AGENDA
- For the Council Meeting to be Held
In the Council Chambers

Saanich Municipal Hall, 770 Vernon Avenue
' MONDAY, JUNE 20, 2016, 7:30 P.M.

P.3

P.5

ADOPTION OF MINUTES

1.
2.
3.

Council meeting held June 13, 2016
Committee of the Whole meeting held June 13, 2016
Special Council meeting held June 14, 2016

. BYLAWS FOR FINAL READING

1.

4007 AND 4011 RAINBOW STREET - OCP BYLAW AMENDMENT - REMOVAL FROM THE
ENVIRONMENTAL DEVELOPMENT PERMIT AREA (EDPA)

Final reading of the “Official Community Plan Bylaw, 2008, Amendment Bylaw, 2016, No. 9389".
To amend Plate 18 of Schedule 3 of Appendix N (Development Permit Areas Justification and
Guidelines) of the Environmental Development Permit Area Atlas for the removal of the subject
properties from the EDPA Atlas.

4134 AND 4138 HOLLAND AVENUE — SEWER SERVICE INCLUSION
Final reading of the “Sanitary Sewer Bylaw, 2006, Amendment Bylaw, 2016, No. 9391". To
include the subject properties in the Sewer Service Area.

. PUBLIC INPUT (ON BUSINESS ITEMS D & E)

RESOLUTIONS FOR ADOPTION

1.

REQUEST FOR PROPOSAL 42/14 - PROJECT MANAGER FOR WEB REDESIGN

Report of the Director of Corporate Services dated June 7, 2016 recommending that Council
award Request for Proposal 42/14 — Project Manager for Web Redesign to Randstad Interim
Inc. in the amount of $235,000 (excluding taxes) and be extended until September 30, 2016.

REPORTS FROM SAANICH ADVISORY COMMITTEE CHAIRS

*** Adjournment * * *

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

5197 DEL MONTE AVENUE — SUBDIVISION AND REZONING APPLICATION

Report of the Director of Planning dated March 22, 2016 recommending that Council approve
the rezoning from A-1 (Rural) to Zone RS-12 (Single Family Dwelling) to create three additional
lots for single family dwelling use, and that final reading of the Zoning Amendment Bylaw be
withheld pending registration of a covenant to secure the items as outlined in the report.
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS JUNE 20, 2016

2. 3440 SAANICH ROAD - REZONING AND DEVELOPMENT PERMIT AMENDMENT
APPLICATION
P. 93 Report of the Director of Planning dated June 7, 2016 recommending that Council amend the
Zoning Bylaw to add a new C-3U (Shopping Centre/Uptown) Zone, approve the rezoning of
Uptown Shopping Centre from C-3L (Shopping Centre/Major Liquor Retail) Zone to the new C-
3U (Shopping Centre Uptown) Zone, and approve Development Permit Amendment DPA00863
to construct 134 rental apartments and townhouses and 5,157 m? gross leasable area of retail
commercial. Variances are requested for setbacks, parking and loading spaces.

* ** Adjournment * * *

“IN CAMERA” COUNCIL MEETING IMMEDDIATELY FOLLOWS
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SUB00742; REZ00558 -2- March 22, 2016

Community Assn Referral: Referral sent to Cordova Bay Association for Community Affairs
June 18, 2015. Statement of no objection received October 9,
2015.

PROPOSAL

The owner has applied to rezone the subject property from the A-1 (Rural) Zone to the RS-12
(Single Family Dwelling) Zone for the purpose of subdivision to create three additional lots for a
total of four lots for single family dwelling use. The existing 1950’s era dwelling and detached
garage would be deconstructed.

Figure 1: Proposed Subdivision

In 2013 Council rejected a similar rezoning and subdivision application for three additional lots
(four lots in total) based on concerns about number of lots, dwelling size and design, and
potential neighbourhood character and traffic impacts. The decision was upheld by Council on
appeal. Some Councillors indicated that they would consider a subdivision to create two
additional lots (three lots in total).
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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.”

4212 “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.”

4243 “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 4 storeys); and

mixed-use (commercial/residential) (up to 4 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 11" on Cordova Bay Local Area Plan, Map 7.1. 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”; and

7.3 “Allow a minimum lot area of 665 m? for a conventional lot, and 930 m?* for a panhandle
lot within the area designated “Residential 11" on Map 7.1 provided that the average lot
area within the land being subdivided is not less than 930 m? and that no lot is created
which has an area in excess of 1500 m?. Where a parcel is greater than 1860 m? and
where road dedication would reduce the net area to less than 1860 m?, the parcel area
prior to dedication may be used for lot averaging purposes.”

*excludes panhandle area

DISCUSSION

Neighbourhood Context

This 4105 m? A-1 zoned parcel is located within the Urban Containment Boundary in Cordova
Bay at the south east quadrant of the Del Monte Avenue and Walema Avenue intersection. The
surrounding neighbourhood comprises a mixture of RS-10, RS-12, and A-1 zoned lots
containing single family dwellings (see Figure 2). The site drops in elevation about six metres
from west to east. A concrete sidewalk extends along the Walema Avenue frontage to the end
of the cul-de-sac where a pedestrian walkway leads downhill to Polson Terrace. There is
currently no curb or sidewalk along the Del Monte Avenue frontage.



SUB00742; REZ00558 -4- March 22, 2016

Figure 2: Context Map

Land Use

The proposal is consistent with Cordova Bay Local Area Plan Policy 7.3 with respect to
minimum and average lot sizes and complies with all proposed RS-12 zoning regulations. No
variances are requested. The proposal is also consistent with the Official Community Plan
which allows for limited infill in neighbourhoods inside the Urban Containment Boundary. The
proposed lot sizes and configurations are compatible with the pattern of development of the

nearby neighbourhood.
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Figure 3: View of the Site Looking Southeast from Walema Avenue/Del Monte Avenue
Intersection

Figure 4: Del Monte Avenue Looking South from Walema Avenue/Del Monte Avenue Intersection
(Subject Property is on the Left)

Site and Building Design

The Official Community Plan notes the importance of neighbourhood character and the role
building style, exterior finish, massing, and height have in the effective integration of new
housing stock.

While the design, lot area, and number of lots has not changed from the subdivision proposal
that was rejected by Council in 2013, the applicant proposes to reduce the permitted lot
coverage for all buildings and structures from 40% to 32%, the maximum building height on
proposed Lot 3 from 7.5 m to 6.5 m as measured from a main floor elevation of 90.8 m geodetic,
the maximum building height on proposed Lot 4 from 7.5 m to 6.5 m as measured from average
grade. In addition, the permitted gross floor area for all dwellings would be reduced by between
26% and 29% as shown in the following table. The dwellings on proposed Lots 3 and 4 would
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be constructed with flat roofs and the dwelling on proposed Lot 3 would be limited to a single
storey at the front to mitigate potential neighbourhood impacts. Suitable covenants to limit
house size, massing, and siting should be secured prior to Final Reading of the Zoning
Amendment Bylaw.

Table 1: RS-12 Zone Versus Proposed

RS-12 Zone Proposed
Gross Floor Area Non-Basement Area Gross Floor Area Non-Basement Area
Lot 1 539.5 m? 404.6 m? 380.9 m? 285.6 m?
Lot 2 489.9 m? 367.4 m? 362.3 m? 271.7 m?
Lot 3 497.6 m? 373.2 m? 362.3 m? 271.7 m?
Lot 4 488.5 m? 366.3 m? 362.3 m? 271.7 m?

The applicant has provided conceptual streetscape elevation views from Del Monte Avenue and
Walema Avenue. The plans are provided for illustrative purposes to provide an understanding
of how the massing of new houses would fit into the topography and existing neighbourhood
(See Figures 5, 6, and 7). The applicant does not wish to commit to specific house designs and
footprints in order to provide some flexibility for new owners to customize their homes.
Proposed new dwellings as shown in the conceptual streetscape plans would be compatible
with existing and recently constructed houses in the surrounding neighbourhood. Boulevard
vegetation and sloping terrain should minimize any privacy impacts.

Figure 5: Development Concept

10
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Environment
Saanich Environmental Services staff have reviewed the proposal and have advised that there
are no significant environmental features present on the site.

A Tree Impact and Retention Report was prepared for the site by Talbot Mackenzie &
Associates Consulting Arborists. The tree resource on the property and adjacent boulevards is
composed of a mixture of native and exotic species. The Tree Report assesses a total of 42
trees. Of those, 13 trees including six bylaw protected trees are located on the site. The
applicant proposes to retain three non-bylaw protected trees (a Black Walnut and two Hazelnut)
that are outside the building envelopes on proposed Lot 1, two bylaw protected Douglas-fir trees
located within the property boundaries on proposed Lot 2, two non-bylaw protected Leyland
Cypress trees on proposed Lot 3, and one bylaw protected Douglas-fir tree on Proposed Lot 4.
In addition, a bylaw protected Chamaecyparis (False Cypress) tree located at the southwest
corner of the existing house foundation on proposed Lot 2 would be relocated elsewhere on the
site (see Figure 1).

Saanich Parks has reviewed the proposal and Tree Resource Summary. Parks staff
recommend tree protection covenants for the three non-bylaw protected trees proposed for
retention on proposed Lot 1. Parks staff have stated that the trees proposed for retention on
proposed Lots 2, 3, and 4 are within the proposed building envelopes or could be impacted by
sidewalk and driveway construction or in-ground servicing making retention unlikely.

Despite Parks comment regarding tree loss on proposed Lot 4, the applicant has provided
information regarding the retention of the large Douglas-fir tree #147. Based on the project
arborist’s report, if the building envelope were to be reduced by a minimum 8.0 m to the north,
the tree could be retained. It is the opinion of Parks that the 8.0 m is the bare minimum and that
the distance required would be greater to accommodate over excavation required for the
foundation. As well, the location of the future storm and sanitary sewer connections for this
parcel would also impact the root system of this tree. Parks has indicated that unless the
building envelope on proposed Lot 4 was significantly reduced, retention of this tree is not
possible.

An important issue is retention of trees along the Del Monte Avenue municipal road frontage.
To protect these trees, the proposed road widening and sidewalk improvements would require
special design considerations involving collaboration between the consulting Arborist and
Saanich Parks. The proposed driveway accesses and servicing locations would be restricted
and the owner would be required to develop in accordance with the consulting Arborist's
recommendations. These measures would be secured by covenant and would be referred to
the Approving Officer for consideration as part of the subdivision process.

The applicant has agreed to commit to designing and constructing the new dwellings on
proposed Lots 1 - 4 to conform to a minimum BuiltGreen™ Gold or equivalent energy efficient
standard. This commitment should be secured through registration of a covenant prior to Final
Reading of the Zoning Amendment Bylaw.

The applicant also advises that the existing dwelling and garage on the subject property would
be deconstructed, a process which entails the dismantlement of a building in which all
salvageable parts of the building shall be sold, recycled, re-used, or donated, and all remaining
waste will be taken to a waste recycling site.

12
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Servicing

Servicing requirements specify that Walema Avenue, fronting the proposal, is to be widened to
residential municipal standards complete with concrete curb and gutter. The concrete sidewalk
would be continued along the southerly side of the cul-de-sac. Del Monte Avenue, fronting the
proposal, would be widened to residential municipal standards complete with concrete curb,
gutter, and sidewalk. The sidewalk alignment would be configured to facilitate retention of the
boulevard trees, while accommodating a boulevard between the road and sidewalk where
possible.

While the Cordova Bay Local Area Plan identifies the need for a sidewalk along the entire length
of Del Monte Avenue, it will likely be some years before it is constructed under current project
priorities and funding constraints. As always, local residents could petition to have sidewalks
installed as a Local Area Service paid for in whole or in part by a local service tax.

Proposed Lots 1, 2, and 3 would be provided with storm drain and sewer connections to existing
mains on Walema Avenue. Proposed Lot 4 would be provided with storm drain and sewer
connections from the existing mains within a municipal right-of-way traversing the easterly side
of the proposed lot. The applicant’s engineer has addressed storm water concerns expressed
during the previous application by the neighbours to the east on Polson Terrace through on-site
storm water management. Water service would be provided to proposed Lots 2 and 3 from the
existing main on Walema Avenue. This main would be extended to serve proposed Lot 4. The
existing water service on Del Monte Avenue would be used by proposed Lot 1.

This subdivision is within a Type Il watershed area. As part of the servicing requirements, the
development would require stormwater storage, oil/grit separator or grass swale and sediment
basin.

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. It is important to note that this summary is not, and
cannot be, an exhaustive list of issues nor a detailed discussion on this complex subject matter.
This section is simple meant to ensure this important issue is a key part of the deliberations on
the subject application.

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

13
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built environment; 3) Sustainable transportation; 4) Food security; and 5) Waste diversion.

The proposed development includes the following considerations related to mitigation and
adaptation:

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;

Limited infill through the development of new single family housing inside the Urban
Containment Boundary provides a much-desired housing form within Saanich that people
would otherwise have to commute further distances for elsewhere in the region. The
number of lots so created are limited in number, acknowledge longstanding policies of the
Official Community Plan and Local Area Plan, and will not result in significant long-term
negative impacts, as long as the majority of future growth is focussed in” Centres”,
“Villages”, and along key corridors;

The proposal is located in the Ridge area of Cordova Bay and within 1 km walking distance
via Beckton Park footpath 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. Although the site is within walking distance of Cordova Bay “Village”, its location on
the ridge does have an impact on the walkability to the “Village” from this site. The location
of the “Village” within the Cordova Bay neighbourhood, will however reduce the length of
vehicle trips for basic services;

The site is also within 1.3 km of Claremont Senior Secondary School, 600 m of Cordova Bay
Elementary School, 100 m of Beckton Park and 330 m of Sayward Hill Park. As arough
measure, in general a walking distance between 400 - 800 m is considered optimal in
encouraging the average person to walk to a service or access public transit, instead of
driving to their destination. Obviously, 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 are typical for a low density neighbourhood in Saanich.
Improvements still need to be made to further support and encourage walking and cycling
locally and in the Region.

Proximity to public transit is limited - a transit stop for Bus #35 is approximately 1 km away
near the intersection of Del Monte Avenue and Claremont Avenue, with an average
frequency of 36 minutes during weekdays;

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.
Parks staff recommend a covenant to protect three non-bylaw protected trees on proposed
Lot 1. Parks has stated that retention of other trees on the site is unlikely. Proposed road
and sidewalk improvements on Del Monte Avenue would require special design
considerations involving collaboration between the Consulting Arborist and Saanich Parks in
order to retain the trees.

The applicant has committed to sustainable building practices and the development would
be constructed to a minimum Built Green™ Gold or equivalent energy efficient standard,
which will be secured by covenant;

The applicant has indicated that the proposed development will include the necessary
conduit and piping to be considered “solar-ready” for the future installation of solar
photovoltaic or hot water heating systems, which will be secured by covenant;

The proposed development includes sufficient area for backyard gardening, although the
tree cover may shade portions of these areas. Long term plans call for a community garden

14
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in each Local Planning Area. An Agriculture and Food Security Task Force will be
considering ways to improve food security in the community; and

e The applicant has stated that the existing structures would be deconstructed. This is
understood to be a process where all salvageable parts of the building would be sold,
recycled, re-used, or donated, and all remaining waste would be taken to a waste recycling
site, thus diverting it from the landfill.

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 considerations related to
the natural environment, such as:

o The proposal is a compact, infill development in an already urbanized area without putting
pressures onto rural areas;

e Pervious paving would be used for the driveway patio and walkway areas to minimize the
amount of impervious area on the site; and

¢ Stormwater management would be provided in accordance with the requirements of
Schedule H of the Subdivision Bylaw.

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 considerations related to social well-being, such as:

o The applicant has indicated a willingness to enter into a covenant to restrict site coverage,
dwelling size and height to less than that permitted for the RS-12 zone and to prohibit
secondary suites in the proposed dwellings; and

e A range of outdoor, community, and recreation opportunities are available within reasonable
walking/cycling distance. Nearby parks include Beckton, Doumac, Sayward Hill, and
Elk/Beaver Lake, and the Lochside Regional Trail is a short distance away.

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 features related to economic
vibrancy, such as:

e The development would create local short-term jobs during the construction period,;

e 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 “Village”. The site is also within four kilometres of the Vancouver Island Tech Park and
Camosun College Interurban Campus.

15
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CONSULTATION

The applicant has stated that on-site information meetings were held on three separate
weekends. Notice of the meetings was hand-delivered to area residents and posted on the site.
The applicant received 25 letters of support and one letter of concern. In addition, a
presentation was made to the Cordova Bay Association for Community Affairs (CBACA).

Planning sent a formal referral to CBACA. A response was received indicating no objections to
the proposal.

A referral was also sent to the Ministry of Transportation and Infrastructure because the site is
located within 800 m of an intersection with Controlled Access Highway. The Ministry
responded indicating no objections or additional requirements to the proposed rezoning.

OPTIONS

The proposal is consistent with Cordova Bay Local Area Plan Policy 7.3 with respect to
minimum and average lot sizes and complies with all proposed RS-12 zoning regulations. No
variances are requested. The proposal is also consistent with the Official Community Plan
which allows for limited infill in neighbourhoods inside the Urban Containment Boundary. The
proposed lot sizes and configurations are compatible with the pattern of development of the
nearby neighbourhood. Cordova Bay Association for Community Affairs has indicated no
objections to the proposed development.

The proposed number of lots has not changed from the 2013 proposal that was rejected by
Council. The primary difference with the current proposal is that the applicant is agreeable to
the registration of suitable covenants for site coverage, house size and massing, siting, tree
preservation, solar readiness, deconstruction of existing buildings, and prohibition of secondary
suites. As with the previous proposal, a covenant requiring that new buildings must conform
with the BuiltGreen™ Gold, EnerGuide 82 or equivalent energy efficient building design and
construction standard is also proposed.

The following options are available to Council:

Option 1: Do not support the application for three additional lots for a total of four lots for single
family dwelling use.

Option 2: Support the application for three additional lots for a total of four lots for single family
dwelling use provided suitable covenants are registered as noted above.

Option 3: Postpone consideration of the application as presented and request the applicant to
reduce the proposal to a total of three lots for single family dwelling use.

Staff support Option 2.

SUMMARY
The proposal is located inside the Urban Containment Boundary and is consistent with the

Official Community Plan and Cordova Bay Local Area Plan. The proposed lot sizes and
configurations would comply with the RS-12 zone requirements and are compatible with the

16
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pattern of development of the nearby neighbourhood. The applicant is agreeable to the
registration of suitable covenants to limit potential community impacts. Achievement of
BuiltGreen™ Gold or equivalent energy efficient building design and construction standard is
also proposed.

The proposal is located in the Ridge area of Cordova Bay and within 1 km walking distance 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. A range of outdoor,
community, and recreation opportunities are available within reasonable walking/cycling
distance.

The tree resource on the property and adjacent boulevards is composed of a mixture of native
and exaotic species. Of the 13 trees on the site, it is likely that only three non-bylaw protected
trees can be retained. Retention of the trees on the Del Monte Avenue boulevard would require
special design considerations for road and sidewalk construction involving collaboration
between the Consulting Arborist and Saanich Parks.

While the proposed number of lots has not changed from the 2013 proposal that was rejected
by Council the applicant is now agreeable to the registration of suitable covenants for site
coverage, house size and massing, siting, tree preservation, solar readiness, deconstruction of
existing buildings, and prohibition of secondary suites. As with the previous proposal, a
covenant requiring that new buildings must conform the BuiltGreen™ Gold or equivalent energy
efficient building design and construction standard is also proposed.

Suitable covenants to restrict driveway accesses and servicing locations, to require that the
development must be constructed in accordance with the Consulting Arborist’s
recommendations, and to protect three non-bylaw trees proposed for retention on proposed Lot
1 would be referred to the Approving Officer for consideration through the subdivision process.

RECOMMENDATION

1. That the application to rezone the site from the A-1 (Rural) Zone to the RS-12 (Single
Family Dwelling) Zone to create three additional lots for single family dwelling use be
approved.

2. That Final Reading of the Zoning Amendment Bylaw be withheld pending registration of a
covenant to secure the following:

¢ To require a maximum lot coverage of 32% for all buildings and structures on proposed
Lots 1 to 4.

¢ To require a maximum building height for proposed Lot 3 of 6.5 m as measured from a
main floor elevation of 90.8 m geodetic and for proposed Lot 4 of 6.5 m as measured
from average grade.

e To require that dwellings on proposed Lots 3 and 4 would be constructed with flat roofs
and the dwelling on proposed Lot 3 would be limited to a single storey at the front.
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LAP Designation: Commercial

Community Assn Referral: Mount View Colquitz Community Association e No response
received to date. Quadra/Cedar Hill Community Association e No
response received to date. Tilicum Community Association e No
response received to date.

PROPOSAL

The applicant proposes to rezone Uptown Shopping Centre from the C-3L (Shopping
Centre/Major Liquor Retail) Zone to a new site-specific Shopping Centre Zone and to amend
Development Permit DPR2006-00012, in order to construct Phase 4 comprising of a total of 134
rental apartments and townhouses and 5,157 m? gross leasable area of retail commercial.
Variances are requested for: setbacks; parking; and loading spaces.

The addition of Phase 4 commercial and residential would increase the density of the shopping
centre to 1.3 floor space ratio (FSR) which exceeds the maximum 1.2 FSR permitted for the
C-3L zone. Also, the height of the proposed 11 storey residential tower over a 3 storey podium
would be 65 m geodetic which would exceed the maximum 44 m geodetic height limit
established in the approved Development Permit. For these reasons, the applicant has
requested rezoning to a new site-specific shopping centre zone with density and height
provisions appropriate to the proposal.

PLANNING POLICY

Official Community Plan (2008)

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

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

4.2.1.16. “Encourage “green” development practices by considering variances, density
bonusing, modified/alternative development standards or other appropriate
mechanisms when reviewing development applications.”

4.2.2.1. “Support quality architectural and urban design that:

uses local, durable and eco-friendly building materials;

works with the topography and protects the natural environment;
reflects our west coast setting;

enhances a “Sense of Place”;

respects local history and heritage structures and landscapes;
creates pedestrian friendly and safe streets and neighbourhoods;
incorporates and supports the use of alternative transportation; and
ensures that our community is physically accessible.”

4.2.3.1. “Focus new multiple family residential, commercial, institutional and civic
development in Major and Neighbourhood “Centres”, as indicated on Map 4.”

94



REZ00568; DPA00863 -3- June 7, 2016

Figure 1: Site/Landscape Plan
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4.2.3.2.

4.2.3.8.

4.2.9.37.

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

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

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

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

protect and encourage traditional “mainstreet” streetscapes;

encourage the integration of residential, commercial, and public land uses both
within buildings and between adjacent sites;

complement and integrate new development with adjacent existing development;
provide for a range of housing options by location, type, price and tenure;
support the integration of institutional uses as community focal points to
maximize opportunities for accessing essential amenities and services; integrate
and support the use of alternative transportation; and

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

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

“High-rises may be considered in the “Uptown Center” in certain circumstances,
based on the following criteria:

siting takes advantage of opportunities to create new views, and does not
significantly block existing public view (e.g. from parks and down street ends);
buildings front the street with well defined, architecturally detailed, pedestrian
scale entryways;

generally up to 18 storeys in height;

all parking is provided for underground, with the exception of visitor parking;
lower floor use is commercial or residential, with individual exterior accesses to
each residential dwelling or commercial unit;

siting minimizes shading and privacy impacts on adjacent land uses;

a significant amenity(ies) is provided to the community as part of the
development such as; affordable housing units, a substantial public plaza or green
space, community activity centre or other facilities (e.g., daycare, office space for
community support services).”

“Consider parking variances where one or more of the following apply:

transportation demand strategies (TDM) 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.”
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Saanich Core Local Area Plan (1999)

Identifies the site and surrounding area as commercial-industrial which means:

¢ A diversity of uses including civic, commercial, recreation, and high-density residential;

e One or more full-line department stores and other commercial centre services including
provision of a full range of goods and services;

¢ Industrial uses.

Saanich Core Development Permit Area Guidelines

These guidelines provide direction on a range of elements that are expected to be included in

any new development. Key “form and character” considerations include:

e Urban scale;

¢ Buildings designed to a human scale to create opportunities for street level social interaction
and a vibrant and safe pedestrian environment;

¢ Buildings to be treated as an integral component of the streetscape with windows that face
the street, street level entrances, and special paving, or architectural/landscape features to
create a seamless interface with the street;

e Pedestrian networks, through and adjacent to the site to welcome people, encourage
pedestrian activity, and integrate with and link to larger public spaces and the surrounding
neighbourhood;

e Transportation and parking provisions should balance the needs of all transportation modes;

¢ Architecture should be of high quality that is contemporary and authentic.

The environmental development permit guidelines are not applicable. There are no significant
wooded areas or native vegetation and the site is a former parking lot so there would be no
increase in impervious cover over what previously existed.

DISCUSSION

Background

On March 26, 2007 Council approved the Rezoning of the subject property and the companion
Development Permit DPR2006-00012 to construct a “lifestyle” shopping centre to replace Town
and Country Shopping Centre. The Development Permit incorporated a Master Concept Site
Plan for the whole site and detailed plans for the new Walmart, part of the parkade, and the
buildings at the southeast end of Uptown Boulevard. Amendments to the Development Permit
were approved by Council in 2009 to add +16,346 m? gross floor area of office space and to
incorporate detailed plans for Phase 2 buildings. A further amendment in 2010 incorporated a
Comprehensive Sign Plan.

In 2015, a Development Permit Amendment was approved to construct Phase 3 of the shopping
centre development which included a food store, commercial retail units and additional parking.
Construction of Phase 3 is expected to be completed in Fall, 2016.

Plans submitted as part of the Master Concept Site Plan anticipated a mixed-
commercial/residential component at the west end of the site but details about the design and
number of units were not provided. Due to the lack of market demand for the condominium
residences envisioned for the site and the need to secure a residential partner, construction of
the residential portion at Uptown was delayed. The owner has now determined that there is
sufficient market demand for a rental housing project on the site. The company is able to
construct rental housing without the need to secure a residential partner.
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The current proposal, to be constructed at the southeast corner of Carey Road and Ravine
Way, would include 134 residential units (127 apartments and 7 townhouses), 5,157 m? gross
leasable area of retail commercial, and additional parking. This final phase of the Uptown
Shopping Centre development would increase the gross floor area on the 7.5 ha site to
198,900 m?2.

Land Use and Density

The project is consistent with the Saanich Official Community Plan (2008) which identifies the
Douglas Corridor including the Uptown Shopping Centre as a Major “Centre”. It also complies
with the land use designation in the Saanich Core Local Area Plan and is consistent with the
strategic initiatives of the Regional Growth Strategy to keep urban settlement compact; build
complete communities; increase transportation choice; and strengthen the regional economy.

The addition of Phase 4 commercial and residential would increase the density of the shopping
centre to 1.3 floor space ratio (FSR) which exceeds the maximum 1.2 FSR permitted for the
C-3L zone. Also, the height of the proposed 11 storey residential tower over a 3 storey podium
would be 65 m geodetic which would exceed the maximum 44 m geodetic height limit
established in the approved Development Permit. For these reasons, the applicant has
requested rezoning to a new site-specific shopping centre zone with density and height
provisions appropriate to the proposal. Variances for siting, residential parking and loading are
also requested.

Site and Building Design

The proposed residential building would comprise two wings over a 3 storey podium to create
an internal U-shaped amenity space. The wings would terrace up from 5 to 11 storeys for the
north wing and 3 to 9 storeys for the south wing. The building core would be concentrated at
the junction of the wings on the Ravine Way side of the building and would accommodate the
lobby and elevator access. The main entry to the building lobby would be located at grade at
the corner of Carey Road and Ravine Way. The terraced building would provide views from the
rooftop terraces to the Sooke Hills and would allow natural light to penetrate into the private
courtyard. A total of 7 two-storey townhouse units would be provided along the Carey Road and
Ravine Way frontages to help enliven the streetscape.

The residential use would comprise of 104 one-bedroom units and 30 two-bedroom units. The
compact units would range in size from about 56 m? to 67 m? for the apartments and 94 m? for
the townhouses. All of the apartment units would be accessed from the exterior corridors. The
townhouses on the Ravine Way frontage would be accessed via individual stairs and a private
patio from the street. The Carey Road townhouses would be accessed via a shared and gated
raised walkway and private patio entrances. The walkway would rise up from the Carey/Ravine
corner along the Carey Road frontage to provide access for the residents from the street to the
L-4 courtyard level. The private courtyard would also be accessible on the north side from the
Whole Foods plaza at the L-4 level.

The applicant has stated that the colour scheme for the building is founded on a subtle palette
of off-white, light-grey and natural silver aluminum and steel grey metal colours. They are a
collection of complementary colours that create a uniform background field for the finer detail
elements such as balcony railing systems, window shading devices, louvre screen veils and
lantern-like stair structures. When read as a complete picture, the overall effect is a
sophisticated, elegant building that finishes the north end of Uptown Boulevard.
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Proposed Phase 4
Commercial/Residential

Figure 1: Uptown Shopping Centre Overall Site Plan (from plans by Wensley Architecture Ltd)

The palette for the building is purposely narrow in range and distinct from the combination of
materials, textures and colours that make up the retail stores and services of Uptown. The
unique plan configuration with outdoor circulation, stepped building form with visible activity on
the roof terraces, landscape plantings and quality lighting design are the devises employed to
animate the building and create a dynamic, vibrant living environment and project.

The guardrail glazing on the unit balconies would be translucent glass. This frosted glass would
obscure vision through the glass, creating a degree of privacy for the balcony and obscuring
objects on the balcony. Guardrail glazing to the exterior corridors would be clear glass. These
guardrails are primarily located on the north and northeast facing facades within the common
circulation spaces. Clear glass would allow the most sunshine and daylight to the corridors.
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Figure 3: View Looking Northwest from Uptown Boulevard

Figure 4: View from the Carey Road/Ravine Way Intersection
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The lighting for the exterior corridors would be mounted at a low level, close to the surface being
lit. The close proximity would allow low intensity light to sufficiently light the walking surface for
pedestrian movement and emergency exiting purposes. This low-intensity approach avoids
over illumination and unnecessary lighting outside the area where it's actually needed. Unit
entries would be individually lit with an illuminated back lit number sign.

Weather protection to the exterior corridors would be provided with metal louvered screens that
would be strategically located along the outside edge of the corridors to shelter unit entries, stair
wells and other areas where protection is desirable. The size, number and location of the
screens is related to a building code requirement that is intended to facilitate smoke exhaust
and maintain visual connection with other parts of the building in emergency situations. This
type of weather protection is sufficient enough to render the corridors comfortable circulation
spaces. The random placement of the screens would allow the addition of more screens to
address specific site conditions that may arise as the building is realised without interfering with
a complete ordered pattern.

Landscaping for Phase 4 of Uptown would include a number of distinct public and private
amenity spaces including several roof terraces and garden areas. The landscape plan would
include planting of evergreen, deciduous and multi-stem trees and adaptive vegetation.
Courtyard units would have a private patio. These patios would blend with the primary open
lawn space between the building wings to create the courtyard with a meandering path to link
outdoor and indoor amenity spaces. Streetscape details and boulevard landscaping along the
Ravine Way and Carey Road frontages were approved as part of the Phase 3 Development
Permit Amendment. Installation of these works along the residential frontages will be delayed
until the Phase 4 construction.

Environment

There are no existing trees or other vegetation within the Phase 4 site. Trees and other
vegetation would be planted in the courtyard amenity space, on the roof terraces and along the
Ravine Way and Carey Road frontages, consistent with the landscaping planted in Phases 1
and 2. Stormwater management would be provided in accordance with the requirements of
Schedule H “Engineering Specifications” of the Subdivision Bylaw. This development is within a
Type Il watershed area which requires stormwater storage, oil/grit separator or grass swale and
sediment basin. The site is a former shopping centre parking lot therefore there would be no
increase in impervious surface over the previous condition.

The applicant has stated that Phase 4 would target LEED Gold certification. As with Phases 1,
2 and 3, a wide variety of initiatives would be incorporated into the design to achieve this level of
certification as outlined in the Uptown Sustainability Strategy that forms part of the approved
Development Permit. These initiatives would include water reduction through low-flow and low-
flush plumbing fixtures; building envelope, mechanical and electrical systems to minimize
energy use and carbon emissions; indoor finishes and coatings to limit the quantities of harmful
Volatile Organic Compounds (VOCs) released after construction; and green building
management practices after occupancy. Also, Phase 4 would tie into the existing facilities at
Uptown and the Saanich disposal avenues for diverting waste including consideration for
organics.

Mobility

The Uptown development is the cornerstone of the emerging Uptown Major “Centre” precinct
identified in the Official Community Plan. Already a highly successful commercial retail and
office node with Phases 1 and 2 development, with the addition of Phase 3 development (Whole
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Foods grocery store) presently under construction and scheduled to open in Fall 2016, and now
the proposed Phase 4 development, Uptown will soon become a complete mixed-use
commercial and residential community.

Traffic and parking forecasts for the Uptown project were developed in 2007 at the time of the
initial development permit approval, and updated for each phase of the development. Included
in the future traffic projections was provision for a residential component with over 650
condominium units which is considerably more than the 134 residential units now being
proposed. The earlier transportation planning work for the Uptown development identified an
extensive array of area transportation network improvements to accommodate area traffic
growth together with the future Uptown traffic. These improvements have all been implemented
since 2008.

More recently, additional traffic improvements are moving forward including the construction of a
right-turn lane to enable right turns from westbound Douglas Street onto Carey Road, an added
right-turn lane on westbound Carey Road for right turns onto northbound Ravine Way, and a
new right-turn entry/exit access to Uptown on Ravine Way which will be operational with the
opening of the Whole Foods store in Fall 2016.

A protected two-way cycle track with an adjacent pedestrian sidewalk is planned for
construction along the Ravine Way frontage of Uptown, along with a new multi-use path
(cyclists and pedestrian) along the Carey Road frontage, both connecting to an upgraded
pedestrian/cyclist connection to the Galloping Goose and Lochside multi-use trails at the
intersection of Carey Road and Ravine Way. In addition to the above, Uptown is working with
BC Transit and Saanich to achieve new transit bus stops on Carey Road next to Uptown which
are planned to be operational later in 2016.

A comprehensive survey of driveway traffic volumes for the entire Uptown development was
conducted by Bunt & Associates Transportation Consultants in November 2015. While traffic on
the area road network does experience congested conditions at times, most notably westbound
on Douglas Street during the weekday afternoon period with “work to home” commuter traffic
using the route for access to western communities of the Capital Region, generally the key
intersections in the area operate with sufficient capacity to handle the peak period traffic
volumes. The same is generally the case with the access driveways servicing the Uptown
development.

The parking supply strategy is a critical aspect of the sustainable planning focus for Uptown. To
support the commercial retail, office and residential components of Uptown, a substantial pool of
off-street parking totalling 2,929 spaces will be available at the completion of Phase 4. With
previous phases of development, Uptown applied for and received variances to reduce the
required parking by over 1,800 spaces on account of the shared parking opportunities between
the retail and office uses on the site and substantial funding contribution by Uptown toward
transit and pedestrian/cycling infrastructure improvements in the area.

The approved Development Permit for Uptown requires 4 spaces/1000 ft? (92.9 m?) for retalil
space and 1 space/1000 ft? (92.9 m?) for office space. The Saanich Zoning Bylaw requires 1.5
spaces per dwelling unit for apartments. Of the required apartment parking spaces, 0.3 spaces
per dwelling unit must be designated for visitor parking except in a mixed residential/commercial
development, the required visitor spaces can be assigned to commercial use parking spaces.
Based on the Zoning Bylaw, the residential parking requirement for the 134 unit apartment
would be 160 resident parking spaces. The applicant has requested a Zoning Bylaw variance to
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permit the residential to be constructed with 0.55 spaces per residential unit (74 spaces). If
approved, the total parking requirement for Uptown would be 2,872 spaces leaving an
oversupply of 57 spaces. The transportation consultant has stated that a further 29 spaces
could potentially be added through optimization of the existing Phases 1 and 2 parking layout.

A total of 38 gated secure residential parking spaces are proposed beneath the new residential
building at the L-3 level. It is proposed that the balance of the required residential spaces

(36 spaces) would be accommodated within the 57 stall surplus leaving a surplus balance of 21
spaces. Residents parking outside of the gated residential parking area, and their guests,
would be required to register their vehicles with Uptown Management who would issue a
parking pass to avoid tow-away if the vehicle is parked continuously for more than three hours.

In addition to vehicle parking spaces, the Zoning Bylaw requires the provision of Class | (secure
spaces for use by residents and staff) and Class Il (visitor) bicycle parking spaces. The total
requirement for Phases 1 to 4 at Uptown is 313 spaces of which 187 must be Class | spaces.
With the completion of Phase 3, 217 spaces (95 Class | and 122 Class II) will be available. An
additional 115 Class | spaces and 12 Class Il spaces would be added in Phase 4 resulting in an
overall surplus of 31 bicycle parking spaces (23 Class | and 8 Class II).

Two loading spaces for the Phase 4 retail would be located on Level 1 with truck access via the
internal driveway system and connections to both Saanich Road and Carey Road. Based on
the Zoning Bylaw, four loading spaces would be required. A variance is requested.

New Zone

The applicant has requested rezoning from the the C-3L (Shopping Centre/Major Liquor Retail)
zone to a new site-specific shopping centre zone with density and height provisions appropriate
to the proposal. The permitted uses for the proposed C-3U (Shopping Centre/Uptown) zone
would be the same as for the C-3L zone. The permitted density would be 1.5 FSR and the
maximum permitted height would be 65.0 m geodetic for a residential use and 44.0 m geodetic
for any use other than residential. By comparison, the C-3 L zone permits 1.2 FSR. The
approved Development Permit allows a maximum height of 44.0 m geodetic for all uses.

In 2006 when the initial development application was made, the Uptown site was zoned C-3
(Shopping Centre). The Engineering Department requested road dedication to accommodate
planned transit improvements. In response to the owners concerns that the significant road
dedication being requested would reduce the amount of floor area that could be constructed on
the site, the C-3 zone was amended, following a Public Hearing, to provide that land dedicated
for highway, specifically to accommodate a dedicated transit lane or other transit facilities, could
be included for the purpose of calculating Floor Space Ratio.

On January 28, 2008, Council approved an application to rezone the Uptown site from the C-3
(Shopping Centre) zone to the C-3L (Shopping Centre/Major Liquor Retail) zone to
accommodate a proposed liquor store on the site. Due to an oversight, the special density
clause respecting land dedicated for transit improvements was not carried forward to the C-3L
zone schedule. Itis proposed to include this provision in the new C-3U zone schedule.

Requested Variances

The applicant has requested Zoning Bylaw variances for siting, off-street parking and loading for
the Phase 4 development.
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Setback Variance

Variances are requested to permit the stair structure along the Carey Road frontage to be sited
1.44 m from the property line abutting Carey Road (3.75 m required). In addition, variances are
requested to permit the canopy over the apartment entrance to project 2.28 m, and the
cantilevered balconies to project 1.27 m, into the required 3.75 m setback from the property line
abutting Carey Road (maximum 1.2 m projection permitted). These variances are considered to
be minor in nature and are not anticipated to impact the streetscape or the liveability of the
units. For these reasons, the requested siting variances can be supported.

Parking Variance

As previously noted, the applicant has also requested a variance to the required parking ratio for
an apartment from 1.5 spaces per unit to 0.55 spaces/unit. The 0.55 spaces/unit ratio was
recommended by Bunt & Associates Transportation Consultants. Bunt & Associates
Transportation Consultants has stated that Saanich’s 1.5 stall/unit minimum requirement for
apartments is general and applies across the entire municipality regardless of the composition
of apartment units within a building (studio, one-bedroom, two-bedroom, etc.), type of tenure
(condominium versus purpose built rental), proximity to frequent service transit, pedestrian and
cycling infrastructure, proximity to nearby shops and services, and availability of organized car
share programs. Comprehensive parking studies such as the Metro Vancouver Apartment
Study completed in 2012 have identified that these factors have significant bearing on vehicle
ownership and therefore resident parking needs.

Accordingly, many municipalities are reviewing their off-street parking supply requirements for
multiple family residential land use to ensure they reflect current and anticipated future
conditions to avoid over supply of off-street parking facilities which are both costly and serve to
undermine efforts to encourage use of non-automobile travel modes. The standard of 0.55
spaces/unit was recently approved by the City of Victoria for the proposed mixed use rental
residential/commercial development to be constructed just outside the downtown core at the
intersection of Pandora Avenue and Vancouver Street. As with Uptown, this 209 residential unit
development will benefit from nearby transit service, cycling routes, and convenient walking
distance connections to a range of other shops, services and amenities. Based on the Bunt &
Associates Transportation Consultants analysis, the proximity of frequent transit and other
services, the large pool of commercial parking at Uptown, and Saanich’s goals to reduce
automobile dependency, the proposed parking variance can be supported.

Loading Space Variance

A loading space variance for Phase 4 from four spaces to two spaces is also requested. This
variance is consistent with the variances granted for Phases 1 and 2 and can be supported. A
total of 23 loading spaces will be available for all of Uptown (62 spaces required). No issues
with loading have been reported at Uptown.

CLIMATE CHANGE AND SUSTAINABILITY

At the October 6, 2014 Council meeting a resolution was passed requesting staff to include in all
relevant future reports to Council, a section outlining the climate change implications of the
action being contemplated. Given the subject application is for the final phase of an on-going
development, there would be no change in the proposed land use from the approved plans, and
sustainability and climate change mitigation initiatives for the overall site were addressed as part
of the approved Master Concept Development Permit, a climate change section has not been
included.
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CONSULTATION

Advisory Design Panel
The Advisory Design Panel considered the application as Case #2016/004 on March 16, 2016.
The Panel resolved as follows:

“That it be recommended that the application to construct Phase 4 of Uptown Shopping Centre
comprising a total of 134 rental apartments and townhouses and 5,110 m? of commercial space
at 3440 Saanich Road and 3587 Blanshard Street be approved as presented and that the
comments from the Panel be considered”.

The Panel Members provided the following comments:

¢ Improvements to accessibility should be given careful consideration; the existing wheelchair
ramps at Uptown are too steep for someone who independently uses a wheelchair and it can
be difficult to get from one level to another.

e Truncated, brightly coloured domes should be included in all identified curb cuts.

e There are some concerns about effective weather protection on the external walkway; the
louvered screen panels will not provide weather screening.

e Pedestrian circulation outside of the building could be improved; Ravine Way should be
considered for pedestrian connection opportunities.

¢ A food court would be appreciated.

¢ Through negotiations with BC Hydro the utility pole located at the entrance should be moved
if possible.

e The landscape buffer for Whole Foods should be substantial and the continuation should feel
as lush as the at-grade landscaped areas.

¢ This is a sophisticated response to a challenging project.

e A direct, pedestrian access route to Uptown from the residential units should be explored.

e The pedestrian entrance accessed from the sidewalks on Plan A2.02 should be clearly
identified.

o The position of the building will be visible from the Pat Bay Highway; it should be front-of-
mind that this is a gateway position.

o Additional weather protection should be considered for the passageways on the north side of
the building.

¢ The courtyard formation is a V-shape, not a U-shape; it would be helpful if the north wing
could be moved as far north as possible to create more effective separations.

¢ The development shows a commercial face to the street with the exception of three units on
Ravine Way, seeing as Ravine Way is slightly isolated the three units are somewhat
awkward.

e The corner adjacent to the residential building could be more effectively connected to the
project.

e Appreciate the form, shape, and outdoor spaces of the development; however, it needs to
open up to and engage the street more effectively as it is too closed in on itself. Pedestrian
circulation opportunities are an excellent way to achieve that, perhaps creating a pedestrian
link from the courtyard to the street could be considered.

e There is an opportunity to reinforce the podium and create effective separation from the rest
of the building through materials and colour choices.

In response to the Panel’'s comments, the applicant provided an updated design rationale,
clarifications and additional information. Various refinements were made to strengthen the
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connection between the Ravine Way townhouse units and the street including the addition of a
metal picket railing and gate, planters between the patios to act as privacy barriers, and
landscape planting at the base of the garden stair. Similar low garden walls with metal railings
have been designed for the raised pedestrian walk and townhouse patios along Carey Road.
The owner and design team are currently working with BC Hydro to explore the viability of
relocating the hydro pole and related equipment at the corner of Ravine Way and Carey Road.

BC Transit

Comments from BC Transit were received on February 26, 2016. BC Transit “supports the
proposed development, contingent on request for the accommodation of bus zones on Carey
Road between Highway 1 and Ravine Way and the existing Blanshard stop at Ravine Way as
noted.”

The comments noted that the Uptown area is one of the best served transit areas within the
Victoria Regional Transit System, with direct service to a broad selection of regional and local
destinations across greater Victoria. The Douglas/Trans Canada Highway corridor abutting the
site is designated as an exclusive rapid transit corridor in the Transit Future Plan (TFP). The
Transit Future Plan identifies the establishment of an Uptown Transit Exchange as critical to
realizing the goals of the TFP and supporting travel between regional centres.

The improvements referred to by BC Transit were agreed to as part of the Phase 3
Development Servicing Requirements and are currently being implemented.

Community Associations

Referrals were sent to the Mount View Colquitz Community Association, the Quadra/Cedar Hill
Community Association and the Tillicum Community Association on January 28, 2016. The
applicant has stated that a joint meeting was held with representatives from the Association’s
executives to present the proposal and receive comment. No comments from the Community
Associations have been received to date.

SUMMARY

Due to the lack of market demand for the condominium residences envisioned for the Uptown
site and the need to secure a residential partner, construction of the residential portion at
Uptown was delayed. The owner has now determined that there is sufficient market demand for
a rental housing project on the site. The company is able to construct rental housing without the
need to secure a residential partner.

The 14 storey project, with 134 rental apartments and townhouses and 5,157 m? gross leasable
area of retail commercial, is consistent with the Saanich Official Community Plan (2008) which
identifies the Douglas Corridor including the Uptown Shopping Centre as a Major “Centre” with
mixed residential/commercial development up to 18 storeys in height. It also complies with the
land use designation in the Saanich Core Local Area Plan and is consistent with the strategic
initiatives of the Regional Growth Strategy to keep urban settlement compact; build complete
communities; increase transportation choice; and strengthen the regional economy. The
residential would add to the diversity of uses offered at Uptown and complete the final phase of
the development. The unigue plan configuration with outdoor circulation, stepped building form
with visible activity on the roof terraces, landscape plantings and quality lighting design will help
to animate the building and create a dynamic, vibrant living environment and project.
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The applicant has stated that Phase 4 would target LEED Gold certification. As with Phases 1,
2 and 3, a wide variety of initiatives would be incorporated into the design to achieve this level of
certification as outlined in the Uptown Sustainability Strategy that forms part of the approved
Development Permit.

The addition of Phase 4 commercial and residential would increase the density of the shopping
centre to 1.3 floor space ratio (FSR) which exceeds the maximum 1.2 FSR permitted for the
C-3L zone. Also, the height of the proposed 11 storey residential tower over a 3 storey podium
would be 65 m geodetic which would exceed the maximum 44 m geodetic height limit
established in the approved Development Permit. For these reasons, the applicant has
requested rezoning to a new site-specific shopping centre zone with density and height
provisions appropriate to the proposal.

The permitted uses for the proposed C-3U (Shopping Centre/Uptown) zone would be the same
as for the C-3L (Shopping Centre/Major Liquor Retail) zone. The permitted density would be
1.5 FSR and the maximum permitted height would be 65.0 m geodetic for a residential use and
44.0 m geodetic for any use other than residential. Requested variances for siting are
considered to be minor in nature and are not anticipated to impact the streetscape or the
liveability of the units. For these reasons, the requested siting variances can be supported.

The transportation planning work for the Uptown development identified an extensive array of
area transportation network improvements to accommodate area traffic growth together with the
future Uptown traffic. These improvements have all been implemented since 2008. More
recently, additional traffic improvements including new cycling infrastructure and new transit bus
stops on Carey Road are moving forward. Transit improvements on Carey Road and some of
the bicycle infrastructure improvements on Ravine Way will be operational with the opening of
the Whole Foods store in Fall 2016. The remainder of the planned improvements along the
Ravine Way and Carey Road frontages will be operational prior to completion of the Phase 4
development. The additional traffic that would be generated by the Phase 4 development was
planned for as part of the transportation network improvements. It is anticipated that the key
intersections in the area and the access driveways servicing the Uptown development will
continue to operate with sufficient capacity to handle the peak period traffic volumes.

The applicant has requested a Zoning Bylaw variance to permit the residential to be constructed
with 0.55 spaces per residential unit (74 spaces). If approved, the total parking requirement for
Uptown would be 2,872 spaces. Based on the current proposal, 2,929 off-street parking spaces
will be available at the completion of Phase 4. A total of 38 gated secure residential parking
spaces are proposed beneath the new residential building at the L-3 level. It is proposed that
the balance of the required residential spaces (36 spaces) would be accommodated within the
surplus commercial stalls leaving a surplus balance of 21 stalls. Based on the proximity of
frequent transit and other services, the large pool of commercial parking at Uptown, and
Saanich’s goals to reduce automobile dependency, the proposed parking variance can be
supported.

The requested loading space variance for Phase 4 from four spaces to two spaces is consistent
with the loading space variances granted for Phases 1 and 2 and can be supported.
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