through the Development Permit
Amendment, however the number of pre-fabricated units could change if they were reconfigured
into smaller or larger units based on storage needs. The rolling gate would be hidden between
two blocks of storage units when it is open.

Immediately to the west of the exterior units, adjacent to the property line, the existing asphalt
would be removed to allow for the planting of two Red Sunset Maple trees, as well as the
construction of a new 1.8 m high solid wood fence that would be added along the northern
portion of the property line that would tie into an existing hedge in order to improve the
screening for the adjacent single family dwellings (see Photograph 2).

The east end of the exterior units, which would be visible from the adjacent parking area and
neighbouring commercial/industrial property, would be buffered by a proposed rain garden that
would include a combination of trees, deciduous shrubs, and tall evergreen shrubs.

The exterior units would be grey in colour, matching the existing building. Since the storage

units are a pre-fabricated building design, no excavation of the parking area is required for their
installation.
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Figure 4: Proposed Quadra Street Entrance — Looking South (Drawing provided by CEI Architecture)

Photograph 1: Northern Portion of Existing Quadra Street Frontage
Boston Ivy Creating Green Wall to be Retained
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Figure 6: Section of North Elevation Adjacent to Quadra Street Entrance (Provided by CEI
Architecture)

Photograph 2: Area Adjacent to Residential Lots to be Planted with Two Additional Trees and
New Solid Wood Fencing

The property has been the subject of Bylaw Enforcement complaints whenever tenants have not
been considerate of the surrounding neighbours. Most complaints have been brought forward
to the District of Saanich from the adjacent multi-family strata complex, which has been vigilant
to ensure that unsightly uses have been resolved through the Bylaw Enforcement process.
Although there are minimal changes proposed along the rear property line, there are some
specific issues that would be improved through this application, including:

e The fence line adjacent to the single family dwellings located to the northwest of the
property will be augmented with new solid wood fencing and two additional trees that would
be planted between the property line and the proposed exterior storage units;

¢ A commitment from the property owner that the entire site will have all parking stall lines
repainted and any missing, misplaced, or broken curb stops will be replaced and secured in
the correct position; and
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e A commitment from the property owner that a new garbage/recycling enclosure would be
constructed and all tenants will be directed to use the enclosure or otherwise manage their
waste entirely within the building.

A condition in the proposed Development Permit Amendment would require the parking lot
painting and garbage/recycling enclosure be completed before the new entrance is completed,
and that the parking stall delineation would be completed before the Final Occupancy Permit is
requested.

In addition to concerns raised by the adjacent multi-family property, residents along Hulford
Street have had concerns related to commercial vehicles accessing the site by way of Hulford
Street. Records indicate that limited use of Hulford Street by commercial vehicles was an
informal agreement between previous property owners and the adjacent residents. There are
no legal restrictions on the use of Hulford Street aside from the general requirements of the
Truck Route Bylaw and the Streets and Traffic Regulation Bylaw. In response to this issue the
north side of Hulford Street was designated as “no parking” in 1978, and subsequently in 2008
the south side was designated “residents only”. These restrictions extend from Quadra Street to
the cul-de-sac at the western end. The most recent activity related to traffic issues on Hulford
Street was in 2013, when two additional “no parking” signs were installed in the cul-de-sac as a
result of faded yellow curb paint.

The amount of commercial vehicle traffic has changed in response to different tenants over the
years and the current proposal is not anticipated to generate an increase in commercial
vehicles. The current owners direct their tenants to use the Quadra Street access as much as
possible and encourages them to ensure they are operating within municipal bylaws respecting
hours of operation/delivery. The owner has stated he is agreeable to work amicably with the
neighbourhood to address any issues that arise.

Requested Variances
The following variances to the Zoning Bylaw are requested as part of this application:

1. Reduce the front yard setback to 2.6 m (3.75 m required) for the building entrance at grade
and 1.8 m for a projected structure;

2. Reduce the rear yard setback to 8.9 m (12 m required) for the exterior storage units;

3. Reduce the minimum depth of a landscape area abutting a residential zone to 2.6 m (from
3.75 m) for the existing parking stalls 1-19 only;

4. Reduce the total parking required to 70 (90 required);

5. Reduce the width of manoeuvring aisle to 7.5 m (7.6 m required); and

6. Reduce the total number of loading bays to 2 (7 required).

The variance to the front yard setback is, in part, a result of a 1.6 m property dedication along
the entire Quadra Street frontage. The front yard area would also be improved with a widening
of the sidewalk, addition of a bench, and two rows of shrubs within the portion of land that would
be dedicated to the municipality. Due to the existing building footprint, the front entrance would
not be parallel to the property line. Although it would be 2.6 m from the front lot line at grade,
where the closest point at the northern end is located, it would increase to approximately 6 m at
the southern end. The second level portion of the structure would be a glazed section of
shipping container that projects 0.72 m toward the property line and would function as a canopy
above the new entrance. Given that the front yard area would be improved with the proposed
addition having a green roof with trailing plants, the new entrance area is pedestrian oriented,
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and the variance is partially resulting from a 1.6 m property dedication, the variance is
supportable.

The variance to the rear yard (west) setback is requested for the exterior storage units. The
storage units are prevented from being relocated eastward due to the existence of a municipal
right-of-way. Given that no activity would be anticipated at the rear of the storage units, the
setback area would have additional trees planted and new fencing would be added, an 8.9 m
setback is supportable.

The variance to reduce the landscape buffer reflects an existing condition and would only be
applicable to 19 parking stalls in the southwest portion of the lot. These parking stalls are
abutting a private roadway with existing vegetation along the property line and are not used as
frequently as the parking areas located near the Quadra Street entrance. Given the variance is
for an existing condition and the adjacent property is roadway and not private rear or side yards,
the variance is supportable.

The variance to reduce the total parking requirement from 90 to 70 is offset by the shared
parking agreement for 25 parking spaces with the adjacent property, which effectively provides
for a total of 95 parking stalls. A self-storage use is not anticipated to generate a high parking
demand due to users accessing the site for relatively short-term periods at various times and
days. Rather than parking in a designated stall, some users would utilize areas for loading and
unloading directly in front of the exterior storage units. Given the parking agreement in place
and that self-storage does not generate high parking requirements, the variance is supportable.

The variance to reduce the manoeuvring aisle by 10 cm is relatively minor and includes both the
existing condition and proposed new stalls. No issues are identified with this reduction and the
variance is supportable.

The requirement for loading bays, which must meet the minimum dimensions required to be
suitable for commercial transportation trucks, is based on the total gross floor area of the
development. Based on the proposed development, a total of seven loading bays are required;
two of the existing loading bays would remain in place to serve existing tenants. In addition to
the loading bays, there are three large overhead doors on the site that function as loading areas
even though they do not have the required length to be used by commercial transportation
trucks. Two of the loading areas would service the self-storage business, the third loading area
and the two loading bays would continue to service existing businesses. Loading bays are
designed for large, commercial transportation vehicles; however, a self-storage facility would
generally be accessed by much smaller personal automobiles or rental trucks. Given the
owner/applicant believes that the two loading bays and three loading areas adequately serve
their tenants’ needs, additional loading bays would impact the number of parking stalls
available, and it is not anticipated that loading bays would be fully utilized, the variance is
supportable.

Environment

Currently, the property is largely impervious due to the building footprint and extent of parking
area. Permeable landscaped areas are primarily limited to the land adjacent to Hulford Street
and Quadra Street, and the existing vegetation along the west property line bordering the
adjacent residential area (see Photographs 3, 4, and 5). Stormwater from the proposed
exterior storage units would be directed to a proposed rain garden, which would also provide for
a new landscaped area within the parking area. Stormwater from the new entrance would be
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managed by a green roof. The amount of impervious surfacing would be slightly decreased with
the proposed development from 87.4% to 86.6%.

The proposed landscaping plan also includes removing invasive species and an overgrown
Leylandii Cypress hedge to support the existing Garry Oak trees near the corner of Hulford
Street and Quadra Street.

Targeting a specific energy/sustainable building performance level was discussed with the
applicant. Given the nature of the renovations they did not believe there was an appropriate
third party rating system that would be applicable. Repurposing an existing building is more

efficient than new construction, and the upgrades to the mechanical and electrical systems
would provide considerable improvements to the energy efficiency of the building.

Photograph 3: Vegetation along Rear Property Line

Photograph 4: Existing Vegetation along Quadra Street
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Photograph 5: Existing Vegetation along Hulford Street

CLIMATE CHANGE AND SUSTAINABILITY

Policy Context

The Official Community Plan (OCP) adopted in 2008 highlights the importance of climate
change and sustainability. The Official Community Plan 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 Official
Community Plan 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 the following features related to mitigation and adaptation:

e The proposal is located within the Urban Containment Boundary and within 300 m of the
McKenzie-Quadra Neighbourhood “Centre”.

e The proposal should result in reduced vehicle distance travelled by providing storage
facilities in closer proximity to the Quadra, Gordon Head, and Shelboune Local Areas
particularly.

e The development is readily accessible via all modes of alternative transportation and is
conveniently located adjacent to public transit on Quadra Street and approximately 550 m
from public transit on McKenzie Avenue.
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e The current level of public transit service in the area includes a total of six routes available
on Quadra Street (Route # 6, 17), and McKenzie Avenue (Route # 16, 17, 25, 26, 51).
Buses travel along all routes at an average of every 21 minutes during week days, with
specific routes ranging from every 11 minutes to 7 hours. Average service on Quadra Street
is every 13 minutes, and McKenzie Avenue is every 31 minutes.

o Arregistered Parking Agreement with the adjacent property supports efficient use of existing
parking facilities.

e The proposal includes a new public bench adjacent to an existing bus stop to encourage the
use of public transit.

e The proposed development primarily repurposes an existing building, which has recently
had mechanical and electrical upgrades including new LED lighting throughout the facility
and added insulation.

o The proposed exterior storage units would be sited on an area that is currently hard
surfaced for parking.

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:

o The proposal includes sustainable stormwater management practices and includes a green
roof/green wall and rain garden.

e The proposed development is located in an already urbanized area without putting
pressures onto environmentally sensitive land.

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 proposal increases the diversity of land uses within an existing neighbourhood and
provides storage facilities to serve the general public.

o The proposed development improves the pedestrian environment by widening the existing
sidewalk and adding landscaping near the main entrance.

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 proposed development is anticipated to provide four to five permanent employment
opportunities, as well as temporary construction related employment in the short-term.
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CONSULTATION

Community Association

The Quadra Cedar Hill Community Association considered the application and provided the
following comments. They do not support the false overhead doors proposed for the north
elevation on aesthetic grounds. They also interpret the proposed false doors as signage and
contend it would not meet the Sign Bylaw. They also note that the parking stalls available
through the parking agreement with the adjacent property are not available in the evening, and
that they would prefer to see a comprehensive redevelopment of the site.

Staff note, the false doors are not considered signs under the Sign Bylaw but rather would be
considered architectural features, which would also provide the benefit of reducing the impact of
the existing relatively large, blank concrete wall (see Figure 5). Although the proposal is not a
comprehensive redevelopment of the site, it could be considered a transitional use that
maintains a light industrial use of the property until such time that the existing building is near
the end of its useful life and redevelopment of the site is something the owner wishes to pursue.

Advisory Design Panel

The application was considered by the Advisory Design Panel (ADP) at their June 17, 2015
meeting. The Advisory Designh Panel recommended the design of the development be accepted
as proposed.

SUMMARY

The applicant proposes to amend a Development Permit to allow for exterior changes to the
existing building, to construct a new building entrance, and to construct exterior storage
structures for use as a self-storage facility. Variances are requested.

The subject property is currently zoned as Industrial (M-1) and storage is permitted as an
industrial use. A self-storage facility would be considered a service oriented form of “light”
industry serving the general public.

The proposed development would provide improvements to the pedestrian streetscape,

stormwater management, landscaping, and include an innovative architectural design
compatible with the industrial land uses existing on the site.
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RECEIVED
MAR 03 2016

LEGISLATIVE DIVISION
ST F SAANICH

ProStorage Services Limited Partnership
303 One Alexander Street
Vancouver BC, V6A 1B2

March 3, 2015

DISTRICT OF SAANICH

770 Vernon Avenue

Saanich BC, V8X 2W7

by email: council@saanich.ca

Dear Mayor and Council,
RE: Development Permit Amendment 00822 - 3934 Quadra Street (“Application”)

This is a follow up to my letter of November 29, 2015 in relation to the Application being
considered at 3934 Quadra Street. As noted in that letter, there were a number of
concerns raised by adjacent and surrounding neighbours which | will address below as
well as explaining the dialogue and process that has occurred since.

After the hearing on November 16th, 2015 we felt it important to hear from neighbours
directly and in a way that hopefully provided us with a unified voice. We decided to host
a Public Open House on site on Saturday December 12th. The Open House was
attended by 40-50 neighbours including John Shmuck of the Quadra Cedar Hill
Community Association, some members of council and Slegg Lumber’s President, Tim
Urquhart to address concerns pertaining to their business. At that time we had already
made changes to the proposal given the feedback heard at the November 16th hearing
and were looking for further feedback. The discussions at the Open House were
focused mostly on items that did not pertain to the application such as Sleggs’
operations but it served a good purpose as it provided Sleggs with its first opportunity to
hear first hand from neighbours the impact that some of their business operations were
having on the surrounding neighbourhood. Sleggs was able to identify a number of
areas where they could improve including reducing their hours of operation which has
since taken effect. They have also implemented a “Good Neighbour” policy which is
included in the way they do employee evaluations. The proposed changes shared at the
Open House resolved the majority of concerns about the Application with the exception
of the proposed shipping container addition on Quadra. Given that was the only
remaining item identified that had clear opposition we have since removed that from the
Application.

Since the Open House, David Milne, Lorne Milne and | have been in direct contact with
many of those who attended the Open House to further discuss what's being proposed
and concerns about other tenants at 3934 Quadra and their business activities. Sleggs
and the use of the Hulford gate was a main concern for both vehicle traffic as well as
safety. Given the concerns raised at the first hearing, the Open House and throughout

66



subsequent conversations, we have taken the following steps to address these
concerns:

1) Made the Hulford gate an “exit only” gate by installing two DO NOT ENTER signs
facing Hulford, painting DO NOT ENTER on the driveway facing Hulford and by
Sleggs notifying their customers this is now an exit only point. In doing this, we can
minimize the vehicle traffic backed up onto Hulford for morning pick ups and create a
more safe environment for residents.

2) Installed two speed bumps, a stop sign, painted a stop line on the ground and
installed signage informing vehicles to drive slowly when exiting onto Hulford. Given
the safety concerns raised about the speed in which vehicles were exiting onto
Hulford, these measures were taken to further improve safety and minimize
disruption to the neighbourhood.

3) Repainted the parking stalls and identified them as parking and loading areas while
marking the drive aisle as a “no parking or loading” area. This measure has been
taken to minimize the amount of light being projected into the adjacent neighbours
home from vehicles headlights.

4) Pruned the trees on the corner of Hulford and Quadra to improve the visibility for
vehicles coming to Quadra from Hulford. As a busy street with a bend just a half a
block to the South and no identifying signage preventing a left turn onto Quadra from
Hulford, it was mentioned during the Open House that this could improve safety by
improving visibility. This measure also improves the sense of security by getting
better visibility to the corner.

5) Built a walking path with concrete pavers and bark mulch to create a “pocket park” at
the corner of Hulford and Quadra. This area was noted as an informal short cut for
those people in the neighbourhood looking to get to services on Quadra Street. With
the pruning of the trees to improve visibility, this provided an opportune time to make
the improvements.

We have received several comments from neighbours who are very appreciative for the
steps taken to improve the previous situations and are looking forward to the further
improvements proposed under this application. Some of these people have already
provided their support for the application as it currently stands. Here is a summary of
the changes from the previous application design and commitments we are making:

1) The side yard setback from the proposed outdoor storage units abutting the
residential neighbours has been changed from a proposed 9 meters to the required
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12 meters. This caused the loss of 250 square feet of storage space but we felt was
important to amend for the privacy and peace of those adjacent neighbours.

2) The secondary gate to the outdoor storage units has been removed to address the
concerns of potential noise being generated by it.

3) All exterior lighting for the exterior storage units will be directed downwards to not
create light pollution to nearby neighbours. The same has been done for the existing
building

4) The waste container enclosure is being located against the building as far from the
residential neighbours as can be provided.

5) The property line on the South West side will be changed to a cedar fence to conform
to current bylaws, provide a visual screen to the residential neighbours and match the
current cedar fence on Hulford.

6) We have removed the proposed stacked modified shipping container addition to the
Quadra Street frontage based on comments on concerns over it’s architectural form
within the neighbourhood. We will now be taking over the Salvation Army office/retail
area upon their lease expiration of May 31, 2016 and converting that space into the
main customer entrance, office and further storage space.

7) If the application is approved, we have committed to the replacement of the swing
gates on Hulford to a sliding gate.

Throughout this application and consultation process we have had the chance to better
understand the concerns from neighbours about the application and the impacts from
other business operations at 3934 Quadra. We feel confident the proposed changes will
have a positive impact for the neighbours in comparison to historical uses of the subject
site and the permitted uses under the M-1 zoning. We have worked closely and
continue to with neighbours and the tenants of 3934 Quadra to ensure that everyone is
acting respectfully and in good faith as neighbours. It isn't easy to have an industrial
zone next to a residential one but this process has helped all parties involved.

Many claims have been made about bylaw infractions at 3934 Quadra throughout the
process but | will point to the February 3 Supplemental Report to Council which
confirms in it's last paragraph that “While there is a history of complaints to Bylaw
Enforcement regarding the property, all calls have been investigated with the matters resolved.
Saanich Bylaw Enforcement Officers have followed up with the more recent calls regarding late
night vehicle traffic, the file can be reactivated should the problem persist. Currently there are no
open enforcement files.” Further concerns have been brought to our attention about 24
hour access for customers of the self storage facility and if that complies with Saanich
Bylaws. To clarify, there are no bylaws that prohibit a business in a commercial or
industrial zone from operating 24 hours a day in Saanich. There is a noise bylaw which
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prohibits deliveries, the receiving of goods and creation of disruptive noise but that only
applies to the business and not customers. For example, Thrifty’s at Tuscany Village

~ operates 24 hours a day and they are prohibited under the noise bylaw from receiving
deliveries on Sunday but their customer who brings a shopping cart from outside inside
and then after purchasing their groceries loads them into their vehicle on a Sunday, is
not in violation of the noise bylaw. Otherwise, no business in a commercial or industrial
zoned property in Saanich would be able to be open on Sundays or during the
prohibited hours of the noise bylaw. The same applies for the self storage business. We
can't receive a delivery of goods we sell such as boxes or moving supplies outside the
allowed time and days but our customers can bring and take goods from the facility at
anytime. However we are restricting access to 6AM-11PM and will only provide 24 hour
access upon request which will include additional screening to determine the customers
needs. Also anyone with 24 hour access is required to sign an additional agreement
and their access can be revoked immediately should they misuse or abuse the privilege.

We understand that not every issue of every neighbour about the industrial nature of
3934 Quadra can be resolved but what we can resolve, and believe we have, are the
issues pertaining to the application. We feel we have demonstrated a willingness to
engage in an ongoing dialogue about the activities at 3934 Quadra and work
collaboratively towards minimizing any safety concerns or negative impacts those
activities may have on the neighbourhood. We have made substantial improvements
which have been recognized by neighbours and hope through the approval of this
application to continue further improvements for the neighbours. We have garnered the
support of the most immediate neighbours to the proposed exterior storage units who
previously opposed the application which [ think says a lot. | don’t think we would have
gotten to this point without the type of open dialogue and willingness to work
collectively. We would greatly appreciate your support for this application as a part of
our larger goal to see the entire building converted to more passive self storage use
over time. The exterior units proposed are a critical part of that goal which will improve
the livability of the area for the surrounding neighbours.

Respectfully,

A

Jgrdan Milne
Director
ProStorage Services General Partnership
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Michael Goodwin, Elsey Lane, Victoria, B.C. V8X 5K1 e:

The District of Saanich,
Legislative Division,
770 Vernon Ave.,
Victoria, B.C. V8X 2W7

March 1st, 2016

RE: File 2860-20 Quadra/
Development Permit Amendment DPA00822, 3934 Quadra St.,
(Lot 1, Section 32, Victoria District, Plan 31953)

SENT AS A PDF FILE

To The Committee:

It is my intention to speak at the Committee of the Whole on Monday March 7", on
behalf of Saanich Strata VIS 4761 regarding the permit for changes at 3934 Quadra
St.

Our strata, Saanich Strata VIS 4761, is the small strata immediately adjacent to 3934
Quadra St. on the south side, and runs the full continuous length of the south side of
3934 Quadra. | spoke at the previous Committee of the Whole to make strenuous
objections to aspects of the proposal which appeared to encroach on our Strata
property in un-necessary ways.

Members of Council—and in particular Councillor Haynes—have been most helpful
in generating discussions between the parties involved in the neighborhood. We are
pleased to state on the record that the most serious issues which would have
affected our Strata have successfully resolved. The Supplemental Report dated
February 3™, 2016 notes the following:

1). That a variance to reduce the rear yard setback from 12 m to 8.9m is no longer
required.

2). That an additional 1.8 M high wood fence will be placed on the southern
boundary of 3934 Quadra St.

3). That the gate exiting from 1030 Hulford St. will be changed from opening
outwards (and creating a visibility hazard for traffic) to a sliding gate.

These three items, as well as others enumerated in The Supplemental Report, have

helped us to achieve our goals of reducing sound and noise disruption and achieving
greater safety at the end of Hulford St.

70



In the process of meeting numerous times with members of the Milne family over the
past several months, we have experienced nothing but a helpful and cooperative
attitude. David Milne has undertaken personally to do a number of the physical
alterations to the property and based on the evidence to date, we have every
confidence that our relationship with our neighbors will continue to be positive.

As Jordan Milne has said, a public storage facility is probably the business with the
least impact on the neighborhood in terms of noise and traffic disruption. Given that
there have been other occupants (permitted in the M1 Zoning Bylaw) in the past at
3934 Quadra St. who have generated much more disruption, we feel satisfied that a
well run Storage Facility is about as good a neighbor as we will get. That being said,
we expect some degree of friction which is inevitable between adjacent areas of M1
and Residential Zoning. We are aware of the proposed 24 hr. access to this facility,
and potential noise issues, however it should be possible to minimize this problem
through constructive dialogue and a positive relationship between neighbors.

In conclusion, we feel that the productive dialogue of the past several months and
the resultant changes in the Supplemental Report have resulted in the removal of
any grounds for our objecting to this proposal. We thank the Council for looking at

this matter carefully, and express our whole-hearted support for the application as it
now stands.

Yours sincerely

Michael Goodwin
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28020 uadia

From: Sharon Hvozdanski

To: Gallagher, Sharon

CcC: Dupas, Donna; Froud, Sharon; Haynes, Fred; Matanowitsch, Jarret;
Milne, David; Milne, Jordan; Reddick, Stephen

Date: 3/2/2016 4:04 PM

Subject: Re: DPAO0822 3934 Quadra Street
Hello Sharon and Jim Gallagher,

Thank you for taking the time to review the report and outline your thoughts and
concerns. As | suspect you may already know, this application will appear before
Council for review and consideration on Monday, March 7th. To ensure your concerns
and ideas are part of the deliberations | will forward a copy of your e-mail to Legislative
Services for inclusion in Council's Agenda Package. In the interim if you wish to discuss
these matters further, please do not hesitate to contact Jarret Matanowitsch, Manager of
Current Planning who oversees all development files and can walk you through the
details of staff's recommendation.

Regards, @E@EUVE@

Sharon Hvozdanski MAR 03 2016

Director of Planning LEGISLATIVE DIVISION

District of Saanich DISTRICT OF SAANICH

>>> Sharon Gallagher 3/2/2016 12:23 PM >>>

Dear Councillor Haines and Sharon Hvozdanski,

My name is Sharon Gallagher, my husband and | reside at Hulford St. in
Swan Lake Estates. | was reviewing the Supplemental Report dated Feb 2,2016, |
became concerned when | read the following statement under the heading " Minimum
Depth of Landscape Area". This is the section where Pro-Storage is wanting a
landscape variance from 3.75m to 2.6m along the SW property line.

1. The report states that "The variance to reduce the landscape buffer reflects an
existing condition and would only be applicable to 19 parking stalls in the southwest
portion of the lot. These parking stalls are abutting a private roadway with existing
vegetation along the property line and are not used as frequently as the parking areas
located near the Quadra Street entrance. Given the variance is for an existing
condition and the adjacent property is roadway and not private rear or side yards,
the variance is supportable™

The photo below is the view from my living room, 2 decks and our bedroom which all
face the SW corner of Hulford and Eisey Lane. Due to our higher elevation, there are 3
units that are directly affected by the view and activities coming from the Slegg
compound. As you can see, some of the stalls #1-19 (see photo of pink insulation) are
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|(3/3/2016) Sharon Orr - Re: DPAO0822 3934 Quadra Street ' Page 2|

used as a stacking storage area, a loading zone, and parking. Not only do we wake up
each morning around 6:00 a.m. because of the sound of the fork lift loading/ unloading
the trucks that are moving in and out, we also cannot enjoy the use of our decks for
most of the day. The Supplemental Report ignored this impact by using the label of
"existing condition" and stating that the "adjacent property is a roadway", although true,
it doesn't represent the truth because it completely ignores the negative impacts to the
residents a few feet further away.

2. The report also states that " These parking stalls are abutting a private roadway with
existing vegetation along the property line and are not used as frequently as the
parking areas located near the Quadra Street entrance " . This is erroneous because
this small compound is probably the most intensely used piece of the property in the
morning and early afternoon, and to say that it has existing vegetation along the
property line is also very misleading. Apart from an old growth tree, there is minimal
landscaping for +/- 70' on the 3934 Quadra side of the western property line.

Regarding a solution to this problem, | have had numerous communications with both
Jordan and David from Pro-Storage requesting that they either plant a dense/high
hedge along the proposed cladded fence line, or provide a high concrete fence to act as
a sound and visual barrier. Their initial response to the suggestion for the dense/high
hedge, was that irrigation was a problem. | corresponded with the Slegg representative
who committed to providing water for the trees if that was a barrier. In addition to this,
Duane, who is contracted to Swan Lake Estates for all of our landscaping services, and
who is a single family resident living directly outside the Hulford gate, provided Pro-
Storage with a recommendation for a gravity feed system that would use their roof top
water to irrigate the trees. The other notable objection from Pro-Storage was that the
reduced landscape set-back was not large enough to support a dense hedge. Duane,
who has extensive knowledge of viable landscape treatments and is very familiar with
the site, provided David Milne with a very reasonable quote for a 12' dense hedge (+/-
$125/tree installed) that could be planted on the set-back flanking the westerly fence
line for +/- 70' ( where the pink insulation is sitting). Historically, there were some higher
bushes and trees along the 70' that is now bare. They were removed by either the
landlord or tenant expanding their compound and storage area, before the problem of
the Slegg noise began to occur.

As | understand it, Pro-Storage has now amended their proposal to include the cladding
of the chain link fence with cedar up to 5'9", and to replant the requested reduced set-
back area (2.6m) in the SW corner with some type of unspecified "original" plantings. It
is true that the proposed clad fence will provide a partial visual barrier that may satisfy
most of the neighbouring residents because the view they experience is only from the
roadway; however, the residents that live on the higher elevation are exposed to the
disturbing view/noise continuously. For these residents, the proposed fence height is
only a partial solution as it would only cover part of the view of the pink insulation piles
(see photo) or whatever the compound activity may be at the time.

In conclusion, this problem will never go away unless a long term sustainable solution is
found. A solution that will provide a substantial sound and visual barrier for the +/- 70'
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| (3/3/2016) Sharon Orr - Re: DPAOO822 3934 Quadra Street | Page 3 |

flanking the westerly property line. | humbly submit that such a solution would either be
a 5'9"clad fence AND a 12' dense coniferous landscape planting that is properly
maintained over time; or a 16' concrete fence such as presented on the 2nd image
below.

| believe that this is a reasonable request in light of the compromises that the residents
have made, and will continue to make as long as this space is leased out as a high
activity delivery/compound area.

| trust that you will seriously consider our request, coming from residents that only wish
to enjoy a semi-peaceful retirement.

Sincerely,

Sharon and Jim Gallagher
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Council would consider the proposed application as ‘transitional use’ is a cause for
concern, in our opinion, and emphatically not a reason to allow the variance requested.

We strenuously object to the part of this proposal which attempts to reduce the setback
from new structural work from the current 12 meters: even if the report had not identified
the proposed use of this property as ‘transitional’, it is highly obvious from its’ varied and
somewhat checkered historic use that this the nature of the property itself, and will
continue to be for some time to come: there is no question that this is a ‘transitional
property’ which has yet to achieve the long-term vision for the area. However, transitions
are generally precarious and unpredictable. While we wish them every success with
their business, there is no guarantee that Prostorage Services can or will operate a
financially successful, non-disruptive, and quiet storage facility on this property in
perpetuity.

| would like to direct you to the attached site map, in particular, item D. This shows the
structure which Prostorage wishes to construct, which supposedly necessitates
reducing the legally required setback of 12m. to the adjacent residential area.
According to the site plan, this area labelled Exterior Storage Units is separated from
the rest of the development by a gate controlled by keypad entry. There does not appear
to be any reason why this area could not in future be leased to another operator to be
used for any of the other uses permitted in M1 Zoning, including a Beverage Container
Depot, which would be distinctly unpleasant to have literally in one’s ‘back yard.” While a
secondary concern is the possible noise from a sliding metal gate, there are larger
concerns to be taken into account.

There is only one thing in this situation which is certain: once a foundation is established
within 8.9m from our property, it will never be altered to be set back to 12 meters. With
this in mind, we have to seriously question why such a foundation is necessary. We do
not understand what significant purpose this additional 3.1 meters of land provides to the
proposed project. What is very clear, on the other hand, is that if this variance is
approved, this land will be committed in perpetuity. Despite what Sharon Hvozdanski
somewhat glossily suggests in her Report, poured concrete is not an ephemeral nor
‘transitional’ material. Analyzing the Site Plan, we see no apparent reason why this
structure must occupy precisely the amount of space that it does. With a minimal loss of
three individual storage units, the footprint of this structure could be shortened by 3.1
meters: it is impossible to believe that the economic success or failure of the project
would be determined by such a small reduction.

Indeed, this request for the variance to a distance 8.9m is so small and insignificant that
we question if there is not some other reasoning behind it. | refer you again to the
attached site plan. In an informal meeting with the applicant Jordon Milne on November
13", we discussed the current situation of the property, which is comprised of areas
labelled A, B, and C. Areas B and C which are labelled ‘Area Outside Scope of Work’ are
not accurate divisions, but represent areas of the property owned by Prostorage but
which are currently leased to two parties, Hendra Moving and Storage in area B and
Slegg Lumber in area C. According to Mr. Milne, should Area A (currently under
renovations so as to be interior self-storage) be successful as a business, it is their
intention to take over area B, and, eventually, possibly Area C. Mr. Milne stated that Area
B could be available to them at any time after providing one year of notice to Hendra
Moving and Storage. Area C (currently occupied by Slegg Lumber) is only subject to a
lease which terminates in early 2017: thus both Areas B and C would be available for
future development within one year to eighteen months. Given that this space is
available for use in the immediate future, the need for any construction at all in Area D is

surprising.
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