AGENDA REVISED
@1 For the Council Meeting to be Held COUNCIL ITEME. 2
At the Saanich Municipal Hall, AGE-FRIENDLY UPDATE

770 Vernon Avenue TO BE RESCHEDULED TO
MONDAY JUNE 19, 2017 A FUTURE COUNCIL
MEETING

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

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

Il 7:00 P.M., COUNCIL CHAMBERS

A. ADOPTION OF MINUTES

1.
2.
3.

Council meeting held June 12, 2017
Committee of the Whole meeting held June 12, 2017
Special Council meeting held June 13, 2017

B. BYLAWS — RATIFICATION OF PERMIT APPROVALS

1.

P.3

433 BOLESKINE ROAD — DEVELOPMENT PERMIT AMENDMENT
From the Committee of the Whole meeting held March 13, 2017, approval of Development Permit
Amendment DPR00874 for a proposed residential-commercial space development.

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

D. BYLAWS — FOR THREE READINGS

1.

P.4

DELEGATION AUTHORIZATION BYLAW (DIRECTOR OF PARKS AND RECREATION)

Report of the Manager, Community Development and Business Systems, Parks dated June 8, 2017
recommending that Council delegate the administration of the Significant Tree Grants to the Director
of Parks and Recreation by giving three readings to the “Delegation Authorization Bylaw, (Director of
Parks and Recreation), 2017, No. 9442”, and approve the revised Terms of Reference for the
Environment and Natural Areas Advisory Committee.

E. RESOLUTIONS FOR ADOPTION

1.

P.14

P. 20

To be
Rescheduled

3.

P. 25

OLDER ADULTS STRATEGY AND IMPLEMENTATION PLAN 2017-2022

Report from the Director of Parks and Recreation dated June 12, 2017 recommending that Council
adopt the Saanich Parks and Recreation Older Adults Strategy and Implementation Plan for 2017-
2022. (Older Adults Strategy Distributed Separately)

AGE FRIENDLY UPDATE

Report of the Senior Manager, Recreation dated June 9, 2017 recommending that Council endorse
the proposed reporting process that will coincide with the requirements of its WHO Global Age-friendly
Cities membership.

STAFF REPORT: HEALTHY SAANICH ADVISORY COMMITTEE/LGBTQ SUBCOMMITTEE

MOTIONS TO COUNCIL

Report of the Senior Manager, Recreation (Staff Liaison to Healthy Saanich Advisory Committee)

dated June 9, 2017 recommending that Council:

1) allocate $2,200 to support four additional pilot project swims at Gordon Head Recreation Centre in
2017;

2) direct staff to present a report that outlines a proposed plan and budgetary implications to design
a Saanich window sticker that would welcome all citizens;

3) select one of the program options and direct staff to present a report that outlines a proposed
timeline, staffing and budgetary implications to Council before the 2018 budget deliberation;

4) support the marketing and advertising improvements listed in the report; and

5) endorse the raising of the Pride and Trans flags at the Municipal Hall July 1 — 9, 2017 in recognition
of the region’s annual Pride Week celebration.
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COUNCIL/COMMITTEE OF THE WHOLE MEETINGS JUNE 19, 2017

P. 46

P. 48

P. 50

P. 54

P.74

P.114

P. 152

4. TENDER 10/17 — CONCRETE PIPES, MANHOLES AND PRODUCTS

Report of the Director of Engineering dated June 6, 2017 recommending that Council award Tender
10/17 — Concrete Pipes, Manholes and Products to The Langley Concrete Group/Lombard Pre-Cast
LP in the amount of $431,700 (price based on estimated annual quantities rounded to the nearest
dollar and excluding taxes).

TENDER 18/17 — SUPPLY OF HOT AND COLD MIX ASPHALT

Report of the Director of Engineering dated June 12, 2017 recommending that Council award Tender
18/17 — Supply of Hot and Cold Mix Asphalt to Island Asphalt Company in the amount of $489,390
(price based on estimated annual quantities rounded to the nearest dollar and excluding taxes).

MUNICIPAL ELECTION — CANDIDATE SIGNS

Notice of Motion from Councillor Brice at the June 12, 2017 Council meeting recommending that
Council ask staff to advise on the best course of action to ensure that all Saanich municipal campaigns
adhere to a regulated period of time when election signs are permitted.

RECOMMENDATIONS FROM COMMITTEES

1.

ENVIRONMENT AND NATURAL AREAS ADVISORY COMMITTEE — CONSERVATION TAX
CREDIT
Recommendation from the March 28, 2017 Environment and Natural Areas Advisory Committee that
Council ask staff to draft a letter to the province in support of exploring a Conservation Tax Exemption
Program.

*** Adjournment * * *

AGENDA

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

SOUTH ISLAND PROSPERITY PROJECT
Presentation to Council.

827 ROYAL OAK AVENUE - SUBDIVISION AND DEVELOPMENT VARIANCE PERMIT

Report of the Director of Planning dated May 29, 2017 recommending that Council approve that
proposed Lot B be exempted from the statutory requirement to provide a minimum 10% perimeter road
frontage under Section 512(2) of the Local Government Act subject to registration of a covenant to
secure the items outlined in the report, and that Council approve Development Variance Permit
DVP00388 for a proposed subdivision to create a panhandle lot. A variance is requested to increase
the percentage of non-basement area for the proposed dwelling.

2558 KILLARNEY ROAD - SUBDIVISION, REZONING AND DEVELOPMENT VARIANCE PERMIT
Report of the Director of Planning dated May 29, 2017 recommending that Council approve the
application to rezone from RS-10 (Single Family Dwelling) Zone to RS-6 (Single Family Dwelling)
Zone; approve Development Permit DVP00375; and that final reading of the Zoning Amendment Bylaw
be withheld pending registration of a covenant to secure the items outlined in the report for a proposed
subdivision to create one additional lot (two lots total).

4623 CORDOVA BAY ROAD —-SUBDIVISION AND REZONING APPLICATION

Report of the Director of Planning dated May 31, 2017 recommending that Council approve the
application to rezone from RS-18 (Single Family Dwelling) Zone to RS-12 (Single-Family Dwelling)
Zone and that final reading of the Zoning Amendment Bylaw be withheld pending registration of a
covenant to secure the items outlined in the report for a proposed subdivision to create one additional
lot (two lots total) for single family dwelling use.

*** Adjournment * * *

“‘IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS
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The Corporation of the District of Saanich
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Report

To: Mayaor and Councill

From: Nathalie Dechaine, Manager-Community Development and Business
Systems, Parks

Date: 6/8/2017

Subject: Request to change delegation of Significant Tree Grants

RECOMMENDATION

That Council approve thls recommendation and delegate the administration of the Significant
Tree Grants to the Director of Parks and Recreation by giving three readings to the ‘Delegation
Authorization Bylaw (Director of Parks and Recreation), 2017, No. 8442", and approve the
revised Terms of Reference for the Environment and Natural Areas advisory Committee (ENA).

PURPOSE

The purpose of this report Is to recommend to Council to delegate the authority for Significant
Tree Grants to the Director of Parks and Recreation that is currently delegated to the
Environment and Natural Areas advisory Committee (ENA). This recommendation will achieve

the following:

« Improve customer service,

» expedite tree health care work on Significant Trees,

» reduce the time to process grants for owners of Significant Trees; and,

« glleviate the ENA from the administrative task of approving the Significant Tree Grants.
DISCUSSION

The ENA approved the recommendation to change the administration of Significant Tres Grants
to the Dlrector of Parks and Racreation an May 17, 2017.

This recommendation stemmed from the Committee’s concern that having the Committee
approve the Grant unintentionally created delays for-applicants, served no real adjudicative
purpose, and created a “rubber stamping” process.

The current process involves Pa rks staff reviewing the applications to conduct work on.
Significant Trees. As part of that review, an Arboriculture Inspector conducts a site visit, and if
Justified, a permit is issued to conduct work on the Significant Tree. Saanich Parks only permits
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THE CORPORATION OF THE DISTRICT OF SAANICH
BYLAW NO. 9442

TO AUTHORIZE THE DELEGATION OF POWER

WHEREAS the Council may pursuant to Section 154 of the Community Charter delegate its
powers, duties and functions to its officers and employees, its committees or its member, or to
other bodies established by the Community Charter;

AND WHEREAS the Council has established a committee known as the Environment and Natural
Areas Advisory Committee to consider various matters related to Significant Trees;

AND WHEREAS the Council has established powers of authority related to Significant Trees to
the Director of Parks and Recreation in the Tree Protection Bylaw, 2014 No. 9272;

NOW THEREFORE the Municipal Council of the Corporation of the District of Saanich in open
meeting assembled enacts as follows:

1. The Council herby delegates the Director of Parks and Recreation (Director) the authority
to provide a grant to the owner of trees designated as Significant Trees under the Tree
Protection Bylaw, 2014, No. 9272 or any successor bylaw.

2. The Director shall exercise his or her authority to provide grants under this bylaw in
accordance with the following conditions:

a. The total annual amount granted by the Director shall not exceed the amount
approved by Councils for such grants in the annual budget; and

b. Gants shall be made only for the purpose of reimbursing the owners of the
Significant Tree for a maximum of 50% of the cost of carrying out work for hazard
abatement pruning, improvements to preserve or maintain the health of the tree
form.

3. Bylaw No. 9210, being the Delegation Authorization Bylaw (Environment and Natural
Areas Advisory Committee) 2013, No. 9210 is hereby repealed except insofar as it repeals
any other bylaw.

4. This Bylaw may be cited as the “DELEGATION AUTHORIZATION BYLAW (DIRECTOR
OF PARKS AND RECREATION), 2017 No. 9442".



Read a first time this day of ,2017.

Read a second time this day of , 2017.

Read a third time this day of ,2017.

Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of the Corporation
onthe dayof ,2017.

Municipal Clerk Mayor



Appendix 1
Committee

Current Terms of Reference for the Environment and Natural Areas Advisory

Terms of Reference Environment & Natural Areas Advisory
Committee

The purpose of the Environment and Natural Areas Advisory Committee is to advise Council and

recommend
technology,

policies on urban forestry including significant trees, natural parks chmate change, green
energy efficiency and environmental sustainability.

Mandate

The Environment and Natural Areas Advisory Committee will, consistent with the purpose described
above, undertake the following:

Meetin

Develop and recommend policies to Council and respond to Council requests for advice and
information.

Review and provide feedback on the Strategic Plan.

Provide a community perspective on services, programs, events and capital projects related
to urban forestry, natural parks (P-4N zone), climate change, green technology, energy
efficiency and environmental sustainability.

Foster public awareness, recognition and support for a healthy and sustainable natural
environment.

Make recommendations to Council on the designation of significant trees due to their
community importance for environmental, heritage or landmark value, or as wildlife habitat.
Through Council delegation, provide grants to owners of designated significant trees to
assist in hazard abatement pruning and to preserve and maintain the health of the tree or
preservation of the tree form.

gs

The Committee will meet a minimum of four times per year in accordance with its regular schedule of

meetings es

tablished annually at the first meeting of the year No meetings are held during the summer

and winter breaks (July, August and December). Special meetings may be held at the call of the Chair
The meeting rules and procedures will be in accordance with the Council Procedure Bylaw.

Membership

The Committee will consist of nine (9) members including:

The Saanich

One member of Council to serve as Chair, appointed by the Mayor; and
Eight community representatives appointed by the Council.

Youth Council may assign a member to the Committee as a non-voting liaison

Staff Support

The Planning Department will be the primary contact and together with the Parks Division will provide
the required professional support. The Legislative Division will provide secretarial and administrative

support
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Appendix 2-Recommended revisions to the Terms of Reference for the Environment and
Natural Areas Advisory Committee

Terms of Reference Environment & Natural Areas Advisory
Committee

The purpose of the Environment and Natural Areas Advisory Committee is to advise Council and
recommend policies on urban forestry including sSignificant  ees, natural parks, climate change, green
technology, energy efficiency and environmental sustainability.

Mandate

The Environment and Natural Areas Advisory Committee will, consistent with the purpose described
above, undertake the following:

Develop and recommend policies to Council and respond to Council requests for advice and
information.

Review and provide feedback on the Strategic Plan.

Provide a community perspective on services, programs, events and capital projects related
to urban forestry, natural parks (P-4N zone), climate change, green technology, energy
efficiency, and environmental sustainability.

Foster public awareness, recognition and support for a healthy and sustainable natural
environment.

Make recommendations to Council on the designation of ‘gnificant  ees due to their
community importance for environmental, heritage or landmark value, or as wildlife habitat

Meetings

The Committee will meet a minimum of four times per year in accordance with its regular schedule of
meetings established annually at the first meeting of the year No meetings are held during the summer
and winter breaks (July, August and December). Special meetings may be held at the call of the Chair
The meeting rules and procedures will be in accordance with the Council Procedure Bylaw.

Membership

The Committee will consist of nine (9) members including:

One member of Council to serve as Chair, appointed by the Mayor; and,
Eight community representatives appointed by the Council.

The Saanich Youth Council may assign a member to the Committee as a non-voting liaison

Staff Support
The Planning Department will be the primary contact and together with the Parks Division will provide
the required professional support. The Legislative Division will provide secretarial and administrative

support.
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SUB00747; DVP00388 May 29, 2017

The rectangular shaped lot is zoned RS-10 (Single Family Dwelling) and is located on the south
side of Royal Oak Avenue, approximately 100 m east of Chatterton Way. The Patricia Bay
Highway is approximately 300 m to the west and Royal Oak Drive approximately 400 m to the
north. The surrounding properties are also zoned RS-10 (Single Family Dwelling) and have
been developed as single family residential.

Figure 1: Neighbourhood Context
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SUB00747; DVP00388 May 29, 2017

Proposed Land Use

There would be no change in zoning with the subject application. The proposed subdivision
would create one panhandle lot under the existing RS-10 (Single Family Dwelling) Zone. Four
other lots along Royal Oak Avenue have been subdivided to create a panhandle lot within the
last 20 years, the most recent panhandle subdivision in 2012 created 835 and 837 Royal Oak
Avenue. There would remain eight lots of a similar size in the neighbourhood that may apply to
subdivide in the future under the same policy, subject to consideration of house location, tree
retention, slope, and impact on adjoining amenities.

Subject Property -
Proposed Lot

(Approx.)

Figure 2: Orthophoto Neighbourhood Context

Site and Building Design
The site features perimeter hedges and an expansive lawn area extending from the rear of the

existing dwelling to the rear lot line. The surface of the land slopes downward from Royal Oak
Avenue with a +\- 10 m change in elevation from the north east to the south west property
corners.

Municipal records indicate the existing dwelling was built in 1957. The applicant is proposing to
retain the house. The existing dwelling has 288 m? non-basement floor area and would comply
with the RS-10 (Single Family Dwelling) zoning regulations based on the new lot area. The
applicant is proposing a modern styled home design for the proposed panhandle, and is willing
to secure the design by covenant (see Figure 4).

A variance is requested for the new house to be constructed on the panhandle in order to allow
the amount of non-basement area to increase from 80% to 94%. The proposed new dwelling
presents as single storey at the front (north property line), however due to the slope of the
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76



77



SUB00747;, DVP00388 May 29, 2017

East Elevation

i
2
North Elevation — Front Entrance
South Elevation — Rear Yard

West Elevation

Figure 4. Proposed Dwelling Design (Provided by Victoria Design Group)
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SUB00747; DVP00388 May 29, 2017

Consultation

The Royal Oak Community Association was sent a referral from the Planning Department and
they responded that they have deferred the referral to the Broadmead Area Residents’
Association (BARA) for comment. BARA responded that since the property is not within the
covenant area they regulate they decline to comment on the proposal.

The applicant contacted the surrounding neighbours with a form letter of support for the
proposed subdivision. Eight neighbours signed the form letter, one neighbour did not sign the
form letter, however the applicant indicated this neighbour also had no objection. The applicant
advised that one neighbour did object, but no further detailed information regarding their
objection was provided.

In response to the early notification in relation to the proposed subdivision, one resident
response was received. The resident noted generally that they did not support any additional
density and also noted concerns about the potential impacts to the birds and wildlife from
Rithet’s Bog.

ALTERNATIVES
1. That Council approve the recommendations as outlined in the staff report.

The implications of this alternative are discussed in detail in the later sections of this report.
2. That Council reject the recommendations as outlined in the staff report.

Should Council decide to reject the recommendations regarding creating a panhandle lot
contained in this report, the implications are that proposed subdivision would not proceed.

Should Council decide to support the 10% waiver but reject the recommendations regarding
the variance request contained in this report, the implications are that the design of the
proposed dwelling would need to be revised to be in compliance with the Zoning Bylaw.

3. That Council provide alternate direction to Staff.

Should Council provide alternate direction to staff, such as a redesign of the subdivision for
example, the implications are that staff would work with the applicant to address comments
from Council. The applicant would undertake any necessary revisions to the plans, and
would resubmit their proposal, for review by staff and ultimately consideration by Council.
This alternative would result in a delay in Council’s decision regarding the panhandle
subdivision.

FINANCIAL IMPLICATIONS
There are no immediate implications related to the District of Saanich Financial Plan.
STRATEGIC PLAN IMPLICATIONS

There are no implications to the District of Saanich 2015-2018 Strategic Plan.
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SUB00747; DVP00388 May 29, 2017

PLANNING IMPLICATIONS

Policy
The following Saanich Planning Policies are most applicable to the subject proposal:

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.”

42.1.2 “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.”

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

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.”

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).”

Royal Oak Local Area Plan (2001)
4.7 “Support the Broadmead Covenant Enforcement Society in its enforcement of the

Broadmead design control covenants that protect and preserve the features of this
neighbourhood.”

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.”

9.2 “Consider rezoning and subdivision for single family infill development in established
neighbourhoods that is compatible with and contributes to the character and quality
of the community and preserves the privacy of dwellings.”

9.4 “Consider relaxing the 10% frontage requirements for subdivision applications, for
those lots on the south side of Royal Oak Avenue identified as Site A on Map 9.1,
having regard to the house locations, tree retention, slope and impact on adjoining
amenities.”
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SUB00747; DVP00388 May 29, 2017

9.8 “Consider single family, multi-family or mixed residential housing for the potential
housing sites identified on Map 9.1.”

9.9 “Apply the development guidelines in Tables 9.1, 9.3 and 9.4 when considering
rezoning and/or subdivision and/or development permit applications for the potential
housing sites identified on Map 9.1.”

Note: the property is within Site A on Map 9.1 and the Guideline in Table 9.1 is “refer
to Policy 9.4.”

Policy Analysis

Official Community Plan

The proposal is consistent with the Official Community Plan which contemplates limited infill in
neighbourhoods inside the Urban Containment Boundary, and the Royal Oak Local Area Plan
which identifies this area as suitable for infill panhandle lots.

In 1992 the Dalewood Lane subdivision immediately south of the subject property was approved
following consideration of future access to the subdividable lots fronting Royal Oak Avenue. It
was determined at that time that panhandle subdivision options were available and that a road
fronting Rithet’'s Bog would maximize greenway and community access to parkland.

In 1998, a review of the subdivision potential of those lots on the south side of Royal Oak
Avenue was undertaken and Council directed that Royal Oak Local Area Plan Policy 9.4, which
supports waiving the 10% lot perimeter requirement, provide direction for future decisions.

The proposed lot sizes, lot configurations and adjoining side and rear lot boundaries are
compatible with the pattern of residential development in the surrounding neighbourhood. The
creation of one lot for single family residential with a suite would have a negligible impact on
traffic or street parking.

10% Waiver

Pursuant to Council Policy 99/321, all panhandle lots that do not provide a minimum road
frontage of 10% of the lot perimeter shall be referred to Council for consideration of a waiver
from the statutory requirement pursuant to Section 512(2) of the “Local Government Act”.

The following criteria are used by Council to assess the implications of proposed panhandle
lots:

a) Whether the reduced frontage of the proposed lots will adversely affect the streetscape or
result in conflict with existing driveways, intersections, or natural features.

Presently, a semi-circular paved driveway provides access to the existing dwelling. The
applicant proposes to create a new, wider shared driveway and servicing corridor along the
westerly property line. It would then be blended into the driveway in front of the existing
dwelling. The expanded driveway would result in the removal of a landscaped area containing
smaller shrubbery. The existing westerly access to Royal Oak Avenue would be
decommissioned and reseeded, the easterly existing driveway would be retained. One
boulevard tree already exists closer to the easterly access, one additional boulevard tree would
be required in accordance with Schedule | of the Subdivision Bylaw. Relocating and widening
the existing westerly driveway would permit both parcels to use this access, no additional
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SUB00747; DVP00388 May 29, 2017

accesses would be created. Provision of suitable reciprocal easements would be referred to the
Approving Officer for consideration in the subdivision process.

Royal Oak Avenue is designated as a residential street with the property located midblock on a
straight section of road. There are no apparent conflicts and the traffic generated by one
additional single family dwelling would be insignificant.

b) Whether the subdivision will result in an unacceptable loss of privacy to neighbouring
properties.

Concerns over loss of privacy have not been received from neighbouring residents. Currently,
the existing dwelling is sited well away from the rear of the parcel. As a result, adjoining
properties on Dalewood Lane have enjoyed a large undeveloped space adjacent to their rear
yards. While the subject parcel enjoys extensive south facing views, the sloping topography
provides little opportunity to mitigate privacy impact to the lower lying properties on Dalewood
Lane, which are all two storey

A mitigating factor is the location of a municipal right-of-way for sanitary sewer which traverses
the rear of the subject property. No structure may be placed over the right-of-way, thus
effectively increasing the rear yard setback to approximately 11 m for a dwelling on the
proposed panhandle lot, whereas the Zoning Bylaw requires a 7.5 m setback.

c) The extent to which buildings proposed for the lots will impact neighbouring properties by:
i) overshadowing
i) obstructing existing views
iii) blocking sunlight

The south facing, sloping terrain, and increased rear yard setback dictated by a municipal right-
of-way should limit impact on views, overshadowing or blocking of sunlight to the existing
dwelling. Due to the rising topography there would be no anticipated impacts on the dwellings
to the south fronting Dalewood Lane.

d) The extent of blasting, filling, excavating, and tree removal to be carried out to develop the
proposed lots.

The site drops approximately 10 m in elevation from Royal Oak Avenue to the rear property line.

The proposal includes a retaining wall and fill along the western property line to construct the
new driveway with a suitable grade. The height of the retaining wall will vary along the driveway
length but would be up to 2 m (see Figures 2 & 5).

The main entrance for the new house would be designed so that the finished grade of the
driveway/parking area at the front of the house would be level with the front entrance. No
retaining walls or fill are proposed at the rear of the dwelling. Due to the topography and
proposed finished grades, the lower level would have a walk-out access to the rear yard along
the west and south elevations.
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Figure 5: Driveway Profile

e) The degree to which the buildings to be constructed on the proposed lots will blend in with
the design, height, and siting of buildings on adjacent properties.

There is no consistent dwelling height, massing, or architectural style in the immediate
neighbourhood. Most dwellings in the area are proportioned and sited to take advantage of the
south facing slope and the proposed house would be consistent with that approach.

RS-10 (Single Family Dwelling) zoning would limit the maximum size of a new dwelling on the
proposed panhandle lot, to 435 m? gross floor area, with 80% non-basement (348 m?). At

423 m? the proposed dwelling is close to the maximum allowable floor area, and it would exceed
the allowable amount of non-basement area, therefore a variance is requested.

Note: If Council approves the 10% waiver, the following would be referred to the Approving
Officer for consideration in the subdivision process: registration of suitable reciprocal access
easements and planting of one additional Schedule | boulevard tree.

Site and Building Design
An important consideration with infill developments is that the scale, massing, and design of any
proposed infill housing respects the neighbourhood character.

The proposed dwelling would be constructed to the rear of, and down slope from the existing
dwelling, therefore it would not impact the streetscape to the same level as a new home on a
standard lot would. Reconfiguring the driveway to have one shared access would mitigate
impacts to the streetscape. Decommissioning the existing circular driveway would allow for
more soft landscaping along the frontage.

The proposed house would have a gross floor area of 423 m? and include a secondary suite.
The proposed dwelling has a modern design with exterior finishes, primarily being cement board
siding and stucco, with cedar siding used to accent various elements such as the main
entrance. The scale of houses in the neighbourhood has been increasing over the last 10
years. The proposed dwelling is in keeping with the newer houses in the immediate
neighbourhood.

Variance
The objective of a regulation restricting the amount of non-basement area is to mitigate visual
and overshadowing impacts arising from massing, since those portions of floor area below
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grade would not have the same impacts on adjacent neighbours. As the proposed dwelling is
designed to maximize the floor area, the sloping topography results in only a small portion of the
lower level being considered basement. The dwelling presents as one level at the front of the
house, and as two storeys from the rear. One option to remove the variance request would be
to backfill the property to raise the finished grade; however, that option would result in more land
alterations to the sloping topography without mitigating any of the potential impacts. As
proposed, the dwelling would have a more functional walk-out lower level and would be sited in
a similar pattern as surrounding developments, therefore the variance is supportable.

Servicing
No land dedication is required, however Royal Oak Avenue will be improved to residential road
standards, including concrete curb and gutter, fronting the property.

New or upgraded services for water, sewer, and storm drain will be provided for both proposed
lots. Stormwater management must be provided in accordance with the requirements of
Schedule H “Engineering Specifications” of the Subdivision Bylaw. This subdivision is within a
Type | watershed area which requires stormwater storage, construction of a wetland or
treatment trail and sediment basin.

Environmental

The subject property is relatively clear of trees, however there is one Bylaw Protected Tree (Pin
Oak) that is proposed to be removed as it would conflict with the proposed access driveway. An
overgrown Cypress hedge along the eastern boundary would need to be removed, as well as a
deciduous tree in close proximity to the proposed dwelling. An existing Flowering Cherry tree
on the boulevard would be retained and a second Schedule | tree on the boulevard would be
required as part of the subdivision.

The applicant has stated their willingness to commit to BUILT GREEN® Gold or equivalent for
the new dwelling, including being constructed solar ready. This would be secured by 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.

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

The following is a summary of the Climate Change and Sustainability features and issues
related to the proposed development. It is important to note that this summary is not, and
cannot be, an exhaustive list of issues nor a detailed discussion on this complex subject matter.
This section is simply meant to ensure this important issue is a key part of the deliberations on
the subject application.
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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 considerations related to mitigation and

adaptation:

e The proposal is an infill project located within the Urban Containment Boundary and Sewer
Service Area that is able to use existing roads and infrastructure to service the development.

e The proposal is within 600 m travel distance of Broadmead “Village”.

e The site is approximately 200 m to Rithet's Bog Conservation Area and 800 m to access the
Centennial Park Trail System from West Saanich Road. Recreational facilities at Saanich
Commonwealth Place are approximately 2 km travel distance.

e Lochside Elementary School is within 2 km and Royal Oak Middle School is approximately
1 km walking distance via the highway underpass.

e The applicant has stated their willingness to commit to BUILT GREEN® Gold or equivalent
for the new dwelling, including being constructed solar ready.

o The proposed development includes sufficient area for backyard gardening.

The property is located approximately 150 m from public transit stops on Chatterton Way.
The current level of public transit service in the area includes one route available on
Chatterton Way (Rte # 6) which runs between the Royal Oak Exchange and downtown
Victoria. The #6 is a frequent service bus route with service every 15 minutes or less
between 7 am to 7 pm, Monday to Friday.

Sustainability

Environmental Integrity

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

environment. Considerations include: 1) Land disturbance; 2) Nature conservation; and

3) Protecting water resources. The proposed development includes considerations related to

the natural environment, such as:

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

Social Well-being

This section includes the specific features of a proposal and how it impacts the social well-being

of our community. Considerations include: 1) Housing diversity; 2) Human-scale pedestrian

oriented developments; and 3) Community features. The proposed development includes the
following considerations related to social well-being, such as:

e Secondary Suites are permitted in this development and one is proposed in the new
dwelling. This housing option provides for alternative forms of rental accommodation and
supportive housing for immediate family members. Suites also work to make a home
purchase by young couples/families, and home retention by aging seniors, relatively more
affordable.

Economic Vibrancy

This section includes the specific features of a proposal and how it impacts the economic
vibrancy of our community. Considerations include: 1) Employment; 2) Building local economy;
and 3) Long-term resiliency. The proposed development includes features related to economic
vibrancy, such as:
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o The development would create local short-term jobs during the construction period.
Home based businesses would be permissible in this development.

e The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within the Broadmead
“Village”.

CONCLUSION

The proposal is consistent with the Official Community Plan which contemplates limited infill in
neighbourhoods inside the Urban Containment Boundary, and the Royal Oak Local Area Plan
which identifies this area as suitable for infill panhandle lots. In addition, the proposal has
addressed the criteria set in place by Council to assess proposed panhandle lots.

The lot sizes, lot configurations, and adjoining side and rear lot boundaries are compatible with
the pattern of residential development in the surrounding neighbourhood. The creation of one
additional lot for single family residential with a secondary suite would have a negligible impact
on traffic or on-street parking.

The design of the proposed dwelling would be consistent with the changing character of the
area (i.e. larger houses being built based on the existing RS-10 [Single Family Dwelling] Zone
parameters) over the last 10 years. The applicant is willing to register a covenant to secure the
design of the dwelling as presented to Council.

The variance request to increase the percentage of non-basement area is largely because the
site drops approximately 10 m in elevation from Royal Oak Avenue to the rear property line.
The new dwelling presents as one level at the front of the house, and as two storeys from the
rear. Backfilling to remove the need for a variance would not mitigate any potential impacts and
could result in more impacts along the slope of land.

For the above-noted reasons, staff support the subject 10% waiver and Development Variance
Permit.
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all zoned RS-10 (Single Family Dwelling) with the exception of the adjacent parcel at 2561
Sinclair, which is zoned RS-10VC (Single Family Dwelling) and accommodates a veterinary
clinic.

Figure 1: Neighbourhood Context
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Nearby parks include Cadboro-Gyro Park (less than 300 m away) and Maynard Park (360 m
away). The closest school is Frank Hobbs Elementary School, located 585 m walking distance
to the north.

Proposed Land Use

The subject development proposal is to rezone from the RS-10 (Single Family Dwelling) Zone to
the RS-6 (Single Family Dwelling) Zone Land Use in order to create one additional single family
lot (two lots in total). Variances are requires for lot width, for both lots.

Site and Building Design

The subject site slopes gently down from the southwest corner in the front to the northeast
corner at the rear of the lot. The existing dwelling would be removed and a new dwelling
constructed on each of the two proposed lots. Each dwelling would have an individual driveway
access.

The applicant has provided a conceptual streetscape elevation along Killarney Road (see Figure
3). The elevations are provided for illustrative purposes to give an understanding of how the
general massing of new houses on these lots would appear.

The proposal includes a variance request for lot width on both proposed lots. The Zoning Bylaw
specifies a minimum width of 16 m for RS-6 zoned lots. Plans submitted show a width of
15.18 m for both proposed Lots 1 and 2, a deficiency of 0.82 m.

Consultation

The applicant states that a copy of their application package was sent to the Cadboro Bay
Residents’ Association (CBRA). In addition, the applicant has had discussions with all
immediate and adjacent neighbours, including those on Killarney Road, Cadboro Bay Road, and
Sinclair Road.

A referral was sent from the Planning Department to the CBRA. A response was received
indicating no objection.
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Figure 2: Proposed Subdivision
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Figure 3: Conceptual Streetscape Elevation (from plans by Sparks Drafting & Design)
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ALTERNATIVES

1. That Council approve the recommendations as outlined in the staff report.
The implications of this alternative are outlined within the body of this report.

2. That Council reject the recommendations as outlined in the staff report.

Should Council decide to reject the recommendations contained in this report, the
implications are that the proposed rezoning and subdivision would not proceed. The subject
property would retain its current RS-10 (Single Family Dwelling) zoning and the one existing
single family dwelling would remain on the lot.

3. That Council provide alternate direction to Staff.

Should Council provide alternate direction to staff, such as a redesign of the subdivision for
example, the implications are that staff would work with the applicant to address comments
from Council. The applicant would undertake any necessary revisions to the plans, and
would resubmit their proposal for review by staff and ultimately consideration by Council.
This alternative would result in a delay in Council’s decision regarding the rezoning
application.

FINANCIAL IMPLICATIONS

The proposal has no immediate implications related to the District of Saanich Financial Plan.
STRATEGIC PLAN IMPLICATIONS

The proposal has no implications related to the District of Saanich 2014-2018 Strategic Plan.
PLANNING IMPLICATIONS

Policy
The following Saanich Planning Policies are most applicable to the subject proposal:

Official Community Plan (2008)

4211 “Support and implement the eight strategic initiatives of the Regional Growth
Strategy, namely: Keep urban settlement compact; Protect the integrity of rural
communities; Protect regional green and blue space; Manage natural resources and
the environment 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.”

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

4223 “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.”

4.2.3.9 “Support the following building types and uses in ‘Villages’:
Small lot single family houses (up to 2 storeys)
Carriage/coach houses (up to 2 storeys)

Townhouses (up to 3 storeys)

Low-rise residential (3-4 storeys)

Mixed-use (commercial/residential) (3-4 storeys)

Civic and institutional (generally up to 3 storeys).”

Cadboro Bay Local Area Plan (2002)
7.1 “Maintain single-family housing as the predominant land use and promote
appropriately located and designed multi-family housing.”

7.2 “Do not support rezoning to permit single family minimum lot sizes less than those
identified on Map 7.1, unless located in the 780 m? designation and in accordance
with Policy 7.3.”

7.3 “Consider rezoning for single-family infill subdivision to a minimum parcel size of

460 m? lot area and 14 m lot width in the Village neighbourhood provided that:

a) Itis compatible with the scale and massing of the neighbourhood;

b) It preserves the privacy of adjacent dwellings; and,

c) It requires no variance to lot width or depth.

d) Consideration of setback variance, if applicable, is undertaken on a site by site
basis.”

Policy Analysis

The proposed rezoning and subdivision is consistent with Cadboro Bay Local Area Plan Policies
7.2 and 7.3 with respect to lot size. Map 7.1 of the Cadboro Bay Local Area Plan shows the
subject parcel to be in an area designated for a Minimum Parcel Size of 780 m?, however, the
parcel is also located within the Village Neighbourhood boundary, and LAP Policy 7.3 allows
consideration of single family infill lots as small as 460 m? (equivalent to the RS-4 [Single Family
Dwelling] Zone) under certain conditions. The lots being proposed are larger than this
minimum, being 647 m?, which is just slightly smaller than the RS-8 (Single Family Dwelling)
Zone minimum lot size of 665 m?.

The proposal is also consistent with the Official Community Plan which contemplates limited
infill in neighbourhoods inside the Urban Containment Boundary. The proposed lot sizes and
configurations are compatible with the pattern of residential development in the surrounding
neighbourhood. In the original subdivision in 1912 that created this block, this parcel was
originally two parcels, equivalent in width to the adjoining parcels to the north. These original
parcels were 15.24 m x 42.67 m (50 ft x 140 ft) in size. At some point these two lots were
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consolidated into one lot. Should the proposed rezoning and subdivision be approved, the two
lots created would revert to the size of the original lots. Similarly, three parcels to the west of
the subject parcels were later consolidated then resubdivided into the two parcels that are now
2552 and 2546 Killarney Road. A variance is requested for lot width for the proposed lots.
Proposed lot configurations comply with the RS-6 (Single Family Dwelling) Zone requirements
except for the requested lot width variance. The requested variance of 0.82 m is relatively
minor and would have negligible impact on the street appearance or character of the
neighbourhood.

The Official Community Plan notes the importance of neighbourhood character and the role
building style, exterior finish, massing, and height have on the effective integration of new
housing stock. The applicant has provided a conceptual streetscape elevation along Killarney
Road (see Figure 3). The elevations are provided for illustrative purposes only, in order to give
an understanding of how the massing of the two new houses would appear in context with the
existing neighbouring houses. The proposed RS-6 (Single Family Dwelling) Zone regulations
would allow for new dwellings on proposed Lots 1 and 2 that would have a maximum of 248 m?
non-basement gross floor area. Homes of this size and design would be in keeping with the
general size of other new homes in the neighbourhood.

In response to concerns from a neighbour about privacy, the applicant is proposing to increase
the side yard setbacks facing neighbours from the 1.5 m minimum to 2.0 m on the west side of
Lot 1 and 2.5 m on the east side of Lot 2. In addition to increasing the distance between new
dwellings constructed on proposed Lots 1 and 2 from existing neighbouring dwellings, the larger
side yards would allow for sufficient space to maintain the mature laurel hedges on the property.
The applicant is willing to register a covenant on title to require that house siting on proposed
Lots 1 and 2 conform to these increased side yard setbacks. The applicant has also consulted
the neighbours in regards to further protection of the hedges and is willing to commit to a
covenant to secure their protection and future maintenance. This covenant would be referred to
the Approving Officer as a condition of subdivision approval.

The applicant has stated that they are willing to commit to a BUILT GREEN® Gold, Energuide
82, or an equivalent level of energy efficiency for the houses on proposed Lots 1 and 2. These
commitments would also be secured by covenant.

The applicant is reluctant to register a building scheme for the two lots, and notes that a scheme
intended to reinforce a street or neighbourhood consistency would be of little or no value in this
case, where there is no consistency of dwelling type or style along Killarney Road. Staff visited
the neighbourhood and concur with this observation. Houses in the neighbourhood range from
one to two storeys in height, and styles range from hipped roof bungalows to modern flat roof
designs. Finishes on neighbouring houses include stucco, painted and natural wood siding in
both horizontal and vertical orientations, and even brick accents. Pitched roofs are consistently
clad in asphalt shingles. All the houses are consistent with house sizes allowable for lots this
size under existing RS-10 (Single Family Dwelling) zoning, as would the houses constructed on
the proposed new lots under the requested RS-6 (Single Family Dwelling) zoning. For lots of
this size (647 m?) the allowable house size is almost identical under either zoning: 323.5 m?
under RS-10 (Single Family Dwelling), or 310 m? under RS-6 (Single Family Dwelling). For
these reasons a Building Scheme would be of less value than in another context where there is
a more consistent house design pattern.
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The Zoning Bylaw specifies a minimum width of 16 m for RS-6 (Single Family Dwelling) zoned
lots. Plans submitted show a width at the front of the lots of 15.18 m, for proposed Lots 1 and 2,
a deficiency of 0.82 m. The width of the lots at the rear property line is 15.24 m. Despite being
narrower than the required width, the requested variance is minimal. In addition, the subject
property was originally two lots, each the same size (15.24 m x 42.67 m, or 50 ft x 140 ft) as
other lots on this block prior to later consolidation. The proposed subdivision would see the
parcel of land that was originally two lots prior to their consolidation, return to their original state
and size. The adjacent lots to the north facing Sinclair Road still retain their original width, and
the proposed subdivision would be consistent with these.

Cadboro Bay Local Area Plan Policy 7.3 says —in part— to, “Consider rezoning for single family
infill subdivision to a minimum parcel size of 460 m? lot area and 14 m lot width in the Village
neighbourhood provided that: ... c) It requires no variance to lot width or depth.” While this
application does seek a variance for lot width, the width of the lot is greater than the 14 m width
minimum specified in the policy, and as noted is consistent with historical lot layouts for this
block. For these reasons, the requested variance is supportable.

Servicing
Servicing requirements call for Killarney Road fronting this subdivision to be widened to 6.0 m
complete with asphalt water control and a catch basin.

Stormwater management must be provided in accordance with the requirements of Schedule H
“Engineering Specifications” of the Subdivision Bylaw. This subdivision is within a Type Il
watershed area which requires stormwater storage, oil/grit separator or grass swale and
sediment basin.

Environment
Environmental Services has noted no environmental issues with the proposed development and
have indicated no objection to the proposed subdivision.

According to the arborists report by D. Clark Arboriculture, there are two bylaw protected trees
on the property. Both of these are in the rear of the property and would be retained along with
three existing maple trees in the rear. There are also five bylaw protected trees outside the
property lines — one in the front yard of each of the neighbouring properties, as well as three in
the boulevard fronting the subject property. None of these five trees would be impacted by the
proposed development and all are shown on associated plans to be retained. One non bylaw
protected small fruit tree is within the footprint of the dwelling for proposed Lot 2 and would be
removed. Parks notes that no Schedule | boulevard tree would be required provided the
Norway maple #700 is successfully preserved. The tree preservation plan does show this tree
to be protected and retained.

Climate Change and Sustainability

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.

The following is a summary of the Climate Change and Sustainability features and issues
related to the proposed development. It is important to note that this summary is not, and
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cannot be, an exhaustive list of issues nor a detailed discussion on this complex subject matter.
This section is simply meant to ensure this important issue is a key part of the deliberations on
the subject application.

Climate Change

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

The proposed development includes the following considerations related to mitigation and

adaptation:

e The proposal is an infill project located within the Urban Containment Boundary and Sewer
Service Area, that is able to use existing roads and infrastructure to service the
development;

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

o The proposal is located in the Village Neighbourhood area of the Cadboro Bay Local Area
and less than 100 m from the Cadboro Bay Village “Centre” where a range of commercial
and personal services are provided, employment opportunities exist, and where the majority
of future residential and commercial growth is to be focused as per the Official Community
Plan;

e The site is also within 585 m of Frank Hobbs Elementary School. Nearby parks include
Cadboro-Gyro Park (less than 300 m away), and Maynard Park (360 m away). As a rough
measure, in general a walking distance between 400 - 800 m is considered optimal in
encouraging the average person to walk to a service or access public transit, instead of
driving to their destination. Obviously, health, weather, comfort/ease of use related to
alternative transportation, and purpose of the trip all play a role in a person choosing a
particular travel mode;

e Sidewalk and cycling infrastructure are typical for a low density neighbourhood in Saanich.
Improvements still need to be made to further support and encourage walking and cycling
locally and in the Region;

e Proximity to public transit is good — north and southbound bus stops on Cadboro Bay Road
are located 62 m and 47 m away respectively, and are serviced by transit Route #11
(UVic/Tillicum Mall) with frequencies of 15 minutes or less during peak times. In addition,
Route #13 (UVic/10 Mile Point) has a stop 64 m away on Sinclair Road.

e The applicant has stated their willingness to commit to a BUILT GREEN® Gold, EnerGuide
82, or an equivalent level of energy efficiency for new dwellings constructed on Proposed
Lots 1 and 2; and

o The proposed development includes sufficient area for backyard gardening. Long term
plans call for a community garden in each Local Planning Area. An Agriculture and Food
Security Task Force will be considering ways to improve food security in the community.
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Sustainability

Environmental Integrity

This section includes the specific features of a proposal and how it impacts the natural
environment. Considerations include: 1) Land disturbance; 2) Nature conservation; and

3) Protecting water resources. The proposed development includes considerations related to
the natural environment, such as:

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

Social Well-being

This section includes the specific features of a proposal and how it impacts the social well-being
of our community. Considerations include: 1) Housing diversity; 2) Human-scale pedestrian
oriented developments; and 3) Community features. The proposed development includes the
following considerations related to social well-being, such as:

e Secondary Suites are permitted in this development. This housing option provides for
alternative forms of rental accommodation and supportive housing for immediate family
members. Suites also work to make a home purchase by young couples/families, and home
retention by aging seniors, relatively more affordable; and

e A range of outdoor, community, and recreation opportunities are available within reasonable
walking/cycling distance. Nearby parks include Maynard and Cadboro-Gyro Park.

Economic Vibrancy

This section includes the specific features of a proposal and how it impacts the economic
vibrancy of our community. Considerations include: 1) Employment; 2) Building local economy;
and 3) Long-term resiliency. The proposed development includes features related to economic
vibrancy, such as:

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

¢ Home based businesses would be permissible in this development; and
The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within the Cadboro
Bay Village “Centre”. The site is also less than 400 m from the University of Victoria
Campus.

CONCLUSION

The proposed rezoning and subdivision at 2558 Killarney Road, resulting in one new single
family dwelling lot (two lots in total), is consistent with the Official Community Plan which
contemplates limited infill in neighbourhoods inside the Urban Containment Boundary. The
proposal is also consistent with the Cadboro Bay Local Area Plan with respect to the proposed
residential land use and lot size.

The existing dwelling would be removed, and proposed Lots 1 and 2 would be identically sized
parcels of 647 m?, with a width of 15.18 m and a depth of 42.6 m. The proposed lot sizes and
configurations are compatible with the pattern of historical residential development in the
surrounding neighbourhood.
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The requested lot width variance of 0.82 m (2.6 ft) is relatively minor and would have negligible
impact on the street appearance or character of the neighbourhood. In addition, the lots would
simply be returning to their original historical state after an earlier consolidation from two lots to
one.

The applicant is reluctant to register a building scheme for the two lots, noting the lack of
consistency of dwelling type or style along Killarney Road. Staff concur with this observation.
That being said, the proposed RS-6 (Single Family Dwelling) Zone regulations would allow for
new dwellings on proposed Lots 1 and 2 that would have a maximum of 248 m? non-basement
gross floor area, which would be in keeping with the general size of other new homes in the
neighbourhood.

The applicant is willing to register a covenant to ensure that two new houses would be
constructed to a minimum BUILT GREEN® Gold, Energuide 82, or an equivalent level of energy
efficient building design and construction standard and would be designed to be solar ready. In
addition, the proposed covenant would also ensure that the sideyard setbacks would be
increased from the 1.5 m minimum required by the Zoning Bylaw to 2.0 m on the west side of
proposed Lot 1 and 2.5 m on the east side of proposed Lot 2 to address neighbour privacy
concerns.

For the above-noted reasons, Staff support the subject Rezoning and Development Variance
Application.
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Figure 1. Neighbourhood Context

Proposed Land Use

The proposed rezoning would accommodate a subdivision to create one additional lot for a total
of two lots. The proposed lots would have areas of 930 m? (Lot A) and 934 m? (Lot B). The
applicant has stated that likely, he will sell the lots to a developer who would remove the existing
house and construct two new houses. In the event that a buyer wishes to retain the existing
house on proposed Lot B and develop the other lot, the existing house would need to be
relocated as it now straddles the proposed lot line.
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Figure 2: Bird’s Eye View (Bing Maps)

Site and Building Design

The site drops in elevation about 3.6 m from southeast to northwest. In order to limit the
number of new driveways along Cordova Bay Road, both proposed lots would be accessed
using the existing driveway. An access easement would be required over proposed Lot A in
favour of proposed Lot B. Access to the lots from Ocean Park Place would not be possible
because it is a private strata road.

The applicant does not wish to provide house plans for the proposed lots. Based on the
proposed lot area, using the Floor Space Ratio regulation, the RS-12 Zone would permit a
house with a maximum 465 m? gross floor area (348 m? non-basement gross floor area) on
proposed Lot 1 and 467 m? gross floor area (350 m? non-basement gross floor area) on
proposed Lot 2. Each of the homes would be permitted to have a secondary suite.

In the event that a future purchaser of one of the lots wishes to retain the existing house, it
would need to be moved about 6.0 m east so that it fits within the lot lines and required setbacks
for proposed Lot B. This could be done by removing the attached two-car garage. The footprint
for the reduced house would be 136 m?, leaving enough room in the front yard to construct a
replacement garage and turning area.
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Figure 3: Proposed Subdivision
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The applicant has provided a form and character statement (Building Scheme) which includes a
commitment to sustainable building practices, construction to a minimum BUILT GREEN® Gold,
EnerGuide 82, or equivalent energy efficient standard, and new dwellings to be solar ready for
the future installation of solar photovoltaic or hot water heating systems. This commitment
would be secured by covenant.

Consultation

The applicant has stated that information about the proposed development was delivered to
immediate neighbours and to the strata president of the adjacent Ocean Park development.
No negative comments were received.

In addition, a presentation was made by the applicant to the Cordova Bay Association for
Community Affairs (CBACA).

A subdivision referral requesting comment about the proposal was sent by the Planning
Department to the CBACA and a response was received indicating no objections to the
proposal.

ALTERNATIVES

1. That Council approve the recommendation as outlined in the staff report.

The implications of this alternative are discussed in detail in the later sections of this report.

2. That Council reject the recommendations as outlined in the staff report.

Should Council decide to reject the recommendations contained in this report, the implications
are that the proposed rezoning and subdivision would not proceed. The subject property would
retain its current RS-18 zoning and the one existing single family dwelling would remain on the
lot.

3.  That Council provide alternate direction to Staff.

Should Council provide alternate direction to staff, such as redesign of the subdivision layout for
example, the implications are that staff would work with the applicant to address comments from
Council. The applicant would have his consultants undertake any necessary revisions to the
plans, and would resubmit the proposal, for review by staff and ultimately by Council. This
alternative would result in a delay in Council’s decision regarding the rezoning application.
FINANCIAL IMPLICATIONS

The proposal has no immediate implications related to the District of Saanich Financial Plan.

STRATEGIC PLAN IMPLICATIONS

The proposal has no implications related to the District of Saanich 2015-2018 Strategic Plan.
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PLANNING IMPLICATIONS

Policy
The following Saanich Planning Policies are most applicable to the subject proposal:

Official Community Plan (2008)

4211 “Support and implement the eight strategic initiatives of the Regional Growth
Strategy, namely: Keep urban settlement compact; Protect the integrity of rural
communities; Protect regional green and blue space; Manage natural resources and
the environment sustainably; Build complete communities; Improve housing
affordability; Increase transportation choice; and Strengthen the regional economy.”

4212 “Maintain the Urban Containment Boundary as the principal tool for growth
management in Saanich, and encourage all new development to locate within the
Urban Containment Boundary.”

4243 “Support the following building types and land uses in Neighbourhoods:
Single family dwellings;

Duplexes, tri-plexes, and four-plexes;

Townhouses;

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

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

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

Cordova Bay Local Area Plan (1998)
The property is designated “Residential I” on Map 7.1 of the Cordova Bay Local Area Plan. The
Local Area Plan policies applicable to this proposal are as follows:

5.1  “Encourage protection of indigenous vegetation, wildlife habitats, urban forest
landscapes and sensitive marine environments within Cordova Bay when considering
applications for change in land use”;

7.2 “Require a minimum lot area of 930 m?* within the area designated Residential | on Map
7.1, except:

(b) on lots shown on Map 7.1 to be serviced by the proposed Cordova Bay Road sewer
lift station, an average lot area of 930 m? may be considered only if significant
portions of the site are set aside for park and/or environmental protection.”

* excludes the area of the access strip for panhandle lots.

7.7 “Consider the impact of new development on established views through the rezoning,
development permit and subdivision process.”

Policy Analysis

The proposal is consistent with the Official Community Plan which contemplates limited infill in
neighbourhoods inside the Urban Containment Boundary. The proposed lots with areas of
930 m? (Lot A) and 934 m? (Lot B) would comply with Cordova Bay Local Area Plan, policy 7.1,
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which requires a minimum lot area of 930 m? and are generally consistent with the RS-12
zoned lots in the adjacent Lavinia Lane and Ocean Park Place subdivision.

The Official Community Plan also notes the importance of neighbourhood character and the role
of building style, exterior finish, massing, and height have on the effective integration of new
housing stock. The applicant has stated that any new homes on the lots would match the style
of the homes in the adjacent Ocean Park development. Building height would be maximized in
order to have the best ocean views. The applicant has submitted a form and character
statement (Building Scheme) that would be secured by covenant. It includes a commitment to
sustainable building practices, construction to a minimum BUILT GREEN® Gold, EnerGuide 82,
or equivalent energy efficient standard, and new dwellings to be solar ready for the future
installation of solar photovoltaic or hot water heating systems.

Servicing

The existing storm drain and sewer connections on Ocean Park Place would be used to service
both proposed lots. A private sewer and storm drain easement would be required across
proposed Lot B in favour of proposed Lot A. A water connection would be required for proposed
Lot A.

On-site stormwater management was not required for recent subdivisions in this area due to the
coastal location. The coastal bluffs in this area are unstable and excessive groundwater could
contribute to coastal erosion.

There are no road frontage requirements for this application. Cordova Bay Road between
Blenkinsop Road and Mount Douglas Park has bike lanes and a concrete sidewalk along the
north side.

Both proposed lots would be accessed using the existing driveway from Cordova Bay Road. An
access easement would be required over proposed Lot A in favour of proposed Lot B.

Environment

Tree resources on the property and municipal frontage consist of a mixture of native and non-
native species. A tree impact and retention report prepared by Talbot Mackenzie & Associates
Consulting Arborists identified a total of 9 trees including 5 bylaw-protected trees (1 Pacific Yew
and 4 Douglas-fir) within the property boundaries and 10 trees outside the site along the
Cordova Bay Road, Ocean Park Lane and Ocean Park Place boulevards. The boulevard trees
include a native willow along Cordova Bay Road and a row of young Red Maple and Honey
Locust trees located on the Ocean Park Lane and Ocean Park Place common property strata
road. A row of Western Red Cedar trees also grow as a hedge along the front (Cordova Bay
Road) property line.

Four bylaw protected trees (a Pacific Yew and three Douglas-fir trees) and one non-protected
tree are located where it is unlikely that they can be protected and retained. A total of 4 trees on
the site, including a bylaw protected Douglas-fir tree and three non-protected trees, can be
isolated from the construction impacts and retained (see Figure 2). The Tree Protection Bylaw
requires one replacement tree for each tree removed. One boulevard tree would also be
required.

When the adjacent Ocean Park subdivision was approved, Council requested covenant
protection for the trees and other native vegetation along the Cordova Bay Road frontage in
order to maintain the “green” approach to Mount Douglas Park. The applicant has indicated that
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he would not be opposed to a similar covenant. If a similar covenant is registered on the
subject property, the planting of one boulevard tree would not be required.

Figure 4: Cordova Bay Road Streetscape Looking East
CLIMATE CHANGE AND SUSTAINABILITY

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.

The following is a summary of the Climate Change and Sustainability features and issues
related to the proposed development. It is important to note that this summary is not, and
cannot be, an exhaustive list of issues nor a detailed discussion on this complex subject matter.
This section is simply meant to ensure this important issue is a key part of the deliberations on
the subject application.

Climate Change

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

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

e The proposal is an infill project located within the Urban Containment Boundary and Sewer
Service Area, that is able to use existing roads and infrastructure to service the
development;

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

o A sidewalk and cycling lanes are available along Cordova Bay Road fronting this
development. These facilities support and encourage walking and cycling locally and in the
Region;

e Public transit is available along Cordova Bay Road, Monday to Saturday, at 30 to 40 minute
intervals week days and less frequently on Saturdays - a transit stop for Bus #39 is
approximately 100 m to the west at Lavinia Lane;

e Atotal of nine trees were identified on the site. Five of the trees are bylaw-protected. Four
of the bylaw-protected trees would likely need to be removed. One for one replacement
would be required. Four trees on the site, including a bylaw protected Douglas-fir tree would
be retained;

¢ Covenant protection would be provided for the trees and other native vegetation along the
Cordova Bay Road frontage in order to maintain the “green” approach to Mount Douglas
Park. An existing retaining wall along the frontage would also be retained to provide sound
attenuation for the proposed new dwellings;

e The applicant has committed to sustainable building practices and the development would
be constructed to a minimum BUILT GREEN® Gold, EnerGuide 82, or equivalent energy
efficient standard, which would be secured by covenant;

o The applicant has indicated that any new dwellings to be constructed on the proposed lots
would include the necessary conduit and piping to be considered solar ready for the future
installation of solar photovoltaic or hot water heating systems. This commitment would be
secured by covenant; and

o The proposed development includes sufficient area for backyard gardening, although the
tree cover may shade portions of these areas. Long-term plans call for a community garden
in each Local Planning Area. An Agriculture and Food Security Task Force will be
considering ways to improve food security in the community.

Sustainability

Environmental Integrity

This section includes the specific features of a proposal and how it impacts the natural
environment. Considerations include: 1) Land disturbance; 2) Nature conservation; and
3) Protecting water resources.

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

e The proposal is an infill development in an already urbanized area without putting pressures
onto rural areas; and

o A Pacific Yew and three Douglas-fir trees are located where it is unlikely that they can be
protected and retained. One replacement tree would be provided for each tree removed.

Social Well-being

This section includes the specific features of a proposal and how it impacts the social well-being
of our community. Considerations include: 1) Housing diversity; 2) Human-scale pedestrian
oriented developments; and 3) Community features.

The proposed development includes the following features related to social well-being:

e An existing retaining wall along the front property boundary would be retained to provide
sound attenuation for the proposed new dwellings;

e Secondary Suites are permitted in this development. This housing option provides for
alternative forms of rental accommodation and supportive housing for immediate family
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members. Suites also work to make a home purchase by young couples/families, and home
retention by aging seniors, relatively more affordable; and

e A range of outdoor, community, and recreation opportunities are available to serve the
neighbourhood. Mount Douglas Park is 500 m to the east along Cordova Bay Road. Other
nearby community facilities include McMinn Park (1.5 km), and Saanich Commonwealth
Place Community Recreation Centre (3.2 km).

Economic Vibrancy

This section includes the specific features of a proposal and how it impacts the economic
vibrancy of our community. Considerations include: 1) Employment; 2) Building local economy;
and 3) Long-term resiliency.

The proposed development includes the following features related to economic vibrancy:

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

¢ Home based businesses would be permissible in this development; and

o The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within the Broadmead
Village Shopping Centre.

CONCLUSION

The proposed subdivision at 4623 Cordova Bay Road would comply with the Official Community
Plan which contemplates limited infill in neighbourhoods inside the Urban Containment
Boundary. The proposed lots with areas of 930 m? (Lot A) and 934 m? (Lot B) would comply
with Cordova Bay Local Area Plan, policy 7.1, which requires a minimum lot area of 930 m? and
are generally consistent with the RS-12 zoned lots in the adjacent Lavinia Lane and Ocean Park
Place subdivision.

Based on the proposed lot area, the RS-12 Zone would permit a house with a maximum 465 m?
gross floor area (348 m? non-basement gross floor area) on proposed Lot 1 and 467 m? gross
floor area (350 m? non-basement gross floor area) on proposed Lot 2. Homes of this size would
be equivalent to the maximum permitted 348 m? non-basement gross floor area for the RS-10
Zone and would be in keeping with other new homes in the neighbourhood. The architectural
style of any new homes on the lots would match homes in the adjacent Ocean Park
development.

The applicant has provided a form and character statement (Building Scheme) which includes a
commitment to sustainable building practices, construction to a minimum BUILT GREEN® Gold,
EnerGuide 82, or equivalent energy efficient standard, and new dwellings to be solar ready for
the future installation of solar photovoltaic or hot water heating systems. This commitment
would be secured by covenant.

Four bylaw-protected trees (a Pacific Yew and three Douglas-fir trees) and one non-protected
tree are located where it is unlikely that they can be protected and retained. The tree bylaw
requires one replacement tree for each tree removed. The applicant has indicated that he
would not be opposed to a covenant to protect trees and other native vegetation along the
Cordova Bay Road frontage in order to maintain the “green” approach to Mount Douglas Park.
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