AGENDA
@1 For the Council Meeting to be Held
At the Saanich Municipal Hall,
770 Vernon Avenue
' MONDAY, OCTOBER 3, 2016.

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

Motion to close the meeting to the public in accordance with Section 90 (1) (i) of the Community Charter.

Il 7:00 P.M., COUNCIL CHAMBERS

A. ADOPTION OF MINUTES

1.
2.

Council meeting held September 19, 2016
Committee of the Whole meeting held September 19, 2016

B. PUBLIC INPUT (ON BUSINESS ITEMS C & D)

C. RECOMMENDATIONS FROM COMMITTEES

P.2

1.

GOVERNANCE REVIEW CITIZENS ADVISORY COMMITTEE (GRCAC) — CHANGE IN
COMMITTEE COMPOSITION, TERMS OF REFERENCE AND QUORUM

Recommendation from the August 24, 2016 Governance Review Citizens Advisory Committee
meeting that Council amend the Terms of Reference of the GRCAC to a composition of 12
members and a quorum of seven.

D. REPORTS FROM MEMBERS OF COUNCIL

P.3

P.11

1.

REQUEST TO THE PROVINCE TO MATCH ECONOMIC DEVELOPMENT FUNDING

From the September 19, 2016 Council meeting. Report from Councillor Haynes dated
September 14, 2016 recommending that Council support and endorse the draft letter from the
South Island Prosperity Project (SIPP) to Minister Fassbender requesting that the Province
match regional municipal funding for economic development in the South Island Region.

*** Adjournment * * *

AGENDA

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

4079 BRAEFOOT ROAD — SUBDIVISION, REZONING AND DEVELOPMENT VARIANCE
PERMIT

Report of the Director of Planning dated September 16, 2016 recommending that Council
approve the rezoning from Zone A-1 (Rural) to Zone RS-12 (Single Family Dwelling); approve
Development Variance Permit DVP00377; and that final reading of the Zoning Bylaw
Amendment and ratification of the Development Variance Permit be withheld pending payment
of Schedule | Boulevard Trees and registration of a covenant to secure the items as outlined in
the report for a proposed subdivision to create eight single family lots. A front yard setback
variance is requested for one lot to minimize impacts to trees.

*** Adjournment * * *

“‘IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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COUNCIL MEETING MINUTES September 19, 2016

1410-04
Reports - Council

REQUEST TO THE PROVINCE TO MATCH ECONOMIC DEVELOPMENT
FUNDING

Report from Councillor Haynes dated September 14, 2016 recommending that
Council support and endorse the draft letter from the South Island Prosperity
Project (SIPP) to Minister Fassbender requesting that the Province match
regional municipal funding for economic development in the South Island
Region.

Councillor Haynes stated:

- There is a small amount of funding available from the Province for economic
development; the request to the Province is to match the money put in by
municipalities.

MOVED by Councillor Haynes and Seconded by Councillor Plant: “That
Council support and endorse the draft letter from the South Island
Prosperity Project (SIPP) to Minister Fassbender requesting the Province
match regional municipal funding for economic development in the South
Island region.”

Councillor Haynes stated:

- It would be preferred that the letter be ready in time for SIPP to meet with
government representatives at the Union of BC Municipalities (UBCM)
meeting; this may be a good opportunity to double municipalities’ money.

Councillor Murdock stated:
- It may be helpful to have more information in advance of consideration; the
public may appreciate knowing what the funds would be used for.

Councillor Sanders stated:
- It may be helpful if the public was given the opportunity to provide feedback.

MOVED Councillor Haynes and Seconded by Councillor Brownoff: “That
the item be postponed until after the South Island Prosperity Project’s 5-
year Strategy is presented.”

CARRIED
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Proposed Minimum

Lot Size: RS-12 = 930 m?and RS-8 = 665 m?
Local Area Plan: Gordon Head Local Area Plan
LAP Designation: General Residential

Community Assn Referral: Gordon Head Residents’ Association « Referral sent May 13,
2016. Response received June 10, 2016 noting generally no
objection, however stating a preference that the northeast corner
of the site be dedicated as park land rather than protected by
covenant.

PROPOSAL

The applicant proposes to rezone a portion of the property in order to create eight single family
lots. The subject property is currently split zoned A-1 (Rural) Zone and RS-8 (Single Family
Dwelling) Zone. The proposal is to rezone the A-1 (Rural) Zone portion to the RS-12 (Single
Family Dwelling) Zone in order to subdivide five lots in the RS-12 (Single Family Dwelling) Zone
and three lots in the existing RS-8 (Single Family Dwelling) Zone. No variances are required for
the overall subdivision; however, a setback variance is requested for one lot to minimize
impacts to trees.

The easterly 30% of the site would maintain the current RS-8 (Single Family Dwelling) Zone and
three fee simple lots fronting onto Malton Avenue would be created in accordance with the

RS-8 (Single Family Dwelling) Zone regulations. The westerly 70% of the site would be
rezoned from A-1 (Rural) Zone to the RS-12 (Single Family Dwelling) Zone in order to create
one fee simple lot and four bare land strata lots accessible from Braefoot Road.

The variance request is to reduce the required front yard setback by 2 m for the most northern
proposed lot fronting Malton Avenue. Shifting the building envelope towards the front lot line
would help mitigate impacts to the adjacent trees and vegetation to the north and west of the
building envelope.

PLANNING POLICY

Official Community Plan (2008)
4.1.2.3 “Continue to protect and restore habitats that support native species of plants,
animals and address threats to biodiversity such as invasive species.”

41.2.4 “Protect and restore rare and endangered species habitat and ecosystems,
particularly those associated with Garry Oak ecosystems.”

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

4.1.2.7 “Link environmentally sensitive areas and green spaces, where appropriate,

using “greenways”, and design them to maintain biodiversity and reduce wildlife
conflicts.”

12
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Figure 1: Proposed Subdivision

13



SUB00750; REZ00566: DVP00377 -4 - September 16, 2016

4.1.2.25 “Work with private land owners to encourage stewardship that protects,
preserves, and enhances natural systems and, where appropriate, enter into
conservation covenants or provide incentives to protect riparian or
environmentally significant areas.”

4211 “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 sustainability; Build complete communities; Improve
housing affordability; Increase transportation choice; and Strengthen the regional
economy.”

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

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

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

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

4289 “Acquire parkland through dedication at the time of rezoning or subdivision
where:
e land is indicated for park use in a local area plan; or
e land is adjacent to an existing park and will improve the configuration or
function of the park; or
e the Park Priority Study indicates a high priority for acquisition of parkland
within the local area.”

4.2.9.7 “Require that new sidewalks be separated from the pavement by a curb and
boulevard, except where implementation is considered impractical because of
natural topography, inadequate right-of-way, boulevard trees, or open ditches.”

Gordon Head Local Area Plan (1997)

41 “Protect indigenous vegetation, wildlife habitats, and landscapes when
considering applications for changes in land use.”

4.5 “Seek opportunities to vegetate areas with appropriate native species that will
support indigenous wildlife.”

51 “Maintain single family housing as the principle form of development.”

14
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5.3 “Consider applications to rezone to permit subdivision having due regard for the
prevalent lot size in the area, site specific tree location information and
preservation of environmentally significant areas.”

512 “Refer to the Braefoot Action Plan 2001 when considering rezoning and
subdivision applications within the area bounded by Braefoot Road, Mount
Douglas Cross Road, Malton Avenue and Simon Road.”

The site is identified on Map 5.1 Subdivision Potential as “single family dwelling subdivision
potential — rezoning required.”

Braefoot Action Plan (2001)
The Braefoot Action Plan considered various development scenarios and includes the following
recommendations.

a. Support rezoning applications to RS-8 (Single Family Dwelling) Zone and RS-12 (Single
Family Dwelling) Zone as per Option 2, Map 6,

b. Along Braefoot Road and Mt. Douglas Cross Road, consider rezoning to permit cluster/
attached housing to a maximum of eight units per hectare having regard for the impact on
the streetscape and the natural environment,

c. Use the development guidelines in Section 13 when evaluating specific development
proposals and/or road and utility improvements.

The property was identified as having “environmentally significant area of primary importance” in
the plan. Key environmental guidelines relate to siting of development to minimize
encroachment into environmentally sensitive areas, encouraging Naturescape principles,
minimizing impervious cover, using vegetation or open-rail fencing to provide wildlife movement.

Key development guidelines relate to maintaining the rural character of Braefoot Road, reducing
the number of driveway accesses, maintaining boulevard trees or hedgerows where practical,
setting buildings back 10 m from Braefoot Road, designing buildings to minimize visual
intrusion, encouraging natural building materials and earthy colour tones, using vegetation or
open-rail fences to permit the movement of wildlife, and encouraging Naturescape principles.

DISCUSSION

Neighbourhood Context

The 0.83 ha subject property is in an area of transition between suburban and rural
neighbourhoods that is gradually being rezoned in accordance with the policies of the Braefoot
Action Plan. The property is one of two remaining large lots to be developed within the Braefoot
Action Plan study area.

The Urban Containment Boundary runs along Braefoot Road in this area with larger rural lots to
the west zoned A-1 (Rural) Zone, some of which are provincially designated as Agricultural
Land Reserve. To the east there is a single family residential neighbourhood, with one low
density attached housing complex (RT-1 Attached Housing) Zone on Malton Avenue.

Properties to the north and south of the site have been subdivided for single family dwellings
using a development pattern with the RS-8 (Single Family Dwelling) Zone fronting Malton
Avenue and the RS-12 (Single Family Dwelling) Zone fronting Braefoot Road. The proposed
subdivision would be consistent with the established pattern of development in the area.

15
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Figure 2: Neighbourhood Context
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Figure 3: Land Use Context

Land Use

The proposed development would include four fee simple and four bare land strata properties.
All four bare land strata lots and one fee simple lot would be accessed from Braefoot Road and
zoned RS-12 (Single Family Dwelling) Zone. Three fee simple lots would be accessed from

Malton Avenue and zoned RS-8 (Single Family Dwelling) Zone.

17
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The Bare Land Strata regulations, established under the Provincial “Strata Property Act”, allow
for lot averaging to be applied in bare land subdivision, which means that it is the average of all
lot areas in a proposed bare land subdivision that is used to determine compliance with the
required minimum lot size. Lot averaging can result in some lots being smaller than the
minimum lot area requirements in the Zoning Bylaw, but they need to be balanced by larger lots
in the same plan of subdivision so that the average lot area meets or exceeds the minimum lot
size requirement.

Lot averaging can be a helpful planning tool to allow for more flexibility in subdivision plans in
order to cluster the development footprint away from more sensitive features on a site. Lot
averaging can be used for a variety of reasons, such as: preserving open space for cultural,
economic, or environmental reasons; maintaining scenic views particularly of hill tops or ridge
lines; keeping development away from sensitive environmental features such as wetlands or
habitat; or reducing the extent of new infrastructure and roads required to service a
development. The lot areas of the proposed subdivision are summarized in Table 1 below.

The objective of the proposed lot layout was to allow sufficient lot areas to create suitable
building envelopes while still protecting significant areas of Garry Oak ecosystem, a small
wetland/receiving area, and a wildlife corridor. The proposed subdivision provides two larger
lots (SL1 and Lot C) that would contain the majority of a proposed natural state covenant
capturing the three key environmental features noted above.

Proposed Lot Lot Area m? Average Proposed Minimum Lot Area
Zone Regulation
Strata Lot 1 1,776 m?
Strata Lot 2 756 m?2 998.5 m? RS2 930 m?
Strata Lot 3 699 m?
Strata Lot 4 763 m?2
Lot 1 (fee simple) 941 m? n/a
Lot A 665 m? n/a
LotB 665 m? n/a RS-8 665 m?
LotC 1,025 m? n/a

Table 1: Proposed Lot Areas

Site and Building Design

An existing house is located midway along the northern boundary of the site and it would be
decommissioned and salvaged as part of the development, as well as the accessory structures
and the existing driveway.

The property is subject to the Environmental Development Permit Area (EDPA) for the identified
Garry Oak ecosystem in the northeast corner. The applicant provided a Biologist Report which
also identified the northwest portion of the lot as a Garry Oak ecosystem. Minimizing impacts
to, and improving the health of the Garry Oak ecosystems, have been the key determinants for
the proposed lot layout.

18
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The Braefoot Action Plan recommends that buildings and structures be set back at least 10 m
from Braefoot Road to minimize visual intrusion and maintain the rural character. The proposed
subdivision conforms to the guidelines and this would be secured through a covenant.

The Braefoot Action Plan development guidelines call for: building heights to be kept low;
buildings on sloping sites to be stepped; steep pitched roofs to be avoided; and buildings to be
constructed of natural materials with earth tone colours. These considerations would be
addressed through proposed Design Guidelines to be secured by covenant.

Road improvements to Braefoot Road and Malton Avenue are required as part of the
subdivision approval. Malton Avenue would require new curb, gutter and asphalt widening
within the existing road right-of-way and land dedication would be required to allow a cul-de-sac
to be constructed at the end of Malton Avenue.

Braefoot Road requires land dedication along the entire frontage including a new curb, gutter
and 1.8 m wide sidewalk. The existing open ditch would be closed in order to construct a storm
drainage connection that would be extended approximately 35 m north of the property to
connect to the existing infrastructure. Although separated sidewalks are generally preferred, the
proposed sidewalk would not be separated due to potential conflicts with the required storm
drainage system, and to maximize the site/soil conditions for healthy tree growth along the
boulevard.

The proposed subdivision would also provide six visitor parking spaces on the common property
for use by the strata lots’ owners. These visitor spaces are in addition to the Zoning Bylaw
requirement to provide two on-site parking spaces for single family dwellings.

The proposal to subdivide the property based on RS-8 (Single Family Dwelling) Zoning for the
eastern portion (approximately 30%) and RS-12 (Single Family Dwelling) Zoning for the western
portion (approximately 70%) is in accordance with the site design criteria of the Braefoot Action
Plan.

The applicant has provided Design Guidelines for the development which requires an Arts and
Craft architectural style using natural earth tones. The proposed guidelines also require
permeable pavers for the driveways and that buildings conform to Zoning Bylaw height
regulations. The proposed guidelines would prohibit flat/low pitch roofs, overly steep roofs, front
yard fencing, and chain link fencing.

The applicant has agreed to a covenant requiring all new homes to be constructed to BUILT
GREEN® Gold Standard. Building new homes to be solar ready would be encouraged, but the
applicant does not want to commit to requiring it since the viability of using solar energy would
need to be determined at the design stage for each Iot.

The proposed Design Guidelines are attached, and the applicant has provided photographic
examples of existing houses that would conform to the guidelines.
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Figure 4. Example of Houses Conforming to Proposed Design Guidelines

Environment

A Garry Oak ecosystem in the northeast portion the property was captured within the current
Environmental Development Permit Area mapping and the applicant provided a Biologist Report
assessing the environmental condition of the site. The Biologist identified the presence of a
Garry Oak ecosystem in the northwest portion of the site and noted an area of saturated soils
and plant species indicative of a small wetland area.

The proposal includes 2,150 m? of area to be secured as a natural state covenant, which is

approximately 26% of the lot. The covenant area would capture the following environmental
features:

20
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A Garry Oak ecosystem in the northwest corner (approx. 1,015 m?),

A Garry Oak ecosystem in the northeast corner (approx. 720 m?),

A 3 m strip along the northern property line to connect the ecosystems (approx. 125 m?),
A 4 m wide wildlife corridor (approx. 200 m?), and

An additional 3 m widening along a portion of the wildlife corridor to capture the wetland
(approx. 90 m?).

It should be noted that the functionality and environmental values are not limited to the areas
noted above and there would be overlap between them, such as the wildlife corridor would pass
through the Garry Oak ecosystem and the wetland area would extend into the wildlife corridor.

The two identified Garry Oak ecosystems include a number of native species, but have also
been impacted with invasive species, particularly English ivy, English holly, Spurge laurel, and
Himalayan blackberry. Land disturbance has also occurred along the southern edge of the
ecosystem in the northeast corner.

The building envelope for proposed Strata Lot 1 would essentially be where the existing house
is, with the proposed natural state covenant extending west of the building envelope to Braefoot
Road. The existing driveway would be decommissioned and provide suitable area for
restoration by planting of replacement trees; this area of restoration would be within the
proposed natural state covenant area.

A 4 m wide wildlife corridor running north-south through the site is proposed, which would
connect to an existing wildlife corridor to the south. The wildlife corridor would be sited along
the rear property lines at the zone boundary between the RS-8 (Single Family Dwelling) Zone
and RS-12 (Single Family Dwelling) Zones. The wetland area is also located close to the zone
boundary and would be within the covenant area. The Braefoot Action Plan noted maintaining
biodiversity and a natural corridor through the study area as a guiding principle, and the use of
open rail fences or vegetative screening to permit the movement of wildlife is one of the
development guidelines

The disturbed areas along the edge of the proposed covenant area would be replanted with a
diverse mix of native shrub and fern species and three species-specific nest boxes would be
installed to compensate for habitat loss from the removal of dead trees.

Registration of the natural state covenant would be completed as part of the subdivision process
and the commitments for restoration of the disturbed areas would be secured through the
Environmental Development Permit.

Stormwater management would include a combination of grass swales, detention tanks and
permeable pavers. As noted, there is a small wetland area on the property where saturated
soils and indicator plant species occur. Observations from the community and staff over the
years have noted the hydrology on this site has changed. The wetland area is included in the
natural state covenant to allow for natural succession to occur, and to provide a natural
receiving area for surface run-off.

The applicant has provided an Arborist Report to assess the health of trees and their potential to
survive the impacts of development. The tree inventory included 114 trees in total. In addition
to the Garry Oak ecosystem along the northern portion of the lot, a number of fruit trees were
planted primarily in the southwest corner and there are a number of Douglas-fir trees along the
Braefoot Road frontage planted as a hedgerow that have become overgrown.
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A total of 46 trees would be removed by the developer, 13 because they are within, or close
proximity to, the building and servicing footprints and 33 because they form the overgrown row
along the Braefoot frontage. Of the 46 trees to be removed by the developer, 24 are bylaw
protected trees and of those, 2 are noted as dead or in declining health. When bylaw protected
trees need to be removed as a result of a development application the replacement ratio is
generally 1:1. For this project the applicant has committed to a higher replacement ratio and
would replace all bylaw protected trees at a 2:1 ratio. This commitment would be secured by
covenant.

There are 6 other bylaw protected trees in proximity to two of the potential building envelopes
(SL1 and SL4) and whether they can be retained would depend upon the house design. The
removal of those 6 trees would be determined at the building permit stage, however we
recommend that if they need to be removed, they are replaced at a 2:1 ratio to be secured by
covenant. There are 7 fruit trees in fair to poor condition that are not bylaw protected and would
be removed from proposed Lot 1 since they are within the building envelope.

Bylaw Protected Trees On-Site Braefoot Frontage Total

Bylaw protected to remove 6 18 24

Bylaw protected potential to retain 6 6

Replacement Plan

Replacement trees 24 removed trees replaced with 48 by Developer

Boulevard trees 5 new boulevard trees paid by Developer, planted by
Saanich staff

Removal /Replacement determined at 6 potential to be retained, determined by Future Lot

Building Permit Owner. If any removed, requirement to replace at 2:1

Max. Tree Loss (Inc. 7 Non Bylaw 19 33 52

Trees and 6 potential to retain trees)
Table 2: Bylaw Protect Trees Summary

It is anticipated that the majority, if not all, replacement trees would be replanted within the
covenant area, primarily as part of decommissioning the existing driveway or as infill planting
where the conditions are suitable. Bonding for the replacement trees would be required as part
of the subdivision process.

In addition to replanting of on-site trees, five new boulevard trees would be planted along the
Braefoot frontage. These would be paid for by the Developer but planted by Saanich staff after
the Braefoot Road improvements are completed.

Variance

The applicant is also requesting a variance to reduce the front yard setback by 2.0 m for
proposed Lot C in order to minimize impacts to trees. Shifting the building envelope towards the
front lot line would help mitigate impacts to the adjacent trees and vegetation to the north and
rear of the building envelope.

The proposed cul-de-sac at the end of Malton Avenue requires land dedication that results in a
new front lot line up to 9 m from the existing boundary. The southern portion of the new front lot
line would follow the bulb of the cul-de-sac, which typically pushes adjacent dwellings towards
the rear lot line. Reducing the front setback by 2.0 m would not result in a future house being
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sited out of alignment with the adjacent homes along Malton Avenue due to the curvature of the
cul-de-sac. Given the variance would help protect trees and vegetation within a sensitive
ecosystem, the variance is supportable.

CLIMATE CHANGE AND SUSTAINABILITY

Policy Context

The Official Community Plan (OCP) adopted in 2008 highlights the importance of climate
change and sustainability. The OCP is broadly broken down into the pillars of sustainability
including environmental integrity, social well-being, and economic vibrancy. Climate change is
addressed under the environmental integrity section of the OCP and through Saanich’s Climate
Action Plan.

Climate change is generally addressed through mitigation strategies and adaptation strategies.
Climate change mitigation strategies involve actions designed to reduce the emissions of
greenhouse gasses, primarily carbon dioxide from combustion, while climate change adaptation
involves making adjustments and preparing for observed or expected climate change, to
moderate harm and to take advantage of new opportunities.

The following is a summary of the Climate Change and Sustainability features and issues
related to the proposed development.

Climate Change

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

strategies. Considerations include: 1) Project location and site resilience; 2) Energy and the

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

The proposed development includes features related to mitigation and adaptation, such as:

e The proposal is for a development located within the Urban Containment Boundary that is
able to use existing roads and infrastructure to service the development.

e The site is approximately 1.1 km from Feltham Village, or 1.6 km from the University Major
“Centre” or McKenzie-Quadra Neighbourhood “Centre”, which provide a broad range of
commercial retail and services.

e A local produce market selling a broad range of agricultural products is within 800 m.

e Sustainable development practices would be followed and the applicant has committed that
construction would meet, or be equivalent to, BUILT GREEN® Gold.

e The proposed development would encourage alternative forms of transportation by its close
proximity to the cycling and pedestrian network.

e The property is located approximately 500-550 m from public transit on McKenzie Avenue
and 650 m from transit on Cedar Hill Road.

e The site is within 100 m of a cycling/pedestrian trail that connects to the regional Lochside
Trail less than 1 km away.

e The site is within 600 m of Mount Douglas, Feltham, and Brodick parks.

e Braefoot Elementary School is approximately 650 m distant, while Gordon Head Middle and
Lambrick Secondary School are within 2 km.

e The proposed development includes sufficient area suitable for backyard gardening.

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)
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Protecting water resources. The proposed development includes features related to the natural

environment, such as:

e The proposal used lot averaging to minimize disturbance on sensitive ecosystems.

e The proposal would conserve, restore, or improve native habitat.

e The proposal includes granting a natural state covenant over 2,150 m? of the property to
minimize impacts to Garry Oak ecosystems, a wetland area and provide a wildlife corridor.

e Permeable surfacing would be used for visitor parking spaces on the common property and
all private driveways.

e Bylaw protected trees would be replaced using a 2:1 ratio.

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 Secondary Suites would be permitted in this development which provides for alternative
forms of rental accommodation and supportive housing for immediate family members.
Suites also work to make a home purchase more affordable.

Economic Vibrancy

This section includes the specific features of a proposal and how it impacts the economic

vibrancy of our community. Considerations include: 1) Employment; 2) Building local economy;

and 3) Long-term resiliency. The proposed development includes the following features related
to economic vibrancy:

e The development would create short-term jobs during the construction period.

e Home based businesses would be permissible in this development.

e The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within the commercial
Centres at Feltham Village, University Major, and McKenzie-Quadra Neighbourhood
Centres.

COMMUNITY CONSULTATION

The applicant presented the proposal to the Gordon Head Ressidents’ Association at their
January 14, 2016 meeting and attempted to visit the adjacent neighbours to discuss the
proposal early in the application process. Given the site’s proximity to the Blenkinsop Local
Area, the applicant also contacted the Blenkinsop Valley Community Association.

The application was referred to the Gordon Head Residents’ Association who responded that
they generally had no objection to the proposal, but stated a preference that the northeast
corner of the site be dedicated as park land rather than protected by covenant.

Parks considered the option of dedication but the site was not identified in the Parks Priority

Study, it is relatively small in area, and it is not contiguous with an adjacent park; therefore
protecting the area through a covenant would be preferable.
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SUMMARY

The applicant proposes to rezone the property in order to create eight single family lots. The
subject property is currently split zoned A-1 (Rural) Zone and RS-8 (Single Family Dwelling)
Zone. The easterly 30% of the site would maintain the current RS-8 (Single Family Dwelling)
Zone and three fee simple lots fronting onto Malton Avenue would be created in accordance
with the RS-8 (Single Family Dwelling) Zone regulations. The westerly 70% of the site would be
rezoned from A-1 (Rural) Zone to RS-12 (Single Family Dwelling) Zone in order to create one
fee simple lot and four bare land strata lots accessible from Braefoot Road.

No variances are required for the overall subdivision; however, a variance is requested to
reduce the front yard setback by 2.0 m for proposed Lot C in order to minimize impacts to trees.
Shifting the building envelope towards the front lot line would help mitigate impacts to the
adjacent trees and vegetation to the north and rear of the building envelope.

The 0.83 ha subject property is in an area of transition between suburban and rural densities
that is gradually being rezoned in accordance with the policies of the Braefoot Action Plan.
Properties to the north and south of the site have been subdivided for single family dwellings
using a development pattern with RS-8 (Single Family Dwelling) Zone fronting Malton Avenue
and the RS-12 (Single Family Dwelling) Zone fronting Braefoot Road. The proposed
subdivision would be consistent with the established pattern of development in the area.

The proposed subdivision would also provide six visitor parking spaces on the common property
for use by the strata lots owners. These visitor spaces are in addition to the Zoning Bylaw
requirement to provide two on-site parking spaces for single family dwellings.

The applicant has provided Design Guidelines for the development which requires an Arts and
Craft architectural style using natural earth tones. The proposed guidelines also require
permeable pavers for the driveways and that buildings conform to Zoning Bylaw height
regulations.

The proposal includes 2,150 m? of area to be registered as a natural state covenant which
captures the following environmental features:

e A Garry Oak ecosystem in the northwest corner,

A Garry Oak ecosystem in the northeast corner,

A 3 m strip along the northern property line to connect the ecosystems,

A 4 m wide wildlife corridor, and

An additional 3 m widening along a portion of the wildlife corridor to capture a wetland.

If Council approves the rezoning, the following items would be referred to the Approving Officer:
e Bonding for the tree replacement,
e Installation of open rail fencing to delineate the covenant area,
¢ Decommissioning the existing driveway and restoring/replanting the area, and
e Registration of a natural state covenant to protect the Garry Oak ecosystems, the
wetland area, and the wildlife corridor.
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