AGENDA
- For the Council Meeting to be Held
At the Saanich Municipal Hall,

770 Vernon Avenue
' MONDAY, JULY 4, 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.

I 7:00 P.M., COUNCIL CHAMBERS

A.

P.3

P.4

P.5

ADOPTION OF MINUTES

1. Council meeting held June 20, 2016
2. Committee of the Whole meeting held June 20, 2016
. BYLAWS

FINAL READING

1.

4351 GORDON HEAD ROAD - REMOVAL OF COASTAL BLUFF FROM THE
ENVIRONMENTAL DEVELOPMENT PERMIT AREA ATLAS

Final reading of “Official Community Plan Bylaw, 2008, Amendment Bylaw, 2016, No. 9390". To
amend Plate 29 of Schedule 3 of Appendix N (Development Permit Areas Justification and
Guidelines) of the Environment Development Permit Area Atlas for the removal of the Coastal
Bluff at the subject property from the EDPA Atlas.

BYLAWS FOR FIRST READING (SUBJECT TO A PUBLIC HEARING)

2.

ZONING BYLAW AMENDMENT — NEW ZONE C-3U
First reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2016, No. 9392". To create a new
Shopping Centre/Uptown Zone C-3U.

3440 SAANICH ROAD — REZONING TO C-3U
First reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2016, No. 9393". To rezone from Zone
C-3L (Shopping Centre/Major Liquor Retail) to Zone C-3U (Shopping Centre/Uptown).

5197 DEL MONTE AVENUE — REZONING TO RS-12

First reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2016, No. 9394”. To rezone from Zone
A-1 (Rural) to Zone RS-12 (Single Family Dwelling) for a proposed subdivision to create three
additional lots for single family dwelling use.

. PUBLIC INPUT (ON BUSINESS ITEM D)

CAPITAL REGIONAL DISTRICT ACTIVITIES UPDATE

*** Adjournment * * *
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS JULY 4, 2016

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

1. 5813 WEST SAANICH ROAD — DEVELOPMENT VARIANCE PERMIT APPLICATION
P.6 Report of the Director of Planning dated May 10, 2016 recommending that Council not support
Development Variance Permit DVP00367 to increase the maximum building height by 11.2 m
and increase the permitted single-face building height by 11.3 m to construct a new single family
dwelling on top of fill placed on the lot.

2. 3215 & 3255 ALDER STREET — DEVELOPMENT PERMIT AMENDMENT APPLICATION
P. 48 Report of the Director of Planning dated May 24, 2016 recommending that Council approve
Development Permit Amendment DPA00845 to allow an apartment complex to make revisions

to the existing parking lot and vary the number of required parking spaces, the number of visitor
parking spaces and the required width of six parking spaces.

** * Adjournment * * *

“IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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Ministrato, 3/
BYLAW NO. 9394

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

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

1) Bylaw No. 8200, being the "Zoning Bylaw, 2003" is hereby amended by deleting from Zone
A-1 (Rural) and adding to Zone RS-12 (Single Family Dwelling) the following lands:

Lot 1, Block 4, Section 44, Lake District, Plan 1522
(5197 Del Monte Avenue)

2) This Bylaw may be cited for all purposes as the "ZONING BYLAW, 2003, AMENDMENT
BYLAW, 2016, NO, 9394".

Read a first time this ~ day of >

Public Hearing held at the Municipal Hall on the day of

Read a second time this day of

Read a third time this day .

Approved under Part 4 of the Transportation Act on the day of

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

Municipal Clerk Mayor
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DVP00367 -2- May 10, 2016

Proposed Zoning: No Change

Proposed Minimum

Lot Size: 2 ha (20,000 m?)

Local Area Plan: Rural Saanich

LAP Designation: Rural Residential/Agriculture

Community Assn Referral: Prospect Lake Community Association ¢« No response received to
date.

PROPOSAL

The applicant is requesting a Development Variance Permit to increase the maximum building
height by 11.2 m (maximum 7.5 m allowed, 18.7 m proposed), and increase the

permitted single-face building height by 11.3 m (maximum 7.5 m allowed, 18.8 m proposed).
The variances are requested so the applicant can construct a new single family dwelling on top
of a significant volume of fill the property owner placed on the lot. The existing house would be
converted to an agricultural building or deconstructed, as only one house is permiited on the A-1
(Rural) Zoned lot.

PLANNING POLICY

Official Community Plan (2008)

4.2.2.3. “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.”

7.1.6. “Consider varying development control bylaws where the variance would contribute to
a more appropriate site development having regard for the impact on adjoining lands.”

Rural Saanich Local Area Plan (2007)
8.6. “Protect rural streetscapes, significant ecosystems, and public viewscapes to and from
hilltops and steep slopes when considering applications for new development.”

13.8. “Encourage residential site and building design that acknowledges and contributes to
the rural character and minimizes the risk of wildfires.”

DISCUSSION

Neighbourhood Context

The subject property is located in Rural Saanich and is among those parcels situated between
West Saanich Road and Old West Saanich Road, near the northern border of Saanich. Itis
outside both the Urban Containment Boundary and Sewer Service Area, and is not within the
Agricultural Land Reserve. The subject property is zoned A-1 (Rural), as are surrounding
parcels.



DVP00367 -3- May 10, 2016

The nearest school is Prospect Lake Elementary School, approximately 2.35 km due south of
the subject property. The nearest parks would be Bear Hill and Elk/Beaver Lake Regional
Parks, located 1.3 km and 1.46 km to the east, respectively.

Figure 1: Neighbourhood Context
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Land Use and Site Design

The original parcel ran from East Saanich Road to Old West Saanich Road until subdivided in
1957. A subsequent subdivision took place in 1960, and 5815 West Saanich Road was created
through subdivision in 1999.

The subject property is over 500 m deep at its longest point, over 100 m at its widest, and is
4.26 ha in area. Not counting the recent fill brought onto the lot, the land rises from an elevation
of 93 m at the road (i.e. west side) to about 140 m at the rear, or east end of the property. A
depression in the centre of the property holds a pond. The land has been patrtially cleared in
places, but there are a number of groups of trees scattered throughout the property. The rear
(east) side of the property is heavily wooded.

A single family dwelling constructed in 2004 is situated to the east of the pond, and is connected
to the road by a driveway that runs along the southerly property line. A Building Permit
(BLD00-00287) was issued on July 11, 2000, and renewed July 12, 2004 for an agricultural
building. A note in that file indicates that the “project changed, during course of construction,
from an accessory building to a single family dwelling.”

The applicant is proposing to build a new house on top of the fill. The existing house would
be converted to an agricultural building or deconstructed, as only one house is permitted on the
A-1 (Rural) Zoned lot (see Figure 2).

Figure 2: Partial Site Plan (proposed)

History of Filling on the Property

There has been an ongoing history of fill being placed on this property. The first fill permit on
record for this parcel was issued in 2002 for development of a pasture area. Following that, on
August 24, 2009 Fill Permit FILO0142 was issued, and renewed on August 9, 2011. A
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subsequent Fill Permit (FIL0O0162) was issued on September 10, 2012. The stated purpose of
the most recent fill permits were to “Build up Suitable Flat Platform on Hill for Construction of
Single Family Dwelling”. It should be noted that the purpose section of the application is filled
out by the property owner.

A letter on file from the Manager of Development and Municipal Facilities, dated March 9, 2012,
states:

“While the original stated purpose of the fill was to build a house, when it was

pointed out by staff that a permit may not ultimately be allowed by Council, the

owner chose to continue with the application anyway. While we ask what the

purpose of a proposed fill is, we cannot use that as a reason in and of itself to

either deny or approve a permit. An owner of rural land is free to fill on their

property as long as the fill is not in a prohibited area such as a floodplain or

riparian area and it meets the bylaw requirements for slopes and other things. If

the bylaw requirements are met, we have to issue a permit.”

Old Fill Bylaw
As Council will remember, there was significant interest in the most recent filling of the property.

At that time many neighbours voiced their concerns about the negative impacts of the volume of
fill being brought on to the lot and the applicant’s stated intention to building a house on top of
the newly created “hill”.

The Deposit of Fill Bylaw in effect at that time was “Deposit of Fill Bylaw, 1993, No. 7058”.
Section 8(e) of that bylaw stated: “The size and configuration of the fill deposit shall be such as
neither to affect adversely the air, light and view of adjoining or adjacent properties, nor to alter
substantially, the appearance and nature of the surrounding area.” Staff obtained legal advice
regarding the ability to enforce this section of the Bylaw and it was determined that it would not
be considered applicable by the courts because of the distance from the fill to other properties
and the rural nature of the area.

A Memo to Mayor and Council from the Director of Engineering, dated August 20, 2012,
addressed the situation with the then-current Deposit of Fill Bylaw as follows:

“The owner of 5813 West Saanich Road held a valid fill permit which expired on August 8, 2012.
Filling, which occurred under the permit, prior to the expiry date, raised concerns with a number
of immediate neighbours. Several of these neighbours have learned that the owner intends to
apply for a new permit and have written to express their opposition to the issuance of a new fill
permit. We have reviewed our existing bylaw, with the assistance of our Solicitor and it is his
conclusion that the existing bylaw does not allow us to refuse a permit. The following are the
key points to bear in mind:

The Deposit of Fill bylaw provides the ability to regulate, but not prohibit, the deposit of fill;

e The Deposit of Fill, and other municipal bylaws, regulate the manner in which the work is
carried out including allowable hours of work, the requirement to minimize dust and debris
from the filling and a number of other conditions;

o A new permit will only be issued if it meets all the legal requirements of the bylaw; and

¢ Should a new permit be issued for the site, staff will be monitoring the operation to ensure
compliance with all relevant bylaws.”

10
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Revised Bylaw
The Deposit of Fill Bylaw in effect at the time the subject fill was placed on the subject property

has since been replaced with “Deposit of Fill Bylaw, 2012, No. 9204”. The vaguely-worded
section 8(e) in the previous bylaw was subject to broad interpretation, and has been removed.
Limits to the amount of fill that can be introduced onto a property have been also been put in
place.

The applicant’s surveyor stated in a letter dated October 24, 2013 that “The total volume placed
over the course of the permit is 31,000 cubic metres, [and] the amount permitted for was
50,000 cubic metres.” The new Deposit of Fill Bylaw, Section 4.(b)(ii) limits the amount of fill
that can be deposited on a lot to 2000 cubic metres or less.

VARIANCES

The requested variances are related to the proposed new single family dwelling. The maximum
permitted height for a single family dwelling in the A-1 (Rural) Zone is 7.5 m, as measured from
grade. A second height calculation, referred to as “single-face height”, also has a maximum
height of 7.5 m.

Section 5.18(c) of the Zoning Bylaw states that: “Where it is proposed to construct all or part of
a building or structure on land where fill has been placed on top of the natural grade, grade shall
mean the plane of elevation of the original natural grade”.

As the proposed house would be situated on newly placed fill, which has a finished grade
10.95 m above the original natural grade, variances for building height and single-face building
height are required.

According to the Letter of Assurance from the applicant’s surveyor, the height of the proposed
dwelling, according to Zoning Bylaw definitions as measured from grade, would be 18.7 m,
resulting in a required variance of 11.2 m (see Figure 3). Single-face building height of the
proposed dwelling as measured from grade would be 18.8 m, resulting in a required variance of
11.3 m.

Staff Recomendation:

Given the magnitude of the requested variances, the undesirable precedent this would set, and
that a new home could easily be accomodated in other locations on the property, the proposal is
not supported by staff.

18.7 m {

Proposed
Driveway

Finished Grade
(Top of Fill) \

roposed
Driveway

P

k Y
\__ Natural Grade

Figure 3: Section looking West showing Proposed Dwelling and requested Height Variance
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DPAO00845 -2- May 24, 2016

LAP Designation: Multi-family

Community Assn Quadra Cedar Hill Community Association * Response received
October 14, 2015, stating they have no objection.

PROPOSAL

The applicant proposes to amend Development Permit DPR81-0019 to allow revisions to the
existing parking lot and to vary the number of required parking spaces, the number of visitor
parking spaces, and the required width of six of the parking spaces.

The existing parking spaces constructed in the early 1980’s are narrower than today’s standard
and the residents would like to realign their parking layout. The proposed amendment would
widen a number of the existing spaces, reduce the number of visitor parking spaces, add one
additional resident space, and designate a portion of spaces as small car stalls. The net result
would be four fewer parking stalls than are currently provided.

PLANNING POLICY

Official Community Plan (2008)

4.2.2.3 “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.”

4.2.9.37 “Consider parking variances where one or more of the following apply:
e Transportation demand strategies (TDM) are implemented;
e A variety of alternative transit options exist within the immediate vicinity of the
proposed development;
There is a minimal reduction in required parking;
e The development is located in a “Centre”;
Availability of on-street parking.”

Saanich Core Local Area Plan (1999)
There are no relevant policies in the Saanich Core Local Area Plan.

Development Permit Area Guidelines

The development is subject to the Saanich Core Development Permit Area Guidelines.
Relevant guidelines include minimizing the amount of impervious surfacing, retention of trees
and other natural vegetation, and the provision of parking structures that are sympathetic to and
complement the surroundings.

49
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Figure 1: Site Plan

50
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Figure 2: Neighbourhood Context
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DISCUSSION

Neighbourhood Context

The subject property is a rectangular lot bounded by Alder Street on the west and Rutledge
Street on the east. Townhouses are located to the north, and another apartment complex is
located to the south which faces on to Tolmie Avenue and the border between the District of
Saanich and the City of Victoria. Blanshard Street is one block to the west, beyond which is the
Island Home Centre shopping centre, and south of that (in Victoria) the Mayfair Shopping
Centre.

The lot is currently developed with two separate apartment buildings, and flanked on the south
end by surface parking. Access into the lot is via a driveway off of Alder Street.

Figure 3: Bird’s Eye View of Site

Land Use and Density
The site is currently zoned RA-3 (Apartment) Zone. There is no proposed change in land use or
density with the Development Permit Amendment application.

Site and Building Design

The existing 60-unit apartment complex consists of two residential buildings flanking a central
surface parking lot, and was built in the early 1980s under Development Permit DPR81-0019.
According to the Development Permit drawings, proposed parking at that time consisted of the
required 90 spaces, including 18 small car spaces. The regular sized parking spaces were all
supposed to be 2.4 m x 5.5 m (7.9 ft x 18 ft) in size, as per Zoning Bylaw requirements. Most of
the spaces are uncovered, although 11 spaces are located under a shed roof. Under the Zoning

52
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Bylaw, 18 parking spaces are required to be Visitor Parking, currently there are 12 Visitor
Parking spaces available.

It is not clear whether or not all of the required parking was ever built, as some well-established
vegetation areas appear to be in locations that were identified for parking, as do two loading
spaces. Over the years, a number of additional spaces have been lost to recycling areas, and
four spaces were converted into two disabled parking spaces. The net result is that currently on
site there are 81 parking spaces, or 9 less than the required number. In addition, the existing
spaces are in many cases substandard in terms of size, with stall widths varying from a width of
2.54 m (8.3 ft) to 2.03 m (6.6 ft) whereas a stall width of 2.4 m is required under the Zoning
Bylaw.

The applicant states that in some cases the existing parking stalls are so narrow that some
residents have taken to parking on the street instead of in the parking lot.

Requested Variances
The applicant is requesting the following variances:

Number of Parking Stalls

For Apartment buildings, the Zoning Bylaw requires 1.5 parking spaces per dwelling unit to be
provided, of which 0.3 spaces per unit are to be designated as Visitor Parking. For this property,
with 60 units, 90 parking spaces are required, of which 18 must be designated for Visitor
Parking. The applicants state that the current complement of 12 visitor parking spaces are never
fully utilized, and therefore are proposing to allocate some of the existing visitor parking spaces
to residential use. The net result would be 77 parking spaces, including 8 visitor parking spaces.
This would require a variance for overall required parking of 13 spaces (90 spaces required, 77
spaces provided) and a variance for visitor parking of 10 spaces (18 spaces required, 8
provided). One additional space would be allocated for motorcycle parking.

Stall Width

The applicant is proposing a modest redesign of their parking lot which would provide wider
parking stalls for most stalls, although six spaces would remain undersized with three stalls at
2.13 m and three at 2.18 m and would therefore require a variance for parking stall width.

Given that the subject property is a long-established residential complex located on the
periphery of the Uptown Major “Centre”, and is close to shops, services and transit, and that the
proposed changes would enhance the usability of the existing parking lot (and potentially
alleviate some on street parking), the requested variances can be supported.

Environment

There are well established trees and vegetation throughout the site and no changes are
proposed to these areas. There would be no change in impervious surface area, the proposed
changes are minor and would involve realigning of existing parking areas only. Environmental
Services and the Parks Division had no concerns with the proposal.

CONSULTATION

The applicant has notified their neighbours in adjacent properties (both single family and
apartments) by letter. To date no response has been received from neighbours of the subject

property.
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