AGENDA

n For the Council Meeting to be Held

In the Council Chambers
Saanich Municipal Hall, 770 Vernon Avenue

MONDAY, DECEMBER 19, 2016, 7:30 P.M.

A. ADOPTION OF MINUTES

1. Special Council meeting held December 12, 2016
2. Council meeting held December 12, 2016
3. Committee of the Whole meeting held December 12, 2016

B. RATIFICATION OF PERMIT APPROVAL

1. 671 AGNES STREET, 664 & 670 HESS CRESCENT — REZONING AND DEVELOPMENT
PERMIT AMENDMENT
P.3 Final reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2016, No. 9400” and approval of

Development Permit Amendment DPAQ0792. To rezone from Zone RS-6 (Single Family
Dwelling) to Zone P-1 (Assembly) to construct a new gymnasium at Pacific Christian School.

C. PUBLIC INPUT (ON BUSINESS ITEM D)

D. RESOLUTIONS FOR ADOPTION

1. BRAEFOOT COMMUNITY ASSOCIATION
P.4 Report of the Director of Finance dated December 12, 2016 recommending that Council
authorize staff to execute an agreement for an interest free loan to the Braefoot Community
Association for renovations to the facility at 1359 McKenzie Avenue in an amount of $100,000
incorporating the terms outlined in the report.

*** Adjournment * * *

AGENDA

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

1. 3170 TILLICUM ROAD — DEVELOPMENT PERMIT AMENDMENT
P.8 Report of the Director of Planning dated November 25, 2016 recommending that Council
approve Development Permit Amendment DPA00890 to allow for two enclosed outdoor storage
and display areas for Lowe’s Home Improvement Warehouse store at Tillicum Shopping Centre.
A Zoning Bylaw variance is requested for a reduction in the number of parking stalls.

2. 814 MANN AVENUE — DEVELOPMENT PERMIT AND REZONING
P.21 Report of the Director of Planning dated December 8, 2016 recommending that Council support
Option 2 as outlined in the report and postpone further consideration of the application to allow
the applicant to reconsider the proposed parking configuration for a proposed conversion of an
existing single family dwelling into a duplex. Variances are requested for: non-basement area,
the combined side yard setback, allowable projections, and the interior side yard setback for two
accessory buildings.
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS DECEMBER 19, 2016

3. 2003 REGIONAL GROWTH STRATEGY — PROPOSED AMENDMENT TO REGIONAL
URBAN CONTAINMENT AND SERVICING POLICY AREA
P.61 Report of the Director of Planning dated December 9, 2016 recommending that Council not
support Bylaw 4124, Capital Regional District Growth Strategy Bylaw No. 1, 2002 Amendment
Bylaw No. 2, 2016.

**x Adjournment * * *

“IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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DPAO00890 -2- November 25, 2016

Community Assn Referral: Gorge Tilicum Community Association e Referred September 21,
2016 — No response received to date.

PROPOSAL

The applicant is proposing an amendment to Development Permit DPR98-00002 to allow for
two enclosed outdoor storage and display areas for Lowe’s Home Improvement Warehouse
Store at Tillicum Shopping Centre. A Zoning Bylaw variance for a reduction of the number of
parking stalls is also requested.

Figure 1: Context Map

Background

On November 16, 2015 Council approved and issued amendment DPA00848 to Development
Permit DPR98-00002 to convert the Tillicum Shopping Centre retail space vacated by Target to
a new Lowe’s Home Improvement Warehouse Store. Traditionally, Lowe’s stores include areas
for outdoor storage, sales, and shed and trailer display. At that time, the applicant opted not to
include these outdoor storage areas as part of the proposal, pending discussions with the
shopping centre owner as it would displace existing parking, thereby requiring a further parking
variance. Tenant Improvements are completed and the Lowe’s store opened in November
2016. The applicant has now finalized plans for outdoor storage areas, location of cart corrals,
and provision of contractor loading spaces.
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Figure 2: Overall Site Plan

PLANNING POLICY

Official Community Plan (2008)
4.2.3.1 “Focus new multiple family residential, commercial, institutional, and civic development
in Major and Neighbourhood ‘Centres’, as indicated on Map 4.”

4.2.3.2 “Support development in ‘Centres’ and ‘Villages’ that:

e encourage diversity of lifestyle, housing, economic and cultural opportunities;

e 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;

¢ complement and integrate new development with adjacent existing development;

e create or enhance the node’s unique ‘sense of place’.
4.2.3.7 *“Support the following building types and land uses in Major and Neighbourhood

‘Centres’
e Commercial and Mixed-Use (generally up to eight storeys)”
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Tillicum Local Area Plan (2000)

10.1 “Support initiatives by the community association, interested residents, commercial
property owners and business operators to strengthen the ‘urban village’ concept for
the Gorge/Tillicum commercial area.”

The Local Area Plan also makes reference to the Tillicum-Burnside Streetscape Action Plan.

Tillicum Road Development Permit Area Guidelines
The proposed development would be subject to the guidelines for the Tillicum Road
Development Permit Area.

Relevant “Form and Character” considerations include:

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

DISCUSSION

Neighbourhood Context

The 11.95 ha site is situated between Tillicum Road and Burnside Road West, just south of the
Trans-Canada Highway. Tillicum Shopping Centre is a regional commercial centre offering
retail services to residents in Greater Victoria. Adjacent uses include Cuthbert Holmes Park,
Pearkes Recreation Centre, and the Silver City theatre complex.

Location and Design

An outdoor sales and shed display area is proposed within the parking area on the south-east
side of the store. This area would be used for seasonal garden and shed and trailer display
which is typical of Home Improvement uses. A similarly designed outdoor sales and trailer
storage area is proposed to the rear or north-west side of the store adjacent to the parking
structure. Both areas would be secured with a 2.4 m (8.0 ft) high black galvanized steel frame
and steel wire mesh fence. Potted shrubs would be placed on the inside of the fence for
additional screening. The proposed areas would not interfere with vehicle or pedestrian
circulation on the site.

1"
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Figure 3: Location of Outdoor Storage Areas and Cart Corrals
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2.4m (8.0 ft.

3.0 m (10.0 ft.)

Figure 4. Proposed Fence Design

Requested Variance

The applicant has requested a further parking variance for the Tillicum Shopping Centre of 32
stalls to accommodate the proposed outdoor storage and display areas, contractor parking, and
cart corrals for Lowe’s Home Improvement Warehouse Store. Parking variances have
previously been granted for the shopping centre totalling 818 stalls. This includes a parking
variance of 226 spaces granted for the proposed residential component which is yet to be
constructed. The additional request would bring the total variance granted for the shopping
centre site to 850 stalls leaving a total of 2193 parking stalls to serve the entire site.

The provision of parking is a fine balance of ensuring that sufficient parking is available for
commercial enterprise and residential units, while at the same time not providing excessive and
wasteful parking that is vacant much of the time. A parking use study undertaken in 2007 in
support of a Development Permit Amendment application for multi-family housing and additional
commercial floor area on the site indicated that, with the exception of the pre-Christmas peak
period, parking usage was typically under 60%.

The shopping centre is located in a major “Centre” with good access to frequent public transit.
In addition, the Galloping Goose Trail and the Colquitz River Park Trail provide cycle and
pedestrian access to Tillicum Center. A further parking variance of 32 parking stalls is not
expected to impact on the availability of parking for customers and future residents or result in
overflow parking on adjacent residential streets. The requested variance would be consistent
with Saanich’s on-going efforts to decrease dependence on the private automobile and reduce
greenhouse gas emissions. For these reasons, the variance can be supported.

COMMUNITY CONSULTATION
A referral was sent to the Tillicum Community Association on September 21, 2016. No
response has been received to date.

SUMMARY
The applicant is proposing an amendment to Development Permit DPR98-00002 to allow for
construction of enclosed outdoor storage and display areas for Lowe’s Home Improvement
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DPR00624; REZ00563 -2- December 8, 2016

Proposed Minimum n/a

Lot Size:

Local Area Plan: Royal Oak

LAP Designation: General Residential

Community Assn Referral: Royal Oak Community Association. Referral sent October 7, 2015.
Response received August 25, 2016, indicating no objections.

PROPOSPAL

The applicant proposes to rezone from the RS-6 (Single Family Dwelling) Zone to the RD-1
(Two Family Dwelling) Zone in order to convert an existing single family dwelling into a duplex.
A Form and Character Development Permit is also required. Variances are requested for:
non-basement area; the combined side yard setback; allowable projections; and the interior side
yard setback for two accessory buildings (sheds).

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 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.”

4.2.1.18 “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.”

42.2.3 “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.”

4.2.4.3 “Support the following building types and land uses in Neighbourhoods:
Single family dwellings;

Duplexes, tri-plexes, and four-plexes;

Townhouses;

Low-rise residential (up to four storeys); and

Mixed-use (commercial/residential) (up to four storeys).”

22
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5.1.2.3 “Evaluate zoning applications for two-family dwellings on the basis of neighbourhood
context, lot size, building scale and design, access, and parking.”

5.1.2.4 “Two-family dwelling lots should be 1.3 times the minimum area of the largest
adjacent single family dwelling zone. However, where a local area plan policy
supports a zone with a minimum lot area that is smaller than the existing minimum lot
area, then the local area plan policy shall apply for the purpose of calculating the
minimum area for a two-family dwelling lot.”

Royal Oak Local Area Plan (2001)

9.1 “Maintain single family housing as the predominant land use and promote
appropriately located and designed small lot single family, multi-family and mixed
residential housing.”

9.6 “Consider applications for two-family dwellings in accordance with General Plan
1993 Policies 6.5 and 6.6.”

Development Permit Area Guidelines

The development proposal is subject to the Saanich General Development Permit Area.
Relevant guidelines include: retaining existing trees and native vegetation where practical,
reducing impervious site cover, buildings to reflect character of surrounding development,
balancing all modes of transportation, and high quality architecture that incorporates varied
elements and avoids large blank walls.

DISCUSSION

Neighbourhood Context

The subject property is located at the southern extent of the Viewmont area in the Royal Oak
neighbourhood. The 964 m? lot is relatively flat and the surrounding neighbourhood is largely
developed with single family dwellings. The site is one block south of Brydon Park and the
Centennial Trail.

The site is within 700 m walking distance of the Royal Oak major “Centre” where a full range of
retail and commercial services are located. The Royal Oak Middle School is located
approximately 1 km distant; Northridge Elementary and Glanford Elementary schools in the
Carey Local Area are within 2 km. Recreational facilities at Saanich Commonwealth Place are
slightly over 2 km distant.

The site is well connected to a number of interconnected parks that form part of the Centennial
Trail system, including Colquitz Park, Brydon Park, Copley Park East, and Copley Park West.
Other parks in the area include Quick’s Bottom, Layritz Park, and Rithet’'s Bog, which are all
within 2 km.

Land Use
The Official Community Plan (OCP) supports a range of housing types within neighbourhoods,
including two-family dwellings.

The site is currently developed with a modest single family dwelling. At 964 m? in lot area the
property meets the OCP policy for a two-family dwelling zone, which requires that the lot have
an area of at least 1.3 times the minimum area of the largest adjacent single family dwelling
zone. Given the size of the lot and existing house, a duplex addition would be consistent with
respect to mass and scale of development in the neighbourhood.

23
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Infill developments are an appropriate means to encourage modest residential densification
when they are compatible with neighbourhood character. Mann Avenue is designated as a
collector street and the proposed addition of one dwelling unit would have a negligible impact on
traffic or street parking.

Figure 1: Location Plan
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December 8, 2016

Photograph 1. Existing Single Family Dwelling

Subject Property

Brydon Park |

BC Hydro Facility

Figure 2: Aerial View of Surrounding Neighbourhood
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Site and Building Design
An important consideration with infill developments is that the scale, massing and design of any
proposed infill housing respects neighbourhood character.

There is no consistent dwelling height, massing, or architectural style in the immediate
neighbourhood. Nearby dwellings are a mix of one and two-storey homes of varying ages and
designs. A conceptual streetscape has been provided in order to illustrate how the proposed
duplex addition would present to the street (see Figure 3).

< »

Proposed Dwelling | Existing Dwelling

Figure 3: Conceptual Streetscape (Provided by Robert Fisher Design)

Municipal records indicate the existing 230 m? dwelling was built in 1955. The proposed duplex
would be created through an addition to the existing single family dwelling. The addition would
be sited in the existing generous side yard that is primarily lawn area and the building height
would be consistent with the existing home. Vinyl siding would be removed from the existing
dwelling with new cement board siding to be installed.

Front Yard Parking & Character of the Neighbourhood and Street

There is no garage for the existing home, nor is one proposed for the duplex. On-site parking
for four vehicles is proposed in front of the duplex, which would be constructed with permeable
pavers. The driveway has been designed to provide a turn-around area so that vehicles can
exit frontwards onto Mann Avenue. Landscaping and a low fence along the front lot line is
proposed in an effort to soften the appearance of the front yard parking area from the street
(see Figure 6).

Turning a significant portion of the front yard into a parking area, reduces the amount of
valuable green space and changes the typical single family land use pattern found in Saanich
neighbourhoods, namely a prominent planted/grassed front yard with a driveway to one side of
the lot. In many neighbourhoods separate paths are also provided between the street and the
front door which further enhances and promotes the pedestrian environment and creates a
more human scale of development that people find desirable. No matter how well designed,
walking through what is effectively a parking lot in the front yard to get to a home’s front door is
not desirable from a pedestrian’s point of view, nor does it add value to the neighbourhood.

Policy wise, duplexes are supported as a valuable form of housing in Saanich neighbourhoods.
However, the siting and design of duplexes are obliged to fit with the existing single family
character. This is one reason duplexes are encouraged on corner lots, as they are more
conducive to a design that maintains a single family appearance on each street frontage.
Council has supported a few mid-block duplexes but not with a layout that effectively has the
front yard taken over by parking.

One example of how driveways were configured on recently approved mid-block duplex can be
seen on the following page (see Figures 4 and 5). In the Doncaster Drive example, the
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driveways have been separated, the front yard is substantially landscaped and the front doors to
the units are a prominent feature of the design.

Figure 4: 3226 Doncaster Drive, recently approved duplex development
Driveway Driveway
Figure 5: Streetscape Presentation of Doncaster Drive Duplex
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A “green” front yard of a single family house plays many roles in terms of forming

neighbourhood character and improving the natural environment, such as:

e Enhancing the appearance from the street;

e Better supporting a healthy natural environment;

e Helping to address the effects of climate change; and

o Creating a strong pedestrian and more human scale of development by reducing the
prominence of the automobile.

When considering design objectives, examples from other communities can provide further
insight. In Auckland, New Zealand, the following guidelines are used to help form more human
scaled neighbourhoods:

e “Maintaining a connection between the house and the street, and making sure the street has
an attractive landscaped appearance, is key to design outcome. Therefore, parking
between the house and the road should be avoided wherever possible. If other parking
solutions have been considered and ruled out, it is crucial to consider the impact of front-of-
house parking on the wider area, and to the design with this in mind.”

e “When poor driveway and parking design is repeated across many houses on one street,
many of the street characteristics people enjoy, such as being able to see the houses,
planting and trees can be compromised.”

The City of White Rock regulations note:
o “The amount of pavement on the front yard should be as limited as possible and therefore
driveway widths should be minimized.”

While the City of Victoria regulations note:
o “A positive street appearance includes features such as front doors (preferably with windows
or window sidelights), porches and bay windows facing the street.”

¢ “Driveways and garages should have a minimum impact on a pedestrian's enjoyment of the
street. As a general rule, the street appearance should be dominated by "people" features
such as windows, doors & porches. Car features e.g. garage doors and carports should be
minimized.”

All of the above guidelines show that there is consistency in communities trying to achieve high
guality design by minimizing the impact of parking on the streetscape.

Alternative Options

Various alternative parking design options were explored with the applicant based on initial
feedback from staff. A more standard approach that includes two single wide driveways with
tandem parking is recommended by staff (see Figure 7). The design approach recommended
by staff would reduce the amount of paving in the front yard, would enhance the view to the
dwellings and connectivity to the front doors from the street, and would enhance the streetscape
by allowing for an improved landscape design.

At this point, the applicant does not wish to change their site plan and has asked that the
application proceed forward to Council for review and consideration in its current form (see
Figure 6). The applicant consulted with the surrounding neighbours specifically regarding this
issue and no objections or concerns were noted.
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Figure 6: Proposed Site Plan
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Figure 7. Example of an Alternative Parking Configuration
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Traffic Safety
The applicant noted that having to reverse onto Mann Avenue has been a safety concern,

particularly when vehicles parked on-street obstruct sight lines. It is important to note that the
majority of houses along Mann Avenue have standard driveways that result in residents backing
out onto the street. Although being able to exit frontwards onto the street can be preferable for
some drivers, most driveways do not include a turnaround area in their front yard, and reversing
onto a public street is common practice. Alternatively, reversing from traffic onto the driveway is
often preferred as it would be more apparent to other vehicles on the road and easier for them
to accommodate the manoeuver.

Mann Avenue is a collector street with on-street parking. The current traffic volumes on Mann
Avenue are well within what would be anticipated for a collector street and there are no
anticipated changes to the current road design for traffic calming. Should traffic speed and
volume become an issue on Mann Avenue in the future, traffic calming measures could be
considered, such as curb bulges that both help to slow traffic and reduce pedestrian crossing
distances. A curb bulge can be seen at the intersection of Mann Avenue and Mapleton Place.

Requested Variances

Variances are requested for; the percentage of non-basement area, the combined side yard
setback, the allowable projections, and the interior side yard setback for two accessory buildings
(sheds).

Non-Basement Area:

The Zoning Bylaw allows a maximum gross floor area of 482 m? with a maximum of 70% or
337.4 m? as non-basement area. The proposed duplex would have 357.2 m? of non-basement
area, which represents 74% of the maximum gross floor area. The variance is required since all
of the lower level of the existing house does not qualify as basement area and the proposed
addition would have a walk-out lower level at the rear, therefore the proportion of non-basement
area is increased. The slightly sloped topography of the site is conducive to having a walk-out
lower level with the adjacent side and rear yard utilized for private outdoor space.

The impact of the additional non-basement area would be mitigated due to it being partially
sunken below grade and because the additional floor area would not increase the height of the
dwelling above the existing roofline. Given the above and that the gross floor area of the duplex
would be approximately 85% of the maximum allowed in the Zoning Bylaw the variance is
supportable.

Interior Side Setback:

The duplex itself would comply with the required setback of 3.0 m from the interior side lot line,
however there is an existing deck that is constructed up to the lot line. The deck is adjacent to a
side entrance and is constructed just above the existing grade at an elevation of approximately
10-13 cm. A variance to allow the deck to be sited 0 m from the interior side lot line is
requested.

The deck would be entirely within the required setback and therefore impacts the requirement
for a combined side yard setback of 30% lot width. The duplex itself, excluding the deck, would
result in a combined side yard setback of 30.5% lot width, however the attached deck reduces
that to 12%. Given the setback is for the purpose of an existing low profile deck near grade, the
variances are supportable.
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Allowable Projection:

The proposal includes rear steps from the proposed addition that would exceed the allowable
projections. The steps would be accessed from the main floor and run parallel to the exterior
rear wall, with the lower two steps turned 90 degrees resulting in an overall projection of 2.5 m;
a projection of 1.2 m is permitted for steps. The proposed steps would provide access to the
patio area in the rear yard from the main floor, in addition to a side door from the lower level.

The applicant proposes to enclose the area below the steps to create a storage area, which is
not a permitted type of projection. The underside of steps can often provide a semi-protected
area that gets used for the storage of goods or materials. Allowing the underside of the steps to
be enclosed to provide a storage area would improve functionality of an area that would
otherwise have limited use.

As the steps would only function to provide outdoor access at the rear of the dwelling, no
impacts to neighbours would be expected. Allowing the underside to be enclosed for storage
would be beneficial for outdoor maintenance/tidiness. Given the reasons above, the variance is
supportable.

Accessory Buildings:

Two small accessory buildings (sheds) are proposed. One shed would be approximately 2.5 m?
(27 ft?) and sited as close as 0.6 m from the side lot line. The other shed would be
approximately 9.4 m? (100 ft?) and sited as close as 1.5 m from the side lot line. The Zoning
Bylaw requires a 3.0 m setback for accessory buildings in the RD-1 Zone. Both would be sited
adjacent to an existing hedge which would provide screening for the neighbouring property.
Given the two accessory buildings are relatively small and reflect typical accessory buildings
utilized on many residential lots, the variances are supportable.

Environment

No concerns were identified with respect to habitat loss or environmental impacts. Most of the
existing vegetation along the property lines (hedge and trees) would be retained. One Weeping
willow tree, which has previously been topped since it is located below the electrical lines, and
an overgrown hedge along the rear lot line would be removed. The proposed landscaping
includes planting of fruit trees, vertical vegetable walls, and landscaping beds adjacent to lawn
and parking areas.

As the proposal is for an addition to an existing structure applying an energy efficient building
performance standard can be difficult. Although the applicant has not committed to an energy
standard, by installing new high efficiency gas fireplaces, improving the building envelope and
insulation, there would be a significant improvement to the existing dwelling.

The proposed dwelling would also be constructed solar ready for the future installation of
photovoltaic or solar hot water systems. This commitment would be secured covenant.

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

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

Climate Change

This section includes the specific features of a proposal related to mitigation and adaptation
strategies. Considerations include: 1) Project location and site resilience, 2) Energy and the
built environment, 3) Sustainable transportation, 4) Food security, and 5) Waste diversion.

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

o The proposal is located within the Urban Containment Boundary and approximately 1 km
walking distance of the commercial services at the Royal Oak major “Centre”.

¢ Royal Oak Middle School is approximately 1 km distant and Northridge Elementary School
is approximately 1.8 km distant.

e Recreation facilities at Saanich Commonwealth Place are approximately 2 km distant.

e The site is well connected to a number of trails and parks that include tennis courts, playing
fields, play equipment and natural areas.

e The proposal is an in-fill development that is able to use existing roads and infrastructure to
service the development.

e The applicant has committed to constructing the new dwelling as solar ready for the future
installation of solar photovoltaic or hot water heating systems. This commitment would be
secured by covenant.

e The property is located approximately 350 m from public transit stops on Glanford Avenue
and 550 m from bus stops on Vanalman Avenue.

e The current level of public transit service in the area includes three routes: one available on
Vanalman Aveune (Rte # 30) which runs between the Royal Oak Exchange and downtown
Victoria, and two routes (Rte # 31, 32) on Glanford that run between downtown Victoria and
Cordova Bay. Buses travel along these routes at an average of every 29 minutes during
week days.

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

o The development is readily accessible via all modes of alternative transportation including
walking, cycling, and public transit.

o Food security will be improved with a landscaping plan that includes garden beds, vertical
vegetable walls, and a variety of fruit trees and berry bushes.

e The proposed development includes sufficient area suitable for backyard gardening.
Demolition waste would be reduced by the existing dwelling being retained rather than
demolished.

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.
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The proposed development includes the following features related to the natural environment:

e The proposal is a compact, infill development in an already urbanized area without putting
pressures on environmentally sensitive areas or undisturbed lands.

o The proposed stormwater management practices includes a grass swale, permeable
pavers, and an underground detention gallery.

e The proposal will require the removal of one Weeping willow, which has previously been
topped due to conflict with overhead power lines, and an overgrown hedge at the rear lot
line.

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:

o The proposal improves housing diversity increasing the mix of housing form in the area.

e The residential design incorporates outdoor patio and yard space areas that are suitable for
active use and seating.

e A range of outdoor, community and recreation opportunities are available within reasonable
walking/cycling distance.

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:

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

e The proposal would be within the commercial catchment/employment area for the
businesses and services located within the Royal Oak major “Centre”.

COMMUNITY CONSULTATION

Applicant Consultation

Prior to submitting an application the owners consulted with the surrounding neighbours by
delivering an information letter, holding an open house on the property, and providing contact
information for any additional questions. The applicant attended two meetings of the Royal Oak
Community Association, once as a general introduction and then subsequently to present the
proposal.

Community Association
The application was referred to the Royal Oak Community Association on October 7, 2015.
A response was received August 25, 2016, indicating no objection to the application.

Advisory Design Panel

The application was considered by the Advisory Design Panel (ADP). The ADP recommended
the proposal be accepted as presented.
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OPTIONS
Three basic options are presented for Council’s consideration.

Option 1
Support the application in its current form.

Option 2

Postpone a decision on the development proposal and ask the applicant to explore alternative
parking configurations that better address neighbourhood character and the desire to maintain
as much greenspace as possible in the front yard.

Option 3
Reject the application based on the proposed land use and/or site design.

Staff Recommendation:

Staff recommend Option 2. Accommodating well-designed on-site parking can often be a
challenge, particularly where an existing dwelling is retained. Ideally parking and access can be
designed that provides accessibility to the dwellings, is safe and practical to use, does not
dominate the site or dwelling, and enhances the streetscape. Turning a significant portion of
the front yard into a parking area is not desirable due to impacts on the character of both the
neighbourhood and street; therefore, staff believe alternative configurations should be explored.

SUMMARY

The applicant proposes to rezone from the RS-6 (Single Family Dwelling) Zone to the RD-1
(Two Family Dwelling) Zone in order to convert an existing single family dwelling into a duplex.
Variances are requested for the percentage of non-basement area, the combined side yard
setback, the allowable projections, and the interior side yard setback for two accessory buildings
(sheds).

At 964 m? in area the property meets the Official Community Plan (OCP) policy for a two-family
dwelling zone. Given the size of the lot and existing house, a duplex addition would be
consistent with respect to mass and scale of development in the neighbourhood. The proposed
infill development would be compatible with the neighbourhood character. The site is
conveniently located close to the Royal Oak major “Centre”, public transit and a number of
connected parks and trails.

Turning a significant portion of the front yard into a parking area is not desirable due to impacts
on the character of both the neighbourhood and street. A specific OCP policy supports well
designed duplexes on corner and double fronting lots since more lot frontage is available to
address this issue. With narrower mid-block lots the impacts of front yard parking would be
exacerbated.

Concerns about the parking configuration were raised with the applicant, but given they believe
the immediate neighbours support the proposal they wanted to proceed to Council with the
proposal in its current form.

Staff are of the opinion that the proposed parking arrangement could be improved to enhance

the front yard and streetscape, so that the front yard area does not look substantially paved and
covered by parking.
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