AGENDA
@1 For the Council Meeting to be Held
At the Saanich Municipal Hall,
770 Vernon Avenue
' MONDAY, FEBRUARY 20, 2017

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

Motion to close the meeting to the public in accordance with Section 90 (1) (a) and (c) of the Community

Charter.

Il 7:00 P.M., COUNCIL CHAMBERS

A. MAYOR'S ANNUAL ADDRESS

B. ADOPTION OF MINUTES

1.
2.
3.
4.

Council meeting held January 23, 2017

Committee of the Whole meeting held January 23, 2017
Special Council meeting held January 24, 2017

Council meeting held February 6, 2017

C. BYLAWS FOR FIRST READING (SUBJECT TO A PUBLIC HEARING)

1.

P.3

P.6

ZONING BYLAW AMENDMENT — NEW ZONE CD-5AH
First reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2017, No. 9415”. To create a new
Comprehensive Development Affordable Housing Zone CD-5AH.

1550 ARROW ROAD — REZONING TO NEW ZONE CD-5AH

First reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2017, No. 9416”. To rezone from Zone
RA-1 (Apartment) to new Zone CD-5AH (Comprehensive Development Affordable Housing
Zone).

D. PUBLIC INPUT (ON BUSINESS ITEMS E & F)

E. RESOLUTIONS FOR ADOPTION

1.

P.8

P. 17

P. 19

INFRASTRUCTURE PLANNING GRANT APPLICATION FOR THE BOWKER CREEK
DAYLIGHTING FEASIBILITY STUDY

Report of the Director of Engineering dated January 30, 2017 recommending that Council
endorse an application for $10,000 in grant funds through the Provincial Government
Infrastructure Planning Grant Program to conduct the Bowker Creek Daylighting Feasibility Study
in collaboration with the Capital Regional District, City of Victoria and the District of Oak Bay.

REQUEST FOR PROPOSAL 25/16 — HYDRO EXCAVATOR WITH FRONT HOSE REEL
SEWER CLEANER — COMBINATION UNIT

Report of the Director of Engineering dated February 6, 2017 recommending that Council
approve the award of Request for Proposal 25/16 Hydro Excavator with Front Hose Reel Sewer
Cleaner — Combination Unit, and change orders within the project budget, to Vimar Equipment
Ltd. in the amount of $445,130 (net price after trade-in and excluding taxes).

CAPITAL REGIONAL DISTRICT — BYLAW NO. 4142, REGIONAL PARKS LOAN
AUTHORIZATION BYLAW NO. 1, 2016

Request from the Capital Regional District that Council give consent to the adoption of Bylaw
No. 4142, Regional Parks Loan Authorization Bylaw No. 1, 2016 in accordance with Section 346
of the Local Government Act.
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS FEBRUARY 20, 2017

F. RECOMMENDATIONS FROM COMMITTEES

P. 30

P. 63

P. 117

P. 152

1.

BOLLARD USE

Recommendation from the January 19, 2017 Bicycle and Pedestrian Mobility Advisory
Committee meeting that Council request a review of Saanich’s bollard usage policy, specifically
to consider alternatives to bollard usage similar to policies in other jurisdictions such as
California; and that this request be forwarded to Larisa Hutcheson, General Manager, CRD
Parks, for consideration of reducing or eliminating bollard use on all CRD trails, and that this be
made a priority by the CRD in 2017.

*** Adjournment * * *

AGENDA

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

4247 DIEPPE ROAD — DEVELOPMENT PERMIT AMENDMENT

Report of the Director of Planning dated January 3, 2017 recommending that Council approve
Development Permit Amendment DPAO0O0888 to incorporate changes to the site plan,
landscaping and building fagcade for the previously approved warehouse, processing plant and
office building for Islands West Produce.

3959 SHELBOURNE STREET — DEVELOPMENT PERMIT

Report of the Director of Planning dated January 23, 2017 recommending that Council approve
new Development Permit DPR00647; discharge the previous Development Permit DPR2008-
00023 (DP00384) and subsequent amendments DPA00705 and DPA00739 and associated
covenant CA1339318 and modification CA2045076; and that ratification of the Development
Permit be withheld pending registration of a covenant securing the construction to a LEED Silver
or equivalent energy efficient standard for a proposed new two-storey commercial building for a
bank. A Form and Character Development Permit is required and variances are requested for
setback, parking, landscaping and signage.

226 STEVENS ROAD — TEMPORARY USE PERMIT

Report of the Director of Planning dated January 9, 2017 recommending that Council approve
Temporary Use Permit TUP000O7 to allow overnight camping for people with disabilities or
barriers to accessing nature as a permitted use as part of the activities of “Power To Be”, a
Victoria and Vancouver based non-profit organization which currently operates on the site.

*** Adjournment * * *

“IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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CD-5AH « COMPREHENSIVE DEVELOPMENT

SCHEDULE 1740

1740.1 Development Areas

Development Areas:

This zone contains regulations that apply to all areas
within the zone and in addition the zone is divided
into Development Areas A and B as shown on the
attached plan forming part of this zone schedule.

1740.2 Definitions

Definitions:

In this zone:

“Affordable Housing” means a dwelling unit
operated by a non-profit organization or government
agency providing rental accommodation for seniors,
persons with disabilities, or low income households,
and where all rental rates are at the 80th percentile
or lower of market rents as published by Canada
Mortgage and Housing Corporation (Level 1
Affordability).

“Accessory Dwelling Unit” means a dwelling unit
of 93 m2 in floor area or less which is used for the
accommodation of the owner, operator, manager, or
caretaker providing on-site services

“Floor Space Ratio” means the gross floor area
of all buildings on a Development Area excluding
those portions located more than 1.5 m below
finished grade, divided by the area of the relevant
Development Area.

“Motor Scooters” means a power operated mobility
aid similar to a wheelchair but configured with a flat
area for the feet and handlebars for steering.

*“Seniors” means any person aged 55 years of age or
older.

1740.3 Uses Permitted

Uses Permitted:

(a) Apartment for the provision of Affordable
Seniors Independent Rental housing

(b) Accessory Dwelling Unit

(c) Accessory Buildings and Structures

Bylaw No. 9415
Schedule "A"

Saanich Zoning Bylaw 8200

AFFORDABLE HOUSING ZONE

1704.4  Development Area A

Lot Coverage:

(@) The maximum coverage of all buildings
and structures shall not exceed 25% of the area
of Development Area A

Density:
(a) Buildings and structures shall not exceed a
Floor Space Ratio of 0.7

(b) The maximum density shall be one dwelling
unit per 85 m? of the area of Development Area A

(c) Only one accessory dwelling unit is permitted

Buildings and Structures:
(a) Shall be sited not less than 100.0 m from a front
lot line

(b) Shall be sited not less than 17.75 m from a rear
lot line

(c) Shall be sited not less than 13.0 m from an
interior side lot line

(d) Shall not exceed a height of 9.0 m.
1740.5 Development Area B

Lot Coverage:

(a) The maximum coverage of all buildings
and structures shall not exceed 25% of the area
of Development Area B

Density:
(a) Buildings and structures shall not exceed a
Floor Space Ratio of 0.5

(b) The maximum density shall be one dwelling
unit per 110 m? of the area of Development Area B

Buildings and Structures:
(a) Shall be sited not less than 10.0 m from a front
lot line

(b) Shall be sited not less than 50.0 m from a rear
lot line

(c) Shall be sited not less than 7.0 m from an
interior side lot line

(d) Shall not exceed a height of 7.5 m.
1740-1
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CD-5AH « COMPREHENSIVE DEVELOPMENT

SCHEDULE 1740

1740.6 Accessory Off-Street Parking

Accessory Off-Street Parking:

Despite Section 7.4 of this Bylaw, 0.1 spaces per
dwelling unit of the required parking spaces shall be
designated and clearly marked as “Visitor Parking”
and shall be freely accessible at all times.

1740.7 Bicycle Parking

Bicycle Parking:

Bicycle parking shall be provided in accordance
with Table 7.4, except that where parking is provided
for motor scooters the number of scooter parking
spaces may be counted toward the bicycle parking
requirement.

For the purpose of this section, motor scooter
parking spaces must be secured, have electrical
services for recharging, and have a minimum width
of 1 m and length of 1.5 m.

Bylaw No. 9415
Schedule "A"

1740-2

AFFORDABLE HOUSING ZONE

1740.8 Accessory Buildings and
Structures

Accessory Buildings and Structures
(@) Shall be sited not less than 10.0 m from any lot
line which abuts a street

(b) Shall be sited not less than 1.5 m from an
interior side lot line and rear

(c) Shall not exceed a height of 3.75 m.

(d) Together shall not exceed a lot coverage of 10%
17409 General

General:

The relevant provisions of Sections 5, 6, 7 and

Schedule B and F of this Bylaw shall apply.

1740.10 Plan of Development Areas
Plan of Development Areas:

Saanich Zoning Bylaw 8200
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The Corporation of the District of Saanich

Report

To: Mayor and Council

From: Harley Machielse, Director of Engineering
Date: 2/6/2017

Subject: Award of RFP #25/16

Council Feb 20/17

Hydro Excavator with Front Hose Reel Sewer Cleaner — Combination Unit

RECOMMENDATION

That Council approve the award of Request for Proposal #25/16 Hydro Excavator with Front
Hose Reel Sewer Cleaner — Combination Unit to Vimar Equipment Ltd. who submitted the
best overall proposal, for an amount of $445,130 (net price after trade-in and excluding taxes)

plus change orders within budget.

PURPOSE

The purpose of this report is to request approval to award the purchase of one (1) Hydro

Excavator with Front Hose Reel Sewer Cleaner — Combination Unit.

DISCUSSION

A Request for Proposal was issued to select one (1) qualified Proponent to supply one (1)
Hydro Excavator. This would replace an aging piece of equipment that is highly used by the

Public Works Division to perform several functions, such as:
¢ maintenance of the underground drainage system;
maintenance of environmentally sensitive areas;
support for lift stations during power outages;
assistance with numerous capital construction activities, and;
assistance with spill remediation and underground utility repair response time.

Compliant responses were received from the following vendors:

e Kendrick Equipment Ltd.
¢ Rollins Machinery Ltd.
e Vimar Equipment Ltd.

Proposals were evaluated on Specification Compliance, Warranty, Parts Availability and Services

e A0/
==
(B S

LEGISLATIVE DIVISION
DISTRICT OF SAANICH
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(including parts discount), Environmental Considerations and Corporate Sustainability Practices,
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Delivery Time, and Price (after trade-in). Vimar Equipment Ltd. scored the highest on the
combined criteria, with a thorough proposal.

FINANCIAL IMPLICATIONS

Funding for this work is available in the Vehicle Equipment Replacement Program budget.

Prepared by M

I-(arle’§/ Machielse

Director of Engineering

Reviewedby AL I

Valla Tinney

Director of Finance

AK
ADMINISTRATOR’S COMMENTS:

| endorse the recommendation from the Director of Engineering.

Paul Thorkelsson, Administrator

Page 2 of 2
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January 30, 2017 File 3900-03

Ms. Donna Dupas

Legislative Manager/Municipal Clerk
District of Saanich

770 Vernon Avenue

Victoria, BC V8X 2W7

Dear Ms. Dupas:
RE: Bylaw No. 4142, Regional Parks Loan Authorization Bylaw No. 1, 2016

Attached is a copy of CRD Bylaw No. 4142 at third reading. Please place this Bylaw on your next
Council agenda with a request to give consent to the adoption of the Bylaw in accordance with
Section 346 of the Local Government Act.

The purpose of the Bylaw is to authorize the borrowing of up to $6.1 Million in order to complete
the E&N Rail Trail — Humpback Connector by 2019. The estimate cost to service the debt over
15 years will be approximately $507,316 per year. The estimated annual cost per $100,000 of
assessed value for this debt is $0.51.

As background, please find attached staff reports to the CRD Board dated November 30 and
November 9, 2016, and a staff report to the Regional Parks Committee dated October 19, 2016.

If you require additional information prior to forwarding this request to Council, or if you wish to
have CRD staff present when Bylaw No. 4116 is presented to Council, please let me know.

Yours sincerely,

L

Brent Reems

Senior Manager

Legislative and Information Services
T 250.360.3128

F 250.360.3130

E breems@crd.bc.ca

Encl.
Pl een rRlb Ay | RECENVED
cory T0_PY /KD : ) i
INFORMATION  [] Sk SCredo\ed : FEB 02 2017 !

REPYTOWRITER []  €O¢ Feo 20
COPY RESPONSE TO LEGISLATIVE DIVISION m'\'g
REPORT
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CAPITAL REGIONAL DISTRICT
BYLAW NO. 4142
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A BYLAW TO AUTHORIZE THE BORROWING OF
SIX MILLION ONE HUNDRED THOUSAND DOLLARS ($6,100,000) TO PROVIDE

FUNDING FOR COMPLETION OF THE E&N RAIL TRAIL - HUMPBACK CONNECTOR

kkdkkkkkkhkkhhhkdhkkkhkhkhkbkdkkkkkkhhkkkkkihkhkkkhkikikkikkikkkhkkhkkhkkkkhkkkhkikkhkhdhhhkkikihkkhkkkikhihiihi

WHEREAS:

A.

The Board of the Capital Regional District adopted Bylaw No. 1749, “Regional Parks
Extended Service Establishment Bylaw No. 1, 1989 for the functions of acquiring,
developing, operating, and maintaining Regional Parks, subject to the Park (Regional Act);

The Board of the Capital Regional District requires financing completion of the E&N Rail
Trail — Humpback Connector by 2019;

The portion of the project cost to be funded by debt servicing is the sum of Six Million One
Hundred Thousand Dollars ($6,100,000), which is the amount of debt intended to be
authorized by this bylaw;

Pursuant to the Regional District Liabilities Regulation, elector approval is not required if
borrowing for a regional park service and consent on behalf of the participants is obtained
pursuant to section 349(1)(b) of the Local Government Act,

The approval of the Inspector of Municipalities is required under Section 403 of the Local
Government Act; and

It is proposed that the financing of the Project is to be undertaken by the Municipal Finance
Authority of British Columbia pursuant to proposed agreements between that Authority
and the Capital Regional District.

NOW THEREFORE the Board of the Capital Regional District in open meeting assembled enacts
as follows:

1.

The Board is hereby empowered and authorized to undertake and carry out regional trail
infrastructure development including completion of the E&N Rail Trail — Humpback
Connection (the Project), in connection with the service established under Bylaw No.
1749, and to do all things necessary in connection with the Project and without limiting the
generality of the foregoing:

(a) To borrow upon the credit of the Regional District a sum not exceeding Six Million
One Hundred Thousand Dollars ($6,100,000);

(b) To acquire all such real property, easements, rights-of-way, leases, licenses, rights
or authorities as may be requisite or desirable for or in connection with the Project.

The maximum term for which debentures may be issued to secure the debt intended to
be created by this bylaw is fifteen (15) years.

This Bylaw may be cited as the “Regional Parks Loan Authorization Bylaw No. 1, 2016".

20



Bylaw No. 4142 Page 2

READ A FIRST TIME THIS 30t day of November 2016
READ A SECOND TIME THIS 301 day of November 2016
READ A THIRD TIME THIS 30 day of November 2016
APPROVED BY THE

INSPECTOR OF MUNICIPALITIES THIS th day of

RECEIVED CONSENT OF THE PARTICIPANTS

THIS th day of

ADOPTED THIS th day of

CHAIR CORPORATE OFFICER

FILED WITH THE INSPECTOR OF MUNICIPALITIES THIS ™ day of
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taking a difference...together

REPORT TO THE CRD BOARD
MEETING OF WEDNESDAY, NOVEMBER 30, 2016

SUBJECT  Bylaw No. 4142: Loan Authorization Bylaw (Regional Parks Service)
ISSUE
As directed by the Board this report brings forward the loan authorization Bylaw No. 4142, to

provide funding for completion of the E&N Rail Trail — Humpback Connector (E&N Rail Trail) by
2019.

BACKGROUND

At its meeting of November 9, 2016, the CRD Board authorized staff to develop a loan
authorization bylaw for borrowing up to $6.1 million in order to complete the E&N Rail Trail —
Humpback Connector by 2019 (agenda Item No. 16-1003).

This project has been included in the 2017 Financial Plan. The bylaw is being presented now in
preparation for future borrowing as required, to enable timely progress toward completion of the
E&N Rail Trail, which is included in the 2017 Capital Plan.

ALTERNATIVES

1. That Bylaw No. 4142, "Regional Parks Loan Authorization Bylaw No. 1, 2016” be
introduced and read a first and second time, and read a third time.

2. That Bylaw No. 4142 be referred back to staff for further information.

IMPLICATIONS

It is estimated that the annual cost to service the $6,100,000 debt over 15 years will be
approximately $507,316 per year based on the Municipal Finance Authority of BC (MFA) current
indicative market interest rate of 2.94%. The estimated annual cost per $100,000 assessed value
for this new debt is $0.51. The rates used in the analysis are estimates based on the information
currently available and are subject to change.

Pursuant to the Regional District Liabilities Regulation, elector approval is not required if
borrowing for a regional park service. The required approval can be obtained with the consent of
at least 2/3 of the participants as per Section of 349 (1) (b) of the Local Government Act.

CONCLUSION

In its commitment to complete the E&N Rail Trail — Humpback Connector by 2019, the CRD Board
has directed staff to prepare a loan authorization of $6.1 million to fund the project. The bylaw is
being presented now in preparation for future borrowing as required to enable timely progress
toward completion of the E&N Rail Trail by 2019.

22



CRD Board, November 30, 2016
Bylaw No. 4142 - Loan Authorization Bylaw (Regional Parks Service) Page 2

RECOMMENDATION

That Bylaw No. 4142, “Regional Parks Extended Service Loan Authorization Bylaw No. 1, 2016”
be introduced and read a first and second time, and read a third time.

Submitted by: Rajat Sharma, MBA, CPA, CMA, Senior Manager, Financial Services
Concurrence: Larisa Hutcheson, P.Eng., General Manager, Parks & Environmental Services
Concurrence: Nelson Chan, MBA, CPA, CMA, Chief Financial Officer

Concurrence: Robert Lapham, MCIP, RPP, Chief Administrative Officer

Attachment: Bylaw No. 4142
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Making a difference...together

REPORT TO CAPITAL REGIONAL DISTRICT BOARD
MEETING OF WEDNESDAY, NOVEMBER 89, 2016

SUBJECT  Supplementary Information — Funding for the Completion of the E&N Rail
Trail

£ San T

To consider funding options for the completion of phases 3 and 4 of the E&N Rail Trail.

BACKGROUND

At its meeting of October 19, 2016, the Regional Parks Committee recommended that the Capital
Regional District (CRD) Board borrow up to $6.1 million under a new loan authorization bylaw to
complete construction of phases 3 and 4 of the E&N Rail Trail — Humpback Connector by 2019
(Attachments 1 and 2).

At that meeting, staff were directed to provide additional information regarding the estimated
annual costs per household of borrowing the $6.1 million, and regarding the number of roads in
each municipality that the E&N Rail Trail would cross once completed.

ECONOMIC IMPLICATIONS

Completion of phases 3 and 4 of the E&N Rail Trail is estimated to cost $6.1 million. Phase 3 is
estimated to cost $3.63 million. Phase 4 is estimated to cost $2.49 million. If $6.1 million were
borrowed for this initiative, the total payment over a 15-year period is estimated to be $7,609,742
based on the current Municipal Finance Authority indicative market interest rate of 2.94 per cent.
The annual debt servicing cost for such a loan would be approximately $507,316.

The annual cost per average household to repay the loan is estimated to be $2.72, based on the
above interest rate and term, and current assessment roll data. Staff would continue to seek
grant funding to support the construction of the trail and reduce the need for borrowing.

SOCIAL IMPLICATIONS

The table below and Attachment 3 show the municipal roads crossed by the E&N Rail Trail
corridor in each municipality where upgrades to the crossing are required due to the trail project,
and the number of upgrades remaining to be constructed. When trail or road improvements are
within 30 m of a railway track at a level crossing, Transport Canada’s Canada Wide Grade
Crossing regulation requires that certain safety upgrades are made. Typically, warning signs and
signal equipment, and in some cases barrier gates, are required to ensure user safety. Phase 3
includes one rail crossing at Atkins Road, for which required improvements are estimated to cost
$450,000. Phase 4 includes 5 rail crossings, which are estimated to cost a total of $1 million.
The type of safety improvements needed at individual crossings and the associated actual costs
of the crossings in Phase 4 will depend on future decisions about the speed at which the train will
travel on each portion of the rail line and where the train will stop.

PREC-1528775031-49
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Capital Regional District Board — November 9, 2016
Supplementary Information — Funding for the Completion of the E&N Rail Trail 2

. ; # of locations requiring level
~ Jurisdiction | grade road crossings for E&N
| Rail Trail (All phases)

# of locations requiring a
_ crossing still to be completed

Esquimalt/Songhees 8 1
Langford 4 3
Victoria 7 5
View Royal 2 1
Total 21 10

CONCLUSION

Compileting phases 3 and 4 of the E&N Rail Trail is estimated to cost approximately $6.1 million.
Completing these phases would provide residents and visitors with an active transportation option
connecting the rapidly-growing Westshore communities to Victoria and enhance the quality of life
of CRD residents.

RECOMMENDATION

That the Capital Regional District Board receive this report for information.

Submitted by: | Mike Walton, Senior Manager, Regional Parks

Concurrence: |Larisa Hutcheson, P.Eng., General Manager, Parks & Environmental Services
Concurrence: | Nelson Chan, MBA, CPA, CMA, Chief Financial Officer
Concurrence: | Robert Lapham, MCIP, RPP, Chief Administrative Officer

BH:km

Attachments: Attachment 1 — October 19 Staff Report on Funding for Completion the E&N Rail
Trail
Attachment 2 — E&N Development Plan Map
Attachment 3 — Level Grade Crossings

PREC-1528775031-49
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Making a difference...together

REPORT TO REGIONAL PARKS COMMITTEE
MEETING OF WEDNESDAY, OCTOBER 19, 2016

SUBJECT Funding for the Completion of the E&N Rail Trail
ISSUE
To consider funding options for the completion of phases 3 and 4 of the E&N Rail Trail.

BACKGROUND

The E&N Rail Trail - Humpback Connector links 6 communities within the Capital Regional District
(CRD) and will be 17 km when complete. Construction of the E&N Rail Trail is taking place in
phases; a map showing completed and future phases of the Rail Trail is attached (Attachment 1).
The CRD Board did not dedicate funding to this initiative as the goal was to fund the project from
grants as they became available. To date, a total of $18.2 million has been granted to the CRD
for the E&N Rail Trail. Staff continue to seek grant opportunities for future sections.

Phases 1 and 2 are substantially constructed and funding is in place to complete these sections.
Segments of Phase 1 are located in Langford, View Royal, Esquimalt and Victoria. The CRD
recently received a Bike BC grant to assist with completion of the outstanding 1 km of Phase 1
between Hallowell and Maplebank roads. FPhase 2 of the trail, between Hallowell Road and the
Four Mile Bridge in View Royal, was completed in 2015.

Phase 3 is a 1 km section in the City of Langford between Atkins Avenue and Savory School.
This section of the trail will connect existing sections of the trail between Savory School and the
Galloping Goose Regional Trail, creating a continuous 11 km off-street route between Langford
and Victoria. Phase 4 is a 1.3 km section between Esquimalt Road and the Johnson Street
Bridge.

ALTERNATIVES

That the Regional Parks Committee recommend to the Capital Regional District Board:
Alternative 1

1. That up to $6.1 million be borrowed under a new loan authorization bylaw to complete
construction of phases 3 and 4 of the E&N Rail Trail — Humpback Connector by 2019.

2. That staff be directed to assess and report back on the merit and opportunities of extending
the land acquisition fund beyond 2019, to enable funding of both future regional parkland
acquisitions and other major parks infrastructure assets.

Alternative 2
That staff be directed to assess and report back on the merit and opportunities of extending the

land acquisition fund beyond 2019, to enable funding of both future regional parkland acquisitions
and other major parks infrastructure assets.

PREC-1836360052-4845
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Regional Parks Committee — October 19, 2016
Funding for the Completion of the E&N Rail Trail 2

Completion of phases 3 and 4 of the E&N Rail Trail is estimated to cost $6.1 million. Phase 3 is
estimated to cost $3.63 million. Phase 4 is estimated to cost $2.49 million.

If $6.1 million were borrowed for this initiative, the total payment over a 15-year period is estimated
to be $7,600,592, based on a 2.9 per cent interest rate. The annual debt servicing cost for such
a loan would be approximately $506,706. |If approved, the loan authorization bylaw will be
prepared and brought back to the Board for approval. Staff would continue to seek grant funding
{o reduce the amount of internal funding required to complete the E&N Rail Trail.

The Land Acquisition Fund was established in 2000 for a 10-year period at a rate of $10 per
average household assessed value. In 2010, the Fund was extended for another 10 years and
the rate was increased gradually to its current level of $20 per average household value. The
Land Acquisition Fund now generates approximately $3.7 million per year. The Fund expires in
2019.

The Fund is used to purchase lands for the completion of the regional parks system, as directed
in the board-approved Regional Parks Strategic Plan (2012-2021) and the Land Acquisition
Strategy (2015-2017). Between 2000 and 2014, the CRD, with its pariners, has purchased 4,485
hectares of land totalling $48 million. The CRD contributed $35 million (73%) from the Land
Acquisition Fund and partners contributed $13 million (27%). In 2015, an additional 86 hectares
with a value of $2.5 million were acquired through donations and transfers from partners.

SOCIAL IMPLICATIONS

Completing phases 3 and 4 of the E&N Rail Trail provides opportunity for residents and visitors
to enjoy uninterrupted pedestrian and cycling experiences. Additionally, short cycling rides and
walks or longer full-day excursions are possible as a result of connections to the Galloping Goose
Regional Trail. Completing phases 3 and 4 will contribute to the quality of life enjoyed by CRD
residents and encourage business opportunities related to sustainable tourism. Cycling
commuters will have access to a continuous corridor for travel purposes.

INTERGOVERNMENTAL IMPLICATIONS

Phase 3 will close the gap between the existing trail ending at Savory School and a new segment
of trail along Atkins Road built by the City of Langford with Bike BC funding in 20186.

A section of Phase 4 from Esquimalt Road to Johnson Street Bridge through the Roundhouse
area will be constructed by developers. Alignment of this section has not been confirmed with alil
stakeholders, including the City of Victoria.

CONCLUSION

Construction of the E&N Rail Trail was originally intended to be grant funded. Completing
phases 3 and 4 of the E&N Rail Trail is estimated to cost approximately $6.1 million. Completing
these phases would provide residents and visitors with an active transportation option connecting
the rapidly-growing Westshore communities to Victoria, and enhance the quality of life of CRD
residents. In order to expedite progress on the project independent of revenue from grants, it is

PREC-1836360052-4845
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Regional Parks Committee — October 19, 2016
Funding for the Completion of the E&N Rail Trail 3

recommended that approval be granted to borrow up to $6.1 milion under a new loan
authorization bylaw to complete construction of phases 3 and 4 of the trail by 2019 while
continuing to actively seek grants to off-set the cost.

RECOMMENDATION

That the Regional Parks Committee recommend to the Capital Regional District Board:

construction of phases 3 and 4 of the E&N Rail Trail — Humpback Connector by 2019.

1. That up to $6.1 million be borrowed under a new loan authorization bylaw to complete

2. That staff be directed to assess and report back on the merit and opportunities of extending
the land acquisition fund beyond 2019, to enable funding of both future regional parkland
acquisitions and other major parks infrastructure assets.

Submitted by: | Mike Walton, Senior Manager, Regional Parks

Concurrence: | Larisa Hutcheson, P.Eng., General Manager, Parks & Environmental Services
Concurrence: | Nelson Chan, MBA, CPA, CMA, Chief Financial Officer
Concurrence: | Robert Lapham, MCIP, RPP, Chief Administrative Officer

BH:km

Attachments: Attachment 1 — E&N Rail Trail - Humpback Connector - Development Map

PREC-1836360852-4845
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Community Assn Referral: North Quadra Community Association * Referral sent
September 26, 2016. Letter of non-support received
October 4, 2016.

PROPOSAL

The applicant proposes to amend Development Permit DPR00543 to incorporate changes to
the site plan, landscaping and building fagade for the previously approved warehouse,
processing plant and office building for Islands West Produce.

Figure 1: Context Map
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PLANNING POLICY
Official Community Plan (2008)

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

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

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

4.2.4.3 *“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 4 storeys); and

mixed-use (commercial/residential) (up to 4 storeys).”

1.1.3.3 “Work cooperatively with the Greater Victoria Development Agency to retain and
enhance existing businesses, and attract new environmentally friendly businesses to
the region.”

6.2.5 “Support a balanced economy by encouraging a broad range of commercial, service,
research, high tech and industrial uses.”

North Quadra Local Area Plan (2003)

5.3 a) “Consider mixed residential use for the Fatt’'s farm on Dieppe Road at a base
density of 10 units per gross hectare.”

b) “Consider a density bonus for mixed residential use to a maximum 15 units per
gross hectare where a development proposal provides substantial amenities.”

Saanich General Development Permit Area Guidelines

Relevant guidelines relate to integrating new development with adjacent land uses and the
streetscape, providing attractive and well-landscaped street frontages and high quality
architecture, balancing the needs of all transportation modes, and retaining healthy trees and
other natural vegetation.

DISCUSSION

Background

In March, 2016 Council approved Development Permit DPR00543 to allow construction of a 2-
storey warehouse, processing plant and office building for Islands West Produce. The
Development Permit and complementary Rezoning and Subdivision applications were part of a
comprehensive proposal to redevelop three properties at 4247, 4253 and 4255 Dieppe Road for
a mixed-use development which also includes 33 attached housing units, as well as eight
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bareland strata lots and one fee-simple lot for single family dwelling use. The food processing
facility is the first phase of this comprehensive development.

Neighbourhood Context

The 3.1 ha site is located at the corner of Douglas Street and Dieppe Road. The site has been
used by the Fatt Family for agriculture and food production since the land was purchased in
1922. It currently accommodates a food processing business operated by Islands West
Produce, as well as a single family dwelling. A right-of-way containing a major hydro
transmission line is located along the south side of the site. Surrounding land use consists of
single family dwellings on three sides and the Royal Oak Industrial Park to the west across
Patricia Bay Highway.

Proposed Design Changes

Through the design development process for the processing plant building, the applicant has
identified a number of design changes. These changes are in response to Building, Fire, Life
Safety, and Health Code requirements; evolving function and operational requirements;
sustainability and environmental performance initiatives; and the desire to keep costs low,
improve efficiency, and achieve a high level of performance for the facility. Building siting,
location of loading bays, access location and overall character have not changed from the
approved Development Permit.

Site Design
The applicant has redesigned the south east parking area and drive aisle to improve safety and

efficiency, and reduce the amount of pavement required. The landscape buffer to the existing
Garry oak tree to be retained has been increased, the height and extent of proposed retaining
walls have been reduced, and the distance and amount of landscape buffer to the common
property line with the proposed attached housing development has been increased. An internal
exit stair to the north east corner of the building has been added eliminating an external
walkway stair and retaining wall from the east 3 m property line setback. The remaining
retaining wall has been moved from the north and east property line to the setback line and
reduced in height allowing for landscaping both above and below. Dumpsters, screened by the
retaining wall and landscaping were added in this location (see Figure 2).

Landscaping
The Health Code prohibits vegetation on or within 60 cm (2 ft.) of the building exterior

necessitating removal of the majority of landscaping directly adjacent to the building, including
the green screens and vines that were features on the building. Moveable planter boxes have
been substituted for the previously proposed green roof terraces. Landscaping has been
substituted for the proposed small rain garden at the northwest corner of the building and a new
larger rain garden has been added at the south east corner. A transformer and generator have
been added in the area of the northwest rain garden, both oriented towards the parking area
and screened from the street and neighbours (see Figure 2).
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Figure 2: Proposed Site Plan Showing Areas of Change
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Building Facade

The interior spaces of the proposed building have been reorganized to create consolidated
office, warehouse, and refrigeration zones to reduce construction costs, reduce energy use, and
improve overall building performance and efficiency. In doing so, most of the office and staff
areas have been relocated to the perimeter of the building. The number of windows and extent
of glazing have been increased to provide employees with greater access to natural light,
ventilation, and views. Windows have been added in all doors and glazing has been added or
increased in stairs and hallways so that employees working in windowless areas of the facility
would have access to natural light and views when moving through the facility. Privacy for
neighbouring properties has been preserved or enhanced by eliminating the windows from the
east elevation that looked directly onto the future townhouses. Most of the windows have been
concentrated in the north and southwest areas of the building where they overlook the parking
areas and the street.

Figure 3: Food Processing Facility with Proposed Changes

Al
e

Figure 4: Food Processing Facility as per Approved Development Permit

The main entrance canopy has been increased in size, canopies have been added at the staff
and loading area entrance doors, and guardrails have been added as required by Code. Given
the loss of the green screens and vines and the increase in the number of windows and amount
of glazing, the elevations have been re-composed while maintaining the same material and
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colour palette, and the same scale, detail and compositional interest as the previously approved
plans.

CONSULTATION

A referral was sent to the North Quadra Community Association (NQCA), and a letter of non-
support from the Association was received October 4, 2016. NQCA has stated that they did not
support the project in the first place, and therefore, do not support the amendment for the
following reasons:

1. The approval was based on flawed Planner’s reports and very poor reasoning from Council.

2. The development and density did not comply with the North Quadra Local Area Plan.

3. Excessive density and major height variances were granted without seeking substantial
amenity.

4. A right-of-way for future bicycle lanes along Dieppe Road was not sought, and therefore, not

secured.

No sidewalk along Dieppe to Quadra was considered, and therefore, not obtained.

6. But most importantly, a fair Community Amenity Contribution was not asked for, and
therefore, not received.

o

As noted in the April 14, 2015 Planner’s report, the single family and attached housing
components of the development are consistent with the North Quadra Local Area Plan which
designates the site for mixed-residential use. While not strictly in accordance with the future
land use vision of the local area plan, the commercial/industrial component would maintain the
historic use of the site for food production and support the local economy by allowing a long
standing local business to remain on the site.

The total Community Contribution attributed to this development is $168,500 or $4,011.90 per
residential unit. While there is no specific Council policy respecting community contributions,
the benchmark for recent residential development is £$1500.00 per unit. The contribution for
this development includes provision of curb, gutter, and sidewalk upgrades extending beyond
the parcel frontage along the east side of Dieppe Road to Caen Road and then as far up Caen
Road as funds allow, two additional street lights on Caen Road, a contribution to the Saanich
Affordable Housing Fund, and a contribution for Gabo Creek environmental enhancement and
awareness. Respecting the priority for sidewalk improvements, NovaTrans Engineering Inc.
undertook a comparison of the Dieppe to Quadra and Caen to Quadra routes. The consultant’s
report recommended Caen Road as the priority due to traffic volume and speed.

Dieppe Road is a residential street and part of a local bikeway connector extending from
Lochside Trail at Saanich Municipal Hall to Quadra Street at Dieppe Road. Provision for future
bicycle lanes on Dieppe Road was not a Development Servicing Requirement based on the
residential road designation and the number of users.

SUMMARY

Changes are proposed to the approved Development Permit for a food processing facility in
response to Building, Fire, Life Safety, and Health Code requirements; evolving function and
operational requirements; sustainability and environmental performance initiatives; and the

desire to keep costs low, improve efficiency, and achieve a high level of performance for the
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Proposed Minimum n/a

Lot Size:

Local Area Plan: Gordon Head
LAP Designation: Commercial

Community Assn. Referral: Referred to Gordon Head Residents’ Association on May 9, 2016.
* Response received June 14, 2016 indicating generally no
objections, however concerns were expressed that the proposal
did not include a pedestrian entrance off Shelbourne Street and
that the facade facing Shelbourne Street was unattractive.

PROPOSPAL

The applicant proposes to construct a new two-storey commercial building for a bank use.
A Form and Character Development Permit is required. The applicant is also requesting
variances for setbacks, parking, landscaping and signage.

PLANNING POLICY

Official Community Plan (2008)

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

4.2.1.2 “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.”

4.2.2.3 *“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.”

4.2.2.4 “Through the development review process consider the use of variances and density
bonusing to secure public amenities such as; open space, playgrounds, landmarks,
focal points, activity centres or cultural features.”

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

4.2.3.7 “Support the following building types and land uses in Major and Neighbourhood
“Centres”™
e Townhouses (up to 3 storeys)
e Low-rise residential (up to 4 storeys)

118



DPR0O0647 -3- January 23, 2017

o Mid-rise residential (up to 8 storeys)
e Live/work studios & Office (up to 8 storeys)
e Commercial and Mixed-Use (generally up to 8 storeys)”

4.2.8.10 “Encourage publicly accessible open spaces in new developments, such as plazas,
walkways or small park nodes.”

4.2.9.15 “Ensure the pedestrian and cycling network in “Centres” and “Villages” is designed to
accommodate projected population densities and associated activities such as,
sidewalk cafes, public art, street furniture, and boulevard plantings.”

4.2.9.21 “Support the development and enhancement of transit in order to reduce the reliance
on automobiles.”

4.2.9.25 “Support the use of Transportation Demand Management (TDM) by schools,
institutions and major employers, to help reduce the reliance on automobiles, and
make more efficient use of available parking and transportation resources.”

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

6.2.4 “Support a balanced economy by encouraging a broad range of commercial, service,
research, high tech and industrial uses.”

6.2.5 “Focus new commercial development primarily to “Centres” and “Villages” (Map 4).”
Gordon Head Local Area Plan (1997)

6.1 “Restrict commercial development to existing commercially zoned sites identified on
Map 6.1.” Note: the site is identified as ‘potential commercial’ on Map 6.1.”

6.3 “Consider rezoning 3959 Shelbourne Street for general office use.”

6.4 “Use development permits to ensure that new commercial development respects the
scale of adjacent uses and the environmental character of Gordon Head.”

Draft Shelbourne Valley Action Plan

The subject property is within the study area for the draft Shelbourne Valley Action Plan
(SVAP). Although the SVAP has not yet been adopted, draft policies relevant to this proposal
should be considered.

4.3.11 “Where feasible, plant London Plane trees on boulevards along Shelbourne Street as
an acknowledgement of the street’s designation as a Road of Remembrance.”

5.1.1 “Consider changes to use, density and height in the Shelbourne Valley based on

designations identified on Map 5.1.”
Note: Map 5.1 identifies the site as Mixed Use/Commercial at eight storeys.
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5.3.2 “For properties designated as mixed-use / commercial require retail or other
pedestrian-oriented commercial use on the main floor.”

5.3.3 “Encourage residential above the first floor in all properties designated for mixed-use/
commercial.”

5.7.2 “Locate all surface parking to the rear of new development and screen from view.”

5.7.3 “Locate short-term bicycle parking in convenient locations near primary building
entrances.”

5.7.4 “Consider parking variances where contributions are made to enhance cycling,

walking and transit infrastructure.”

6.1.13 “Provide pedestrian amenities such as benches and drinking fountains on major
pedestrian routes and greenways, with a focus on linking higher density
developments and seniors’ housing with major destinations.”

6.4.8 “Remove bus bays, where feasible, along Shelbourne Street to improve transit
efficiency, improve bus stop areas, and create more ‘people space’ between the road
edge and buildings.”

6.5.12 “Promote the use of electric vehicles, including through encouraging charging
facilities in higher density developments.”

6.6.9 “Provide wide (4 to 6 metre), accessible pedestrian areas in front of buildings in the
Valley's Centres and Village, located within the right-of-way or partly on private
property where direct building access is provided.”

7.2.1 “Evaluate development applications within the Planning Area (Map 7.1) using the
Shelbourne Valley Design Principles.”

The Design Principles Include:

1la) “Align building facades with the street to create a defined street edge.”

1Db) “Plant trees to create a continuous “green street” edge.”

lc) “Encourage development where buildings and entrances are oriented towards the
street.”

le) “Ensure commercial development is visually interesting, active, and scaled to human
proportions. Blank walls and or dark or mirrored glazing is discouraged at street
level.”

4 a) “Design and orient building entrances so they face, and can be seen from, the
street.”

4d) “Define pathways to lead pedestrians to building entrances.”

4¢e) “Encourage the design of building entrances to support the comfort and pleasure of

people through the inclusion of weather protection, seating and accessibility
features.”
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10 ¢c) “Encourage buildings with commercial uses on the ground floor to have generous
amounts of clear glass at ground level (>80%) facing the street.”

10d) “Discourage the use of reflective coatings and films.”

16 a) “Include signs, lights, refuse and recycling containers, and weather protection in the
design of bus stops and shelters.”

16 b) “Consider pavement treatments that differentiate bus stop areas from sidewalks.”

21 a) “Use architectural detailing in paving in the public realm as a strategy to help define
and delineate public spaces.”

22 a) “Design commercial and mixed-use buildings to include weather protection in the
form of overhangs, canopies, arcades and awnings along their frontages.”

Development Permit Area Guidelines

The development proposal falls within the Shelbourne/McKenzie Development Permit Area.
Relevant guidelines include: screening of parking areas, landscaping of Shelbourne Street
frontage, a 20 m building setback from the centre line of Shelbourne Street, commercial
buildings at a human scale to increase social interaction and create a vibrant pedestrian
environment, treating buildings as an integral component of the streetscape and ensuring
windows are not blanked out, creating public spaces, balancing all modes of transportation, and
high quality architecture that incorporates varied elements and avoids large blank walls.

DISCUSSION

Neighbourhood Context

The 1,567 m? lot is currently vacant and located one lot north of the McKenzie Avenue and
Shelbourne Street intersection. The property falls within the core of the University major
“Centre”. The proposed two-storey building would be adjacent to a one-storey gas station
building to the south, and a four-storey mixed-use building to the east (Tuscany Village). A care
facility (The Kensington) and residential strata (The Cumberland) are located on the adjacent
property to the north.

Access to the subject lot would be from Shelbourne Street, via a “stub end” section of
Teakwood Road. This western section of Teakwood Road services the subject site and
Tuscany Village, but does not allow for through vehicle movement to the eastern section of
Teakwood and the residential neighbourhood. A pedestrian pathway is provided for between
the two sections of Teakwood.

The subject site is adjacent to an existing bus stop that serves approximately 1,000 riders per
weekday. The Shelbourne corridor is one of the highest demand areas in the Victoria Regional
Transit System with this bus stop being one of the busiest. Due to ridership demands, the
Shelbourne corridor has a higher level of service at almost twice that of BC Transit's “Frequent
Transit” standards. Improvements to the pedestrian and cycling infrastructure along the
Shelbourne corridor are also anticipated as a result of the draft Shelbourne Valley Action Plan.
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Figure 1: Context Map

Land Use and Density

The property is zoned C-2S (General Commercial Shelbourne) Zone and the proposed financial
institution use is permitted. The tenant (Canadian Imperial Bank of Commerce) CIBC is
proposing to relocate from their existing location at the University Heights Shopping Centre.

In terms of policy, the Official Community Plan (OCP) supports higher density (up to eight
storeys) within the core of major “Centres”, where more compact development with a broader
range of residential, community and commercial services is strongly encouraged. The draft
Shelbourne Valley Action Plan also identifies the site for higher density land use, specifically a
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six-storey mixed-use/commercial development. A higher density proposal was discussed with
the applicant, however the applicant’s preference is for a two-storey building with surface
parking.

The subject site was rezoned in 2009 for a four-storey office/retail building with underground
parking. If the subject development proposal is supported, the 2009 Development Permit and
associated covenant would need to be discharged from the property’s Title.

Site and Building Design

The proposed development would be for the sole occupancy by the CIBC. The first floor would
include traditional bank customer service and office areas, and the second floor, which would be
a partial floor that is approximately 60% of the main level floor area, would be used for offices.
The proposed building is based on a typical CIBC design and the exterior would include a brick
veneer with metal accent panels in the standard CIBC red colour (see figures 2- 5).

The building has two entrances from the glazed entry vestibule, one oriented towards
Shelbourne Street and the other oriented eastwards towards the parking lot. Glazing is
proposed for all other elevations to a lesser amount, which is generally tinted along the lower
level for privacy purposes.

A key consideration in the site design was accommodating improvements to public transit and
pedestrian infrastructure. No improvements to the constructed vehicle portion of the roadway
are required, however the frontage along Shelbourne has been designed to provide adequate
waiting area for transit riders and a wider pedestrian pathway. A variety of options were
explored, including the preferred option for an integrated approach where wide overhangs from
the building face serve as bus shelters. The integrated approach was not acceptable to the
CIBC for the following reasons: a preference to maintain a clear separation of the bus shelter
from the building to simplify ongoing operations or future changes, uncertainty with respect to
ongoing maintenance responsibilities, increased risk of misuse of the building face (i.e.; flyers,
notices), security concerns, legal risks, and maintaining distinct branding/signage from transit
service.

The current streetscape proposal would provide larger standalone bus shelters than currently
exist, additional seating, and approximately 5 m of pedestrian/transit waiting area between the
curb and building face. New boulevard trees would be incorporated into the main bus shelter
area. Additional trees, an intensive planting area, seating and bike racks would be installed at
the intersection of Shelbourne Street and Teakwood Road, to further enhance the public realm.
Vehicle access would be off Teakwood Road with surface parking on the north and east portion
of the site.

Typically having the most prominent elevation facing a main corridor, such as Shelbourne
Street, would be encouraged. However, the applicant has chosen to design the project so that
the Teakwood Road (north) elevation facing the parking lot is the more prominent facade.
Although the Shelbourne Street frontage would not have the same level of architectural
prominence as the north elevation, there would be an enhanced public realm along Shelbourne
Street through the improved transit facility, a doorway into the bank directly off Shelbourne
Street, improved landscaping, and an enhanced pedestrian environment.
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Figure 2: Site Plan
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Ilg
i
North Elevation — Teakwood Road
Main Entrance
South Elevation

West Elevation — Shelbourne Street
East Elevation

Figure 5: Proposed Building Elevations (Provided by Stantec Architecture Ltd.)
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Requested Variances
The proposal includes variances for setbacks, landscaping, parking, and signage.

Setback — Shelbourne Street:

A 2.75 m variance to the required setback from Shelbourne Street is requested. Where the
setback area is landscaped and not used for parking the required setback is 3.75 m. The
applicant is proposing a setback of 1 m. The proposed variance is in large part required due to
the land dedication needed along Shelbourne Street for mobility improvements, and the
comparatively smaller size of the subject commercial parcel. In an attempt to mitigate the
variance, the area between the proposed building and the street has been designed to create a
substantially improved pedestrian and transit stop area. For the above-noted reasons, the
variance can be supported.

Setback — Interior Side Yard (Building):

A variance is requested to reduce the interior side yard (south) setback from 3 mto 2.5 m. The
Zoning Bylaw allows a building to be set back either between 0 m to 0.5 m from the lot line, or at
3 m or more. The proposed interior side yard setback variance relates to the property area
between the subject development and the adjacent gas station. The subject side yard area
would be landscaped. Shifting the building southward by 0.5 m would allow for more space in
the northwest corner of the site for pedestrian improvements, and as such can be supported.

Setback — Interior Side Yard (Bike Locker):

A bike locker is proposed in the southeast corner of the site. A variance is requested to site the
locker 1 m from the interior side lot line. The Zoning Bylaw allows a building to be setback
between 0 m to 0.5 m from the lot line, or at 3 m or more. The requested variance would allow
for valuable secure bike parking while enabling a landscaping strip to extend along the bike
locker to the rear property line. The locker would be a relatively small structure located in
corner of the parking area and have negligible impact on either neighbouring property. Given
the above-noted reasons the variance can be supported.

Landscaping — North Property Line:

A variance is requested in regard to the landscaping strip along the north property line. The
Zoning Bylaw requires that where commercially zoned properties abut a street opposite an

RA (Apartment) Zone, a 1.75 m wide landscape area must be provided along the facing
property line. The property to the north is zoned RA (the Kensington), therefore the landscape
area is required along the northern boundary.

A small landscape area that is 1.5 m wide and 6.5 m long would be planted on the northeastern
portion of the lot line, however no landscape area is proposed on the northwestern portion of the
lot line adjacent to a drive aisle (approximately 17 m length).

The required width for a maneuvering aisle would not be achievable if the landscape area on
the northwestern portion of the lot line adjacent to the drive aisle was required. In regard to the
intent of the policy, namely visual buffering, the adjacent residential property across Teakwood
Road does not face toward the subject site and there is a wooden fence and landscaping along
the development’s property line.

Given that a more intensive landscaped area would be provided at the corner of Teakwood
Road and Shelbourne Street, the subject residential development backs onto Teakwood, and
there is a solid panel fence and established landscaping along its property line, the variance can
be supported.
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Landscaping — Number of Trees in Parking Area:

A variance is requested for the number of trees required within the parking area. The Zoning
Bylaw requires a certain number of trees based on lot area, and that 50% of these trees are in
parking areas. Based on the subject ot area 13 trees are required. Thirteen on-site trees are
proposed, however only one (7.5%) would be located in a parking area. The majority of the
trees would be planted along the west and south property lines.

Given the relatively small commercial site, that landscaping is focused toward Shelbourne
Street where it will be of most benefit to the public realm, and the addition of more trees in the
parking area on this small site would further reduce the amount of parking, the variance can be
supported.

Parking - Total Number of Stalls:

For a financial institution the Zoning Bylaw parking requirement is based on gross floor area. In
the case of this property, the Bylaw requires 49 parking stalls, and 20 stalls are proposed
(variance of 29 stalls).

The applicant has stated that as part of their lease agreement, the owner of the property would
provide 15 underground parking spaces for CIBC staff to use at the adjacent Tuscany Village,
which they also own. Approximately 18 to 20 staff would be working at any given time. The
property owners have stated that the underground parking spaces at Tuscany Village are
consistently underutilized and that a shared parking arrangement would not impact their
operations on this site. Given existing lease conditions with key Tuscany Village client(s), a
formal agreement to secure the shared parking in perpetuity is not possible. That being said,
the single user of the proposed building is in a very good position to oversee and manage the
parking of its staff, should this shared parking agreement ever cease to exist. In addition, the
bank has a vested interest in ensuring its clients can easily find onsite parking.

Customer parking at banks typically has a high turnover rate. Finding parking on a one-use,
stand-alone property, such as this one is generally not a problem. As more people do their
banking online the number of in-person visits is also changing. As staff parking has been
addressed through an offsite sharing agreement, concern over parking demands not being met
on site is minimal.

The site location is also well serviced by alternative modes of travel, and as major “Centres”
evolve to become higher density walkable neighbourhoods, travel by walking and cycling would
become increasingly more attractive than travel by automobile. Both Shelbourne Street and
McKenzie Avenue are key transit corridors. The Shelbourne Corridor is designated as a
Frequent Transit Corridor with transit service every 15 minutes or better between 7 am and

7 pm Monday to Friday. McKenzie Avenue is designated as a Regional Route and is a Rapid
Transit Priority Corridor. Service is provided every 15-60 minutes, with limited stops. Future
improvements along the Shelbourne Street corridor will certainly enhance opportunities for
these alternative modes of travel.

Given the above-noted reasons, the parking variance can be supported.

Parking - Number of Small Car Stalls:

The Zoning Bylaw allows up to 30% of the required parking spaces to be designated for small
cars. The proposal includes seven, or 35% of the total parking spaces to be designated for
small cars and nine would be standard size spaces. It is recognized that the Zoning Bylaw
requirements in terms of number and size of parking spaces is dated and does not reflect
current automotive trends. It would not be anticipated that the proposed business (bank) would
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attract larger than average vehicles. Given the above and the central location in a major
“Centre” the variance can be supported.

Parking - Parking Adjacent to Drive Aisle:

The Zoning Bylaw restricts parking accessed from the drive aisle within 5.5 m of the lot line.
The objective is to prevent vehicle stacking on the roadway while vehicles manoeuver into or
out of the space. There are two offending parking spaces which are designated for small cars
and they would be parked beside the building face of the adjacent commercial property. Due to
the lot configuration, the outbound traffic would potentially be impacted more than inbound
traffic. Given the adjacent road only provides access to the subject site and Tuscany Village
the variance can be supported.

Parking — Loading Spaces:

The Zoning Bylaw specifies the number of required loading spaces based on floor area, and the
loading spaces are of a dimension suitable for commercial vehicles. The proposal requires one
loading space but given the nature of the business it would not be utilized and therefore, the
variance can be supported.

Signs - Number:

The Sign Bylaw permits one sign per building face, however two signs are proposed for each
elevation. Each building face has one larger CIBC logo sign (approximately 2.7 m x 2.5 m), as
well as the name “CIBC Banking Centre” on a red metal panel above full height windows. As a
single-occupant building no additional business signage on the building would be permitted
without Council’'s approval. The proposed signage in comparison with other financial institutions
and commercial operations in Saanich is not excessive, and as such, the variance can be
supported.

Environment

The subject site is currently vacant with no significant vegetation. Stormwater would be
managed through an underground detention tank system with oil/grit separators. The
development proposal includes one parking space for EV charging.

The applicant has committed to the project meeting LEED Silver, or a comparative energy
efficient standard and has agreed to secure this through a covenant. Constructing the building
as solar ready is not proposed and the applicant has focused on achieving a LEED Silver
certification through other aspects of the development. Given the open span nature of the
building, installation of a solar energy system in the future, could be achieved relatively easily.

CONSULTATION

Applicant

Prior to submitting their proposal, the applicant met with the Gordon Head Residents’
Association and the Mount Tolmie Community Association. The applicant noted the proposal
was generally well received and that the development would provide a high-quality building that
would improve the immediate neighbourhood. Feedback received noted that the west elevation
(Shelbourne Street frontage) had insufficient architectural engagement and a similar level of
detail as the north elevation should be given to the west elevation.

Community Association

The application was referred to the Gordon Head Residents’ Association on May 9, 2016.
Response was received June 14, 2016, indicating generally no objections, however concerns
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were expressed that the proposal did not include an entrance off Shelbourne Street and that the
facade facing Shelbourne Street was unattractive.

Advisory Design Panel

The application was considered by the Advisory Design Panel (ADP) at their November 16,

2016 meeting. The ADP recommended the proposal be accepted subject to:

¢ Relocating the entry door to the west (Shelbourne Street) frontage;

e Reconfiguring the pedestrian plaza in the northwest corner to better integrate with the
entrance;

e Creating a more proportional and cohesive connection between the north and west
elevations; and

e Improving the west (Shelbourne Street) elevation.

In response to the ADP and community comments the applicant has revised the proposal as

follows:

e A second doorway into the entry vestibule has been added on the Shelbourne Street
frontage;

e The landscaping, public benches and surfacing materials have been revised to create a
more distinct pedestrian plaza area that integrates better with the building entrance;

e A canopy at the first floor level has been wrapped around from the north elevation to extend
along the west elevation, terminating with a vertical element. The canopy would be
relatively prominent given the contrast of the stronger CIBC red colour scheme against the
more natural, lighter brick facade; and

e Upper level windows on the Shelbourne Street frontage have been enlarged.

OPTIONS

The subject application is a Form and Character Development Permit, with variances. Based
on Saanich’s Development Permit Guidelines, the proposed building would meet the general
intent of these guidelines. The requested variances also need to be adjudicated by Council.
In that regard Council has three basic options:

Option 1: Support all of the requested variances as outlined.

Option 2: Support some of the requested variances and ask the applicant reconsider
others.

Option 3: Support none of the requested variances.

Staff Comment:

The proposed land use/building design, in conjunction with the small site, are driving the need
for the requested variances. It is unlikely that the subject site would be developed in the
foreseeable future without the need for some variance(s). While a higher density mixed-use
building would be more desirable for this site, the zoning permits the proposed use. For the
reasons outlined in the body of this report, staff can support each of the variances, and as such
recommend Option 1.

SUMMARY
The applicant proposes to construct a new two-storey commercial building for a bank use. The

proposal includes variances for setbacks, landscaping, parking and signage. The property is
zoned C-2S (General Commercial Shelbourne) Zone which permits the subject land use.
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The proposed bank branch (CIBC) would be relocated from their existing location at the
University Heights Shopping Centre.

The vacant property is located one lot north of the McKenzie Avenue and Shelbourne
Street intersection within the core of the University major “Centre”. The draft Shelbourne
Valley Action Plan identifies the site for six-storey mixed-use/commercial development and
the Official Community Plan (OCP) policies support higher density (up to eight storeys)
within major “Centres”. A higher density proposal was discussed with the applicant,
however given the size of the site and applicant’s preference, a two-storey building with
surface parking is what they are proposing.

A key consideration in the site design was accommodating improvements to public transit and
pedestrian mobility infrastructure. A small public plaza area would create a focal point at the
corner of Teakwood Road and Shelbourne Street, which would integrate the public and private
realm and enhance the building entrance presence on Shelbourne Street.

Although the proposal would have the most prominent building face oriented toward Teakwood
Road (north) rather than Shelbourne Street (west), the Shelbourne Street frontage would
provide an enhanced pedestrian environment with the plaza, improved transit facility, a doorway
into the bank directly off Shelbourne Street, and improved landscaping.

As part of the proposal the applicant has agreed to dedicate 2.38 m along the Shelbourne Street
frontage and secure by covenant that the building would be constructed to LEED Silver, or a
comparative energy efficient standard.

The proposed land use/building design, in conjunction with the small site, are driving the need
for the requested variances. It is unlikely that the subject site would be developed in the
foreseeable future without the need for some variance(s). For the reasons outlined in the body
of this report, staff can support each of the individual variances, and as such recommend the
application in its entirety be approved.
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Proposed Zoning: No Change

Proposed Minimum

Lot Size: n/a

Local Area Plan: Rural Saanich

LAP Designation: Commercial (Golf Course)

Community Assn Referral: Prospect Lake Community Association e Referral sent September
6, 2016. Response received October 11, 2016 indicating no
objection.

PROPOSAL

The applicant is requesting a Temporary Use Permit to allow overnight camping as a permitted
use. The proposed overnight camping use would be restricted to participants in “Power To Be”
programs.

“Power To Be began in 1998 with an idea: help people living with a disability or barrier access
nature. The idea grew into a community, connecting participants to adventures and supporters
to opportunities, collectively redefining our definition of ability. Based in Victoria and Vancouver,
(they) are a non-profit organization that empowers people to explore their limitless abilities
through inclusive adventures rooted in nature. (They) believe finances shouldn’t prevent anyone
from accessing nature, and (they) work to remove cognitive, physical and social barriers to the
outdoors, supporting participants to explore who they are and what they are capable of with the
support of our staff, volunteers and each other.”

The applicant intially contemplated a rezoning application. After consultation with area residents
the applicant felt utilizing a Temporary Use Permit would be the best means to demonstrate how
such an operation could fit within the community. By using a Temporary Use Permit as a
potential first step, both Council and the neighbourhood have an opportunity to gain a better
understanding of the operation and potential impacts while retaining the option of not renewing
the Permit if any negative impacts arise, or are felt to be out of keeping with the character of the
area.

If supported by Council, a Temporary Use Permit would allow overnight camping for a maximum
of three years, with the opportunity for a one time renewal of the Permit, for a maximum of three
additional years. Council can set the maximum time period on both the initial Permit, and the
renewal, to any time frame it wishes. Council is also not obligated to renew the Permit.

After the expiry of the Temporary Use Permit, the overnight camping would either cease, or the
applicant could apply to rezone the property to allow for the camping use to continue.
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PLANNING POLICY

Official Community Plan (2008)
4.1.2.4 “Protect and restore rare and endangered species habitat and ecosystems,
particularly those associated with Garry Oak ecosystems.”

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.”

5.14.1 “Foster the development of a community that is safe, diverse and inclusive and
where social interaction, physical activity, sense of place, and neighbourliness are
actively promoted and supported.”

5.21.1 “Continue to work with Neighbourhood Associations, service organizations, sports
groups, business and other stakeholders to support and strengthen the community.”

5.2.1.2 “Continue to develop and enhance community pride and identity through the creation
and implementation of events and on-going community services and programs.”

5.2.1.6 “Encourage and support a wide range of educational and learning opportunities
which aid in community capacity building, and strive to meet a broad range of
community needs.”

6.2.1.4 “Support a balanced economy by encouraging a broad range of commercial, service,
research, high tech and industrial uses.”

Rural Saanich Local Area Plan (2008)

6.6 “Continue to work with local schools, parent advisory groups, community
associations, established agencies, and local residents, including youth, to determine
community service needs and implement needed programs.”

10.2 “Work to maintain private open space by:
a) encouraging and promoting land stewardship by private and institutional
landowners;
b) considering natural state covenants as a condition of development approval; and
c) considering property tax exemptions or discounts for lands subject to a
conservation covenant.”

DISCUSSION

Neighbourhood Context

The subject property located at 226 Stevens Road (4633 Prospect Lake Road). The 32.62 ha
parcel is situated in the Rural Saanich Local Area, and borders on the southern edge of
Prospect Lake. The area is a predominantly single family neighbourhood of large rural
residential parcels.
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The subject property is approximately 1.8 km from the Prospect Lake Rural Village “Centre”.
Nearby parks include South Prospect Lake Park (60 m away), Logan Park (590 m away), and
Calvert Park (810 m away).

Figure 1: Neighbourhood Context

Land Use

The parcel falls within the Prospect Lake Watershed, an area designated as 4 ha minimum lot
size in the Rural Saanich Local Area Plan. This designation was established to help maintain
the water quality of Prospect Lake by limiting the potential for subdivision within the watershed.
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Surrounding properties are primarily A-4 (Rural — 4.0 ha) zoned parcels, though parcels to the
east are zoned A-1 (Rural — 2.0 ha) and the parcel immediately to the south is zoned A-2 (Rural
— Two Dwelling).

Current Land Use
The subject property is zoned P-4 (Recreation and Open Space) and operated for many years
as the Prospect Lake Golf Course. Permitted uses in the P-4 Zone include the following:

(&) Community Centre;

(b) Park;

(c) Recreation Facility;

(d) Accessory Residential;

(e) Accessory Buildings and Services;
() Daycare, Adult; and

(g) Daycare, Child.

“Power To Be” currently uses the property for day programs, most of which are water-based,
such as kayaking, canoeing, and stand-up paddle boarding. They also use the property for
meetings. They would like to expand their program offerings to allow for overnight camping for
participants of their programs.

Proposed Land Use (Temporary Use Permit)

The applicant is requesting a Temporary Use Permit for overnight camping. The proposed
campsite area is located in the southwest portion of the property, situated on former golf greens
and fairway areas. Impact on adjacent properties from this proposed use is expected to be
minimal. The closest neighbouring dwelling to the proposed campsite is over 100 m away, and
is screened by trees and topography (see Figure 2).

“Power To Be” policy dictates a minimum ratio of 2 staff to 10 participants and a maximum
group size of 10 participants per group. The applicant notes that “the majority of campers would
be youth between 13 to 24 years of age”. Typically, most participants would be asleep before
10:00 PM, activities after that time would be “quiet time”. “Power To Be” enforces a strict no
alcohol and no smoking policy.

The applicant states that from October to May, they anticipate 2 to 4 camps a month ranging
from 1 to 3 nights per trip. From May to September, they anticipate 4 to 8 camps a month,
ranging from 1 to 4 nights. They may also have 1 to 3 larger camps that may have up to 30
people for 1 or 2 nights, where family members would help facilitate camping activities.

In both seasonal windows two groups on a given night would be the maximum. “Power To Be”
goal is to have in most cases one group involved in day use activities occurring on the site and
one group camping overnight.

To help mitigate potential impacts on the surrounding residential neighbourhood, the proposed
Temporary Use Permit on this site could contain the following conditions:

. Restrict overnight camping to participants in programs under the direction of “Power To
Be”;

. Restrict the overnight camping to the area shown as “Proposed Campsite” (see Figures 2
and 3); and

. Prohibit the use of Recreational Vehicles (RV’s) or Camper trailers.
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Figure 2: Site Plan

Site and Building Design
The applicant’s intent is for the property to retain its existing rural character. No changes to
existing buildings are proposed.

To provide toilet facilities for both the camping area and day users to the site, “Power to Be”
would use a portable toilet (porta-potty) service. The portable toilets would be located within
50m of the campsite area.

As part of the camping experience, “Power to Be” are proposing to have a campfire. The
applicant would work with the Saanich Fire Department to secure the appropriate permit and to
ensure that proper safety measures are put in place.
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Figure 3: Location of proposed Campsite

Environment

Environmental Services staff have reviewed the proposal and have conducted a site visit. The

proposed campsite location is within a previously disturbed area that was formerly used for the

Prospect Lake Golf Course. The operators have stated that over most of the golf course, grass
will be allowed to grow back and over time some areas will return to a more natural state.

The proposed campsite area is not located within an environmentally sensitive area, and there
are no significant environmental concerns.

Mobility & Traffic

The site is not well-served by transit. The nearest bus stops are located over 3 km away at the
corner of Prospect Lake and West Saanich Road. These stops are served by Route #83, with
service every 2 hours on weekdays.

However, the applicant advises that they provide roughly 90% of the transportation for their
programs, mainly via their 12-passenger vans. The remaining 10% of the time would be when
there is a mix of larger groups, which would involve some participants making their own way to
the site, bus rentals, and/or program partners providing transportation. Adequate parking is
provided on site.
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As mentioned previously, the heaviest use of the site would occur between May and
September, where up to 8 camps a month, ranging from 1 to 4 nights, are anticipated. Including
drop off and pickup, this would mean the 12-passenger vans would be travelling to and from the
site a total of 16 times. There are also anticipated to be up to three larger camps during this
period which could involve the use of rented buses, and some participants making their own
way to the site, as noted above. This is in addition to the day programs offered at the site. The
majority of day program groups range in size from 8 to 15 individuals, who arrive at the site
either in the program’s vans or by carpooling. Alternative transportation, such as a bus, is
explored for larger scale groups of 20 to 30 people. Larger groups are infrequent; since “Power
To Be” has been using the site over the past year, they have had only 10 programs and
gatherings with over 20 people on site.

None of this is expected to have any negative impacts on traffic and use of the rural road. It
should be noted that until recently the site was the former Prospect Lake Golf Course, which
saw much heavier daily traffic than is expected under the proposed use.

COMMUNITY CONSULTATION

The applicant states that they held an information session to discuss the proposed overnight
camping use on October 13, 2015 that was attended by more than 20 Prospect Lake area
residents. They also presented to the Prospect Lake Community Association on April 20, 2016.
The applicant also met with an adjacent neighbour on August 29, 2016 and discussed their
concerns.

On September 8, 2016, “Power To Be” organized a Prospect Lake community engagement
evening at the subject property to familiarize the local community with their organization and
intended programs on the property. The event was advertised on the Prospect Lake Community
Association website, via a Prospect Lake Community Association email to residents, via a
notice on two community mailboxes, and via flyers hand delivered to 80 nearby houses. 18
members of the community attended.

A referral was sent to the Prospect Lake Community Association on September 6, 2016 and a
response was received on October 11, 2016 indicating no objection.

OPTIONS

When evaluating this proposal, the following three options are presented for Council’s
consideration:

Option 1

Council may decide to approve the Temporary Use Permit application for the requested three
year period. Three years is the maximum time period allowed under the legislation governing
Temporary Use Permits, and is also what the applicant has requested. A three year period is
supportable by staff, in that it should provide enough time for the applicant to be operating
routinely, and for the neighbourhood to assess the impacts, if any. It should be noted that there
has been no neighbourhood feedback on the proposed length of time. The Temporary Use
Permit would contain the following conditions:
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- Restrict the proposed Youth Camp use to programs under the direction of “Power To Be”;
- Restrict the proposed Youth Camp use to the area shown as “Proposed Campsite”; and
- Prohibit the use of Recreational Vehicles (RV’s) or Camper trailers.

Option 2

Council may decide that the requested three year period of the Temporary Use Permit
application is too long, and may suggested a shorter duration, e.g. 1 or 2 years. The permit
would contain the same conditions as listed under Option 1, above.

A concern of staff is that a shorter time frame may not allow the applicant adequate time to
begin operating on a routine basis, or give the neighbourhood a chance to fully assess any
impacts the operation may have.

Option 3

Alternatively, Council may decide that the proposed overnight camping use is not appropriate in
this location, and choose to reject the application.

Staff Comment

Staff recommend Option 1. The requested time frame of three years is considered to be optimal
in terms of allowing the proposed overnight camping use to function at a representative level,
and allow neighbours to assess what impacts, if any, may be caused by this use.

SUMMARY

The applicant is requesting a Temporary Use Permit to allow overnight camping as a permitted
use. The proposed overnight camping use would be restricted to “Power To Be”, a Victoria and
Vancouver based non-profit organization. A Temporary Use Permit would allow overnight
camping for up to three years with the opportunity for three additional years with Council
approval. After the expiry of a Temporary Use Permit, the overnight camping would either cease
or the property would need to be rezoned to an appropriate zone (possibly a new, site-specific
zone) that would permit the use to continue on the site.

Impacts on adjacent properties is expected to be negligible, however to help mitigate potential
impacts on the neighbourhood, the proposed Temporary Use Permit could contain the following
conditions:

- Restrict the proposed Youth Camp use to programs under the direction of “Power To Be”;
- Restrict the proposed Youth Camp use to the area shown as “Proposed Campsite”; and
- Prohibit the use of Recreational Vehicles (RV’'s) or Camper trailers.

Options available to Council are to approve the application with a three year time frame as
requested by the applicant, approve the application but with a reduced time frame, or reject the
application. On the premise that three years would be optimal in terms of allowing the proposed
overnight camping use to function at a representative level, and allow neighbours to assess
what impacts, if any, may be caused by this use, staff recommend approval for a three year
period.
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