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I. 6:00 P.M., COMMITTEE ROOM NO. 2 
That the meeting be closed to the public in accordance with the Community Charter, Part 4, Division 3, 
90 (1) (a) and 90 (2) (b) as the matters being considered relate to personal information about an 
identifiable individual who is being considered for a position appointed by the municipality and relating to 
negotiations between the municipality and a provincial government or the federal government or both and 
a third party. 
 

II. 7:00 P.M., COUNCIL CHAMBERS 
 

A. DELEGATION 
 

1. FRIENDS OF MOUNT DOUGLAS PARK SOCIETY – Presentation of the third edition of the 
Society’s Park Plan 
 

B. ADOPTION OF MINUTES 
 

1. Council meeting held July 24, 2017 
2. Committee of the Whole meeting held July 24, 2017 
 

C. BYLAWS FOR FINAL READING  
 

1. SEWER CAPITAL PROGRAM LOAN AUTHORIZATION BYLAW 
Final Reading of “Sewer Capital Program Loan Authorization, 2017, No. 9431”.  To authorize 
borrowing of $1,500,000 for improvements to the sewer system in the Sewer Service Area. 
 

2. STORM DRAINAGE CAPITAL PROGRAM LOAN AUTHORIZATION BYLAW 
Final Reading of “Storm Drainage Capital Program Loan Authorization Bylaw, 2017, No. 9432”. 
To authorize borrowing of $1,500,000 for improvements to the storm drainage system. 
 

3. TRANSPORTATION CAPITAL PROGRAM LOAN AUTHORIZATION BYLAW 
Final Reading of “Transportation Capital Program Loan Authorization Bylaw, 2017, No. 9433”. To 
authorize borrowing of $2,000,000 for improvements to the transportation infrastructure.  
 

4. PARKS CAPITAL PROGRAM LOAN AUTHORIZATION BYLAW 
Final Reading of “Parks Capital Program Loan Authorization Bylaw, 2017, No. 9434”. To authorize 
borrowing of $1,300,000 for improvements to the parks infrastructure.  

 
D. BYLAW FOR FIRST READING (SUBJECT TO A PUBLIC HEARING) 

 
1. 1649 & 1653 ALDERWOOD STREET – REZONING TO RS-4 

First Reading of “Zoning Bylaw, 2003, Amendment Bylaw, 2017, No. 9455”.  To rezone from RS-
6 (Single Family Dwelling) zone to RS-4 (Single Family Dwelling) zone in order to create an 
additional lot, for a total of three parcels.   

 
 
 

E. PUBLIC INPUT (ON BUSINESS ITEMS F, G, H, I) 
 

F. BYLAWS FOR THREE READINGS 
 

1. DEVELOPMENT COST CHARGE BYLAWS 

Report of the Director of Finance dated August 4, 2017 recommending that Council rescind Third 
Reading of Bylaw 9402 and Bylaw 9403 and give Third Reading to the bylaws as amended, and 
give three readings to Bylaws 9436, 9437 and 9438: 
 

 

AGENDA 

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

770 Vernon Avenue 
MONDAY, AUGUST 14, 2017 
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 Development Cost Charges Bylaw, 1997, Amendment Bylaw, 2016, No. 9402 
 Development Cost Charge Reserve Fund Transfers Bylaw, 2016, No. 9403 
 Specific Area Capital Projects Reserve Fund Bylaw, 2017, No. 9436 
 Development Cost Charge Reserve Fund Bylaw – Neighbourhood and Community Parks, 

2017, No. 9437 
 Development Cost Charge Reserve Fund – Cordova Bay – Roads Bylaw, 2017, No. 9438 

 
 
 

G. RESOLUTIONS FOR ADOPTION 
 

1. AMENDED 2017 SCHEDULE OF COUNCIL MEETINGS FOR THE UPCOMING BY-ELECTION 
Report of the Manager, Legislative Services dated August 8, 2017 recommending that Council 
suspend the rules in the Council Procedure Bylaw to allow for the regular Council meeting of 
September 11, 2017 to be held; and that notification be given of a Special Council meeting to be 
held on Tuesday, September 19, 2017. 

 

2. INTEREST FREE LOAN TERMS FOR THE HORTICULTURE CENTRE OF THE PACIFIC 
Report of the Director of Finance dated August 4, 2017 recommending that Council approve the 
amendment to the loan agreement with the Horticulture Centre of the Pacific Society. 
 

 
 

H. RECOMMENDATIONS FROM COMMITTEES 
 

1. ENVIRONMENT AND NATURAL AREAS ADVISORY COMMITTEE - WEST COAST LAW 
INITIATIVE 
Recommendation from the June 21, 2017 Environment and Natural Areas Advisory Committee 
meeting that Council send a letter to major fossil fuel companies, modeled after the sample letter 
provided by the West Coast Environmental Law Group, addressing the fossil fuel industry’s roles 
and responsibilities in climate change effects on the Municipality of Saanich.  

 
I. REPORTS FROM MEMBERS OF COUNCIL 

 
1. REAFFIRMING IN 2017 THAT SAANICH IS A NUCLEAR WEAPONS FREE ZONE (NWFZ) 

Further to the Notice of Motion at the July 24, 2017 Council meeting, report from Councillor 
Haynes dated July 28, 2017 recommending that Council reaffirm the declaration of June 6, 1983 
that the District of Saanich is a Nuclear Weapons Free Zone. 
 

 

 
 

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

 

 
  

1. 1806 SAN JUAN AVENUE – DEVELOPMENT VARIANCE PERMIT 
Report of the Director of Planning dated July 10, 2017 recommending that Council approve 
Development Variance Permit DVP00379 to remove the existing church steeple and construct a 
new steeple designed to accommodate telecommunications equipment. A variance for height is 
requested.  
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2. 3541 SHELBOURNE STREET – TEMPORARY USE PERMIT RENEWAL 
Report of the Director of Planning dated July 11, 2017 recommending that Council approve the 
application to renew Temporary Use Permit TUP00006 for an additional three years to enable 
the continued use of an existing single family dwelling for a Community Kitchen and Food 
Resource Centre. 

 
 

3. 4431 AND 4441 INTERURBAN ROAD – DEVELOPMENT VARIANCE PERMIT 
Report of the Director of Planning dated July 28, 2017 recommending that Council approve 
Development Variance Permit DVP00389 for the proposed Centre of Health and Wellness (CHW) 
building at the Camosun College Interurban Campus. Variances are requested for side yard 
setback, building height and parking.  

 

 
* * * Adjournment * * * 

 

“IN CAMERA” COUNCIL MEETING IMMEDIATELY FOLLOWS 
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THE CORPORATION OF THE DISTRICT OF SAANICH 

BYLAW NO. 9431  

TO AUTHORIZE BORROWING FOR  
SEWER CAPITAL PROGRAM 

 
 

WHEREAS it is deemed desirable and expedient to improve the sewer system in 
the Sewer Service Area of the Municipality of Saanich; 

 
AND WHEREAS the estimated cost including expenses incidental thereto is the 

sum of $1,500,000 which is the amount of debt intended to be created by this bylaw; 
 
NOW THEREFORE, the Municipal Council of The Corporation of the District of 

Saanich in open meeting assembled, enacts as follows: 
 
1.  The Council is hereby empowered and authorized to undertake and carry out or cause to 

be carried out, the construction of (improvements) to the sewer system in the Sewer 
Service Area of the Municipality of Saanich, generally in accordance with general plans 
on file in the municipal office and to do all things necessary in connection therewith and 
without limiting the generality of the foregoing, to borrow upon the credit of the 
Municipality, a sum not exceeding $1,500,000. 

 
2.  The maximum term for which debentures may be issued to secure the debt created by 

this bylaw is 15 years. 
 
3.  This bylaw may be cited as the "SEWER CAPITAL PROGRAM LOAN 

AUTHORIZATION BYLAW, 2017, No. 9431". 
 
Read a first time this 8th day of May, 2017. 
 
Read a second time this 8th day of May, 2017. 
 
Read a third time this 8th day of May, 2017. 
 
Received the approval of the Inspector of Municipalities on the 
 
Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of The Corporation 
on the 
 

 
      

____________________________      _________________________ 
         Municipal Clerk         Mayor 
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THE CORPORATION OF THE DISTRICT OF SAANICH 

BYLAW NO. 9432  

TO AUTHORIZE BORROWING FOR  
STORM DRAINAGE CAPITAL PROGRAM 

 
 

WHEREAS it is deemed desirable and expedient to construct (improve) the storm 
drainage system in the Municipality of Saanich; 

 
AND WHEREAS the estimated cost including expenses incidental thereto is the 

sum of $1,500,000 which is the amount of debt intended to be created by this bylaw; 
 
NOW THEREFORE, the Municipal Council of The Corporation of the District of 

Saanich in open meeting assembled, enacts as follows: 
 
1.  The Council is hereby empowered and authorized to undertake and carry out or cause to 

be carried out, the construction of (improvements) to the storm drainage system, 
generally in accordance with general plans on file in the municipal office and to do all 
things necessary in connection therewith and without limiting the generality of the 
foregoing, to borrow upon the credit of the Municipality, a sum not exceeding $1,500,000. 

 
2.  The maximum term for which debentures may be issued to secure the debt created by 

this bylaw is 15 years. 
 
3.  This bylaw may be cited as the "STORM DRAINAGE CAPITAL PROGRAM LOAN 

AUTHORIZATION BYLAW, 2017, No. 9432". 
 
Read a first time this 8th day of May, 2017. 
 
Read a second time this 8th day of May, 2017. 
 
Read a third time this 8th day of May, 2017. 
 
Received the approval of the Inspector of Municipalities on the 
 
Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of The Corporation 
on the 
 
 

 
      

____________________________       _________________________ 
          Municipal Clerk        Mayor 

                                   

6



THE CORPORATION OF THE DISTRICT OF SAANICH 

BYLAW NO. 9433  

TO AUTHORIZE BORROWING FOR  
TRANSPORTATION CAPITAL PROGRAM 

 
 

WHEREAS it is deemed desirable and expedient to construct (improve) the 
transportation infrastructure in the Municipality of Saanich; 

 
AND WHEREAS the estimated cost including expenses incidental thereto is the 

sum of $2,000,000 which is the amount of debt intended to be created by this bylaw; 
 
NOW THEREFORE, the Municipal Council of The Corporation of the District of 

Saanich in open meeting assembled, enacts as follows: 
 
1.  The Council is hereby empowered and authorized to undertake and carry out or cause to 

be carried out, the construction of (improvements) to the transportation infrastructure, 
generally in accordance with general plans on file in the municipal office and to do all 
things necessary in connection therewith and without limiting the generality of the 
foregoing, to borrow upon the credit of the Municipality, a sum not exceeding $2,000,000. 

 
2.  The maximum term for which debentures may be issued to secure the debt created by 

this bylaw is 15 years. 
 
3.  This bylaw may be cited as the "TRANSPORTATION CAPITAL PROGRAM LOAN 

AUTHORIZATION BYLAW, 2017, No. 9433". 
 
Read a first time this 8th day of May, 2017. 
 
Read a second time this 8th day of May, 2017. 
 
Read a third time this 8th day of May, 2017. 
 
Received the approval of the Inspector of Municipalities on the 
 
Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of The Corporation 
on the 
 
 
 
____________________________         _________________________ 

         Municipal Clerk           Mayor 
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THE CORPORATION OF THE DISTRICT OF SAANICH 

BYLAW NO. 9434  

TO AUTHORIZE BORROWING FOR  
PARKS CAPITAL PROGRAM 

 
 

WHEREAS it is deemed desirable and expedient to construct (improve) the parks 
infrastructure in the Municipality of Saanich; 

 
AND WHEREAS the estimated cost including expenses incidental thereto is the 

sum of $1,300,000 which is the amount of debt intended to be created by this bylaw; 
 
NOW THEREFORE, the Municipal Council of The Corporation of the District of 

Saanich in open meeting assembled, enacts as follows: 
 
1.  The Council is hereby empowered and authorized to undertake and carry out or cause to 

be carried out, the construction of (improvements) to the parks infrastructure, generally in 
accordance with general plans on file in the municipal office and to do all things 
necessary in connection therewith and without limiting the generality of the foregoing, to 
borrow upon the credit of the Municipality, a sum not exceeding $1,300,000. 

 
2.  The maximum term for which debentures may be issued to secure the debt created by 

this bylaw is 15 years. 
 
3.  This bylaw may be cited as the "PARKS CAPITAL PROGRAM LOAN 

AUTHORIZATION BYLAW, 2017, No. 9434". 
 
Read a first time this 8th day of May, 2017. 
 
Read a second time this 8th day of May, 2017. 
 
Read a third time this 8th day of May, 2017. 
 
Received the approval of the Inspector of Municipalities on the 
 
Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of The Corporation 
on the 
 
 
 
____________________________         _________________________ 

         Municipal Clerk            Mayor 
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THE CORPORATION OF THE DISTRICT OF SAANICH 
 

BYLAW NO. 9455 
 

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

 
 
 
The Municipal Council of The Corporation of the District of Saanich enacts as follows: 
 
1) Bylaw No. 8200, being the "Zoning Bylaw, 2003" is hereby amended by deleting from Zone 

RS-6 and adding to Zone RS-4 the following lands: 
  

Lot 22, Section 56, Victoria District, Plan 18261 
   

(1649 Alderwood Street) 
 
Lot 5, Section 56, Victoria District, Plan EPP65180 
 
(1653 Alderwood Street) 
 

2) This Bylaw may be cited for all purposes as the "ZONING BYLAW, 2003, AMENDMENT 
BYLAW, 2017, NO. 9455". 

 
 
Read a first time this  
 
Public Hearing held at the Municipal Hall on the  
 
Read a second time this  
 
Read a third time this  
 
 
Adopted by Council, signed by the Mayor and Clerk and sealed with the Seal of the Corporation on 
the 
 
 
 
      
 Municipal Clerk Mayor 
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COMMITTEE OF THE WHOLE MEETING MINUTES July 24, 2017 
 

   

1410-04 
Report - 
Planning 
 
xref:  2870-30 
Alderwood 
Street 

1649 & 1653 ALDERWOOD STREET – SUBDIVISION, REZONING AND 
DEVELOPMENT VARIANCE PERMIT APPLICATION 
Report of the Director of Planning dated July 11, 2017 recommending that Council 
support the application to rezone from RS-6 (Single Family Dwelling) zone to RS-4 
(Single Family Dwelling) zone for a proposed subdivision to create one additional 
lot, for a total of three parcels and that Final Reading of the Zoning Amendment 
Bylaw be withheld pending registration of a covenant for the items outlined in the 
report.  Variances are requested for lot width. 
 
APPLICANT: 
P. Jawl, Blair Street Properties and C. Pringle, Cadillac Homes, presented to 
Council and highlighted: 
- The application is to subdivide to create one additional lot to build a total of three 

homes. 
- The public pathway has already been built and existing services are in place. 
- The proposed dwellings will be approximately 2,000-2,200 square feet and each 

will have a secondary suite. 
- The proposed development will include the necessary conduits to be solar ready, 

be constructed to a BUILT GREEN® Gold standard and will fit within the character 
of the neighbourhood.  

 
 
PUBLIC INPUT: 
Nil 
 
 
COUNCIL DELIBERATIONS: 
 

Motion: MOVED by Councillor Haynes and Seconded by Councillor Brice: “That a 
Public Hearing be called to further consider the rezoning application on Lot 5, 
Section 56, Victoria District, Plan EPP65180 (1653 Alderwood Street) and Lot 
22, Section 56, Victoria District, Plan 18261 (1649 Alderwood Street).”  
 
 
Councillor Haynes stated: 
- The proposed development will increase the housing stock; the addition of the 

public pathway is appreciated. 
 
 

Councillor Brice stated: 
- This is an appropriate location for infill; it is close to schools and the Shelbourne 

centre. 
 
Councillor Sanders stated: 
- The public pathway is appreciated. 

 
The Motion was then Put and CARRIED
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SPECIAL COMMITTEE OF THE WHOLE MINUTES FINANCIAL PLAN 
 

 

   

 
5690-30 
Horticultural 
Centre of the 
Pacific Society 

HORTICULTURAL CENTRE OF THE PACIFIC SOCIETY – REQUEST 
FOR INTEREST FREE LOAN 
Report from the Director of Finance dated March 23, 2017 recommending 
Council approve the requested agreement amendment for the Horticultural 
Centre of the Pacific Society interest free loan to a 25-year repayment 
schedule at $8,640 per year subject to public notification. 
 
 

MOVED by Councillor Brice and Seconded by Councillor Wergeland: 
“That it be recommended that Council approve the request for an 
agreement amendment for the Horticultural Centre of the Pacific 
Society interest free loan to a 25-year repayment schedule, subject to 
public notification.” 
 

CARRIED
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Environment and Natural Areas Advisory Committee – minutes  
June 21, 2017. 

 
WEST COAST LAW INITIATIVE 
 
The Chair facilitated a continued discussion on the West Coast Law Initiative, and the following 
highlights are noted: 

 The concept of requesting assistance from big oil companies to address climate 
change impacts in Saanich is supported by the Strategic Plan and aligns with 
Saanich efforts to reduce the municipal carbon footprint. 

 Oil companies have a share of responsibility for climate change impacts to Saanich 
infrastructure. 

 A letter could be sent to Saanich residents outlining how fossil fuel use impacts 
municipal costs. 

 
Motion: MOVED by G. Klima and Seconded by M. Haig-Brown: “That the 

Environment and Natural Areas Advisory Committee request that 
Council send a letter to major fossil fuel companies, modeled after 
the sample letter provided by the West Coast Environmental Law 
Group, addressing the fossil fuel industry’s roles and 
responsibilities in climate change effects on the Municipality of 
Saanich.” 

CARRIED 
With H. Drage OPPOSED 
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Environment and Natural Areas Advisory Committee – minutes  
May 17, 2017. 

 
 
WEST COAST LAW GROUP INITIATIVE 

 
Mr. Andrew Gage with West Coast Environmental Law gave the Committee a presentation of an 
initiative that they have been formulating.  The following highlights are noted: 
 

 Climate change has substantial costs to municipalities for upgrading infrastructure to 
address rising sea levels and other associated climate changes. 

 The West Coast Environmental Law group is proposing a letter be sent to big oil 
companies requesting compensation for climate costs that the tax payer will have to 
address. 

 A new conversation should be started, addressing the economic impacts of climate 
change and the roles/ responsibilities of local governments and the fossil fuel 
industry. 

 Society routinely hears of the benefits of the fossil fuel economy which does not take 
into account the costs of the fossil fuel economy.  Looking at the two parts of the 
fossil fuel economy together gives a more accurate picture of the true costs. 

 Large global companies should not be permitted to continue to profit in the billions 
with no financial responsibility to local communities that are facing large expenditures 
to address the impacts of the fossil fuel industry. 

 Conversations have started in BC and in countries around the world. 
 Accountability cannot be 100% on the individual user, the companies that profit from 

climate change inducing products must take responsibility for their share of the 
expenses, cradle to grave lifecycle of the products they produce. 

 A draft letter illustrating a request to fossil fuel companies to assist with climate 
change infrastructure upgrades will be electronically circulated to the Committee 
members for discussion at a future meeting. 
 

Committee discussion occurred and the following highlights are noted: 
 

 It is a sound idea to have companies who profit for the sale of fossil fuels to have a 
share in the responsibility to pay for the damage that their products cause. 

 Traditionally CO2 emissions seem to have been shielded from the “pollute and pay” 
responsibility. 

 End user taxes hide company responsibility and disproportionately burdens the 
individual.  

 Some companies that have been faced with large expenses related to the damage 
caused by their products/actions go bankrupt and resulting in little or no 
compensation to address the damage. 

 The fossil fuel enabling environment must be addressed-capitalist model, economic 
impacts and jobs. 

 A letter should be sent after Saanich quantifies the anticipated infrastructure costs 
due to the impacts of climate change. 

 Municipalities could quantify their anticipated future infrastructure costs and use 
these numbers to request financial assistance from the fossil fuel companies. 
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DVP00379  July 10, 2017 

Page 2 of 7 

 

 

Figure 1:  Neighbourhood Context 
 
Cable trays for electrical wiring and remote radio head (RRH) equipment would be mounted to 
the wall of the church below the steeple and covered with cedar panel screening to match the 
exterior wall. 
 
A fenced enclosure with an 11 m2 footprint would be sited adjacent to the northeast building 
face to enclose and screen accessory equipment.  The proposed enclosure would be 
constructed with cedar fence panels.      
     
Variance 
A variance of 6.8 m is requested to increase the permitted height of the steeple from 10 m as 
permitted in the Zoning Bylaw, to 16.8 m.  The existing non-conforming steeple is currently 16 m 
in height, as such the actual increase in height from the existing condition is 0.8 m.    
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Consultation 
Prior to making their submission, the applicant mailed notices to 16 of the adjacent neighbours 
seeking input.  Information was also provided to the Gordon Head Residents’ Association who 
advised the applicant that the Gordon Head Residents’ Association Board discussed it and no 
concerns were raised. 
 
A formal referral was sent from the Planning Department to the Gordon Head Residents’ 
Association in regard to the height variance.  A response was received indicating they have no 
objections to the proposal.  
 
In terms of policy, when new antennas are proposed that would be mounted on existing 
buildings and the height would not be increased by more than 25%, they are exempt from the 
public consultation requirements under Industry Canada Regulations.  In this case the height 
increase is only 5%, therefore consultation regarding the antenna under Industry Canada 
Regulations is not required.  In addition, the proposed antennas would be considered a small 
antenna, making them exempt from the public consultation process under Saanich Antenna 
Policy 1/ANT.  “Small antennas” have a frontal area of 1.6 m2 or less.  
 

 
Figure 2:  Site Plan   
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Photograph 1:  Looking Northwest from San Juan Avenue 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
   
 
 
 
 
 
 
 
 
 
 
 

Photograph 2:  Existing Steeple 
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Figure 3:  Existing Steeple 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Figure 4:  Proposed Steeple  
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ALTERNATIVES 
 
1. That Council approve the recommendation as outlined in the staff report.  

 
The implications of this alternative are discussed in detail in the latter sections of this report. 
 
2.  That Council reject the recommendation as outlined in the staff report.  
 
Should Council decide to reject the recommendation contained in this report, the implications 
are that the steeple would not be changed on the church.  The applicant would still be able to 
mount the proposed antennas on the building without requiring approval from Saanich.  
 
3.  That Council provide alternate direction to Staff. 
 
Should Council provide alternate direction to staff 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. 
  
FINANCIAL IMPLICATIONS 
 
There are no implications related to the District of Saanich Financial Plan. 
 
STRATEGIC PLAN IMPLICATIONS 
 
There are 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) 
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.” 

 
4.2.4.4 “Support institutional land uses that fit with the character of residential neighbourhoods.” 
 
Gordon Head Local Area Plan (2007) 
7.3 “Require that site design, building scale, and landscaping for institutions respect 

neighbourhood character and the natural environment.” 
 
Analysis 
The construction of the proposed steeple would see a relatively minor increase in height and 
massing compared to the existing steeple (increase height of .8m).  It would have minimal 
impact to the overall character of the building and enclosing the new antennas would be 
preferred in order to mitigate any aesthetic impacts.  Associated telecommunication equipment 
has also been enclosed behind panelling or fencing to again reduce any visual impacts on 
neighbours and complement the design of the church.  
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TUP00006  July 11, 2017 

 

 

Page 2 of 6 

current location, or the applicant could apply to rezone the property to allow for the Community 
Kitchen to continue. 

Figure 1:  Neighbourhood Context  

Site and Building Design  
No changes to the exterior of the building or additional structures are proposed.  The property 
would continue to retain its residential character and single family dwelling form.  A parking 
variance was granted in 2014 to vary the required on-site parking from six spaces to two 
spaces.  Parking for two vehicles would continue to be available on-site.   
 
For those who must drive to the site, the Community Kitchen entered into a parking agreement 
with the Shelbourne Street Church of Christ located nearby at 3460 Shelbourne Street for use of 
six parking spaces in their north parking lot.  The parking lot is located 75 m away from the site 
via the pedestrian controlled intersection at Cedar Avenue.  The agreement provides for 
Community Kitchen use of the spaces between 7:30 am and 9:30 pm, Monday to Saturday 
except when special events are scheduled at the church.  This agreement would remain in 
place. 
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  Figure 2:  Site Plan  

SHELBOURNE STREET 

56



TUP00006  July 11, 2017 

 

 

Page 4 of 6 

CONSULTATION 
 
Referrals were sent from the Planning Department to Mt. Tolmie Community Association and 
Camosun Community Association.  Renewal of the Temporary Use Permit to permit the 
Shelbourne Community Kitchen to operate at 3541 Shelbourne Street for an additional three 
years is supported by both Mt. Tolmie Community Association and Camosun Community 
Association who are partners in the organization.  In addition, several letters have been 
received from neighbours and clients of the Community Kitchen in support of the permit renewal 
request.   
 
Saanich Bylaw Enforcement has stated that there have been no bylaw enforcement cases 
related the Shelbourne Community Kitchen in the three years that it has been in operation. 
 
ALTERNATIVES 
 
1. That Council approve the recommendation as outlined in the staff report. 
 
The implications of this alternative are discussed in detail in the latter sections of this report. 
 
2. That Council reject the recommendation as outlined in the staff report. 
 
Should Council decide not to renew the Temporary Use Permit for the Shelbourne Community 
Kitchen, the implications are that the Community Kitchen would need to discontinue the 
temporary use at its current location by September 16, 2017 or seek rezoning to an appropriate 
assembly zone. 
 
3. That Council provide alternate direction to Staff. 
 
Should Council provide alternative direction to staff, staff would work with the Shelbourne 
Community Kitchen to address comments from Council.  This alternative would result in a delay 
in Council’s decision regarding the TUP Renewal application. 
 
FINANCIAL IMPLICATIONS 
 
There are no immediate implications related to the District of Saanich Financial Plan. 
 
STRATEGIC PLAN IMPLICATIONS 
 
There are 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) 
 
4.2.4.4. “Support institutional land uses that fit with the character of residential neighbourhoods.” 

57



TUP00006  July 11, 2017 

 

 

Page 5 of 6 

5.1.1.1.  “Ensure a healthy, sustainable and stable food supply by working with the Capital  
Regional District, the Province, food producers, the Vancouver Island Health 
Authority, municipalities, and other stakeholders to develop a long-term plan for 
improving local and regional food security.” 
 

5.1.1.12. “Strengthen local sustainable agriculture by supporting ‘backyard gardening’ and  
  community garden initiatives.” 
 

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.” 

 
Shelbourne Local Area Plan (1998) 
 
10.5  “Review applications for new institutional uses or expanded facilities and minimize 

disruption to residential areas by:  
  

a)  Prohibiting any access or egress via residential streets.  
   b)  Requiring that parking areas are adequately screened or located away from 

residential property to minimize noise and visual impacts.  
  c)  Considering the expected hours of operation and functions of the use.”  
 
Shelbourne Valley Action Plan (2017) 
 
5.3.7  “Consider new locations for small neighbourhood oriented commercial uses on major 

and collector roads outside the Valley’s designated Centres and Villages.” 
 

Analysis 
The Shelbourne Community Kitchen is consistent with Official Community Plan policies 
supporting improved local and regional food security.  Being a collaboration between faith 
organizations and local community associations, it provides new learning opportunities which 
aid in community capacity building while maintaining the residential character of the 
neighbourhood.  It is also consistent with Shelbourne Valley Action Plan policy 5.3.7 which 
supports small neighbourhood oriented commercial uses on major and collector roads outside 
the Valley’s designated “Centres” and “Villages”. 
 
The use of an existing dwelling to accommodate the Community Kitchen on an interim basis has 
allowed the Community Kitchen to establish as an organization while it seeks a permanent 
location in the Shelbourne Valley.  The site is centrally located in the Shelbourne Valley and it is 
serviced by frequent transit along Shelbourne Street.  The Kitchen provides a much needed 
community service for community members living on low incomes. 
 
The Community Kitchen has stated that the organization has experienced significant growth 
since its beginning in 2013, and it continues to broaden its financial and volunteer base.  The 
Community Kitchen is working on the creation of a strategic action plan to ensure financial 
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Figure 1:  Neighbourhood Context (subject properties shown consolidated) 

Glendale Lands Memorandum of Understanding 
The site, part of Camosun College, was part of the former Glendale Lands which were the 
subject of an extensive planning process between 1992 and 1996, which included an 
Environmental and Social Review (ESR).  The outcome was a rationalization of lot boundaries 
and zoning, provincial/municipal land exchanges to maximize open space opportunities, and a 
Memorandum of Understanding (MOU) between Saanich, British Columbia Buildings 
Corporation, Camosun College, and the Province.   
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The MOU, which is still in effect, was intended to protect environmentally sensitive areas and 
provide for new institutional uses, parkland and trails. 
 
Relevant clauses of the MOU relate to off-site road improvements, Transportation Demand 
Management (TDM), biophysical and animal habitat assessments and design guidelines for site 
and building design work on the lands. 
 

 
 

Figure 2:  Neighbourhood Context - Air photo 
 
Proposed Land Use 
The P-1 (Assembly) Zone includes College as a permitted use, therefore the proposed CHW 
building is acceptable from a land use perspective.  The P-1 Zone does not specify a maximum 
density, however the proposed Floor Space Ratio (FSR) of the building would be 0.16, while the 
lot coverage would be 6.17%.  Efforts have been made to minimize impacts to the surrounding 
natural areas by locating the building in an open, previously disturbed area. Variances are 
requested for interior lot line setback, building height, and parking. 
 
A new parking lot with 193 stalls would be constructed north of the proposed building site.  
 
The School for Health and Human Services would be moving from Camosun’s Lansdowne 
Campus to the Interurban Campus and would occupy the proposed CHW building. 
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Figure 3:  Site Plan and Parking Lot (from plans by Stantec Consulting Ltd. And Durante Kreuk Ltd.) 

Site and Building Design 
The subject site gently slopes approximately 6 m from the northeast to the southwest.  The 
proposed building has been designed to take advantage of the elevation change, with the lower 
floors having barrier-free access at grade at various levels along the slope.  
 
The design scheme is predicated on the idea that the two lower floors would be more 
transparent in character, and would be surmounted by two upper floors which would have more 
mass to them. This would be achieved in part by having the façades of the lower two floors 
composed of a glass curtain wall system. On the upper floors, preformed or corrugated metal 
siding in a dark charcoal grey colour would be interspersed between curtain wall segments.  
 
The upper two floors would be ‘shifted’ slightly to the northwest, producing a sheltered overhang 
that features in the overall design as a covered outdoor social and study space.  There would be 
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a series of seating areas stepping down the slope on the northwest side of the building, which 
would be mirrored on the inside of the building as a series of “social stairs” in the lobby space. 
The mass shift also results in an outdoor terrace at the southeast end of the building on the third 
floor.  A covered arcade along the southwest façade of the building would protect pedestrians in 
inclement weather (see Figure 4). 
 

 

Figure 4:  Southwest Elevation Rendering (from plans by Stantec Consulting Ltd.) 

The proposal includes an indigenous inspired gathering space on the ground floor next to the 
lobby, and social space which would allow for such traditional activities as smudging or 
drumming.  A central open atrium, with natural lighting provided by a skylight, would allow for 
circulation of both air and people.  Upper floors would consist of classrooms, offices, and lab 
space, with collaborative “breakout” areas in open spaces in or adjacent to the atrium space. 
 
Primary materials would be glazing, including laminated glass guardrails at the outdoor terrace, 
metal siding, aluminum solar shades, architectural concrete and a combination of stained wood 
and “wood finish” metal soffits.   
 
Variances 
A variance of 1.7 m is requested for interior side yard setback (6.0 m required, 4.3 m proposed).  
 
A variance of 12.13 m is requested for building height (10.0 m required, 22.13 m proposed). 
 
A variance for type of parking surface is requested (asphalt pavers or concrete required, a 
combination of asphalt and gravel proposed). 
 
A variance of 134 parking spaces is also requested (329 spaces required, 195 spaces 
provided), as well as for 2 disabled parking spaces (4 required, 2 provided). 
 
Consultation 
 
Public 
On March 4, 2017 Camosun College held a presentation and review session for neighboring 
residents, businesses and community associations.  
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Concerns noted by residents included traffic, and night time light pollution from the CTEI 
building.  Traffic concerns would be addressed through implementation of the applicant’s 
revised TDM measures and concerns about lighting would be addressed through the design of 
the building, which incorporates shades and screens, and facility management. 
 
Community Association 
Referrals were sent from the Planning Department to the Prospect Lake Community 
Association, the Royal Oak Community Association, and the Residents Association of 
Strawberry Vale, Marigold and Glanford.  
 
A response was received from the Royal Oak Community Association indicating no objection to 
the proposal, and expressing support for consideration of solar and grey water recycling, bicycle 
parking and end-of-trip facilities, inclusion of on-site food kiosks, and concerns about 
construction noise and increased traffic impact.  
 
Bicycle parking has been provided including end-of-trip facilities, a café would be situated on the 
first floor of the proposed CHW building, and as noted above, implementation of the revised 
TDM measures should address traffic concerns. 
 
Advisory Design Panel 
Generally speaking, Institutional uses are exempt from the requirement to appear before the 
Advisory Design Panel (ADP) as a Development Permit is not required.  In practice however, 
Institutional applications have appeared before the Saanich ADP as a courtesy. 
 
In the case of Camosun College, Section 11.1 of the MOU refers to Design Guidelines outlined 
in the Environmental and Social Review (ESR) Aesthetic Analysis and states “Camosun and 
BCBC recognize the role of the Saanich Design Panel in ensuring the guidelines are met.”   
 
Therefore the Advisory Design Panel considered the application as Case #2017/08 on         
June 7, 2017.  Comments from the ADP included the following: consideration of exterior holistic 
and experimental planting opportunities, locating accessible parking closer to the main 
entrance, and the use of reflective glass to minimize potential heat gain. 
 
The Panel recommended “that the design of a new health and wellness teaching facility at 4431 
and 4441 Interurban Road (Camosun College) be approved as presented and that comments 
from the Panel be considered.” 
 
The Panel appreciated the mass shifting, exterior finished and landscape plan and stated that 
the "elegant building design is well executed and respectful to the natural surroundings." 
 
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 contained in this report, the implications 
are that the development would not proceed and the proposed School of Health and Wellness 
would not be constructed as proposed. 
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3. That Council provide alternate direction to Staff. 
 
Should Council provide alternate direction to staff, 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 Development Variance Permit application and could compromise the applicant’s 
receipt of federal funding earmarked for this project. 
 
FINANCIAL IMPLICATIONS 
 
There are no immediate implications related to the District of Saanich Financial Plan. 
 
STRATEGIC PLAN IMPLICATIONS 
 
There are 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) 
 
4.2.1.14 “Encourage the use of ‘green technologies’ in the design of all new buildings.” 
 
4.2.6.2 “Require institutional uses to locate within the Urban Containment Boundary and 

outside the ALR, except where they preserve large amounts of land as open 
space or provide other community amenities.” 
 

4.2.6.3 “Liaise with the institutional land owners to address operational and 
neighbourhood concerns, as required.” 

 
4.2.6.4 “Encourage institutional land owners to preserve on-site open space and make it 

publicly accessible.” 
 
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 variances where one or more of the following apply: 

 transportation demand strategies (TDM) are implemented; 
 a variety 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”; and 
 availability of on-street parking.” 
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5.1.3.3 “Work cooperatively with the Greater Victoria Development Agency, school 
districts, post-secondary institutions, senior governments, and other stakeholders 
to support and improve employment and training opportunities that match the 
requirements of local employers.” 
 

Rural Saanich Local Area Plan (2007) 
 
15.8  Work with institutional landowners to educate them about the potential 

environmental and aesthetic benefits of retaining natural vegetation, including 
visual buffers along lot boundaries, and protecting environmental features such 
as watercourses and wildlife habitat through careful site management. 
 

Glendale Lands Memorandum of Understanding (1997) 
Relevant sections of the Glendale Lands Memorandum of Understanding (MOU) include the 
following: 
 
5.0 Off-Site Road Improvements— 

Much of the improvements mandated under the MOU were done with the 
completion of the Tech Park.  Also completed were improvements to Markham 
Road and payment toward signalization at the Interurban Road college entrance. 
Also under this section is a schedule of payments to be made to the District of 
Saanich as a contribution towards upgrading the Wilkinson Interurban Road 
Intersection. 

 
5.4  Potential Signalization at Interurban Road college entrance— 

BCBC and Camosun College will, at their expense, install a traffic signal at the 
Interurban Road entrance to Camosun College once the service level of this 
Intersection deteriorates below level of service C as set out in the Highway 
Capacity Manual published by the Institute of Transportation Engineers which is 
in effect in 1996 [see ‘Transportation Impact Assessment’ section, below]. 

 
6.0 Transportation Demand Management— 

Camosun College and BCBC commit to utilizing Transportation Demand 
Management (TDM) practices. Each owner is to prepare and submit a TDM plan 
to Saanich for approval prior to the issuance of occupancy permits for new 
buildings. 

 
6.4 The TDM will also address the provision for BCBC and Camosun College to limit 

developed parking to 50% of required number of spaces and the remainder 50% 
to be held in open space. This initiative is part of the TDM commitment to reduce 
the amount of parking space on the lands. 

 
11.0  Design Guidelines as outlined in the ESR (Aesthetic Analysis)— 

Camosun and BCBC agree to utilize the Design Guidelines identified in the 
Aesthetic Analysis. These design guidelines address height, landscape and form. 
The Saanich Advisory Design Panel has a role in ensuring the guidelines are 
met. 

 
Policy Analysis 
The proposal is consistent with the Rural Saanich Local Area Plan which identifies the subject 
property for Institutional use.  It is also consistent with the general goals of the Official 
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Community Plan which recognizes the role played by educational institutions in creating and 
sustaining a strong economy, society and culture. 
 
The Local Area Plan notes the importance of retaining natural vegetation and protecting 
environmental features, and the Official Community Plan supports the preservation of on-site 
open space.  The proposed CHW building would achieve both of these objectives by locating a 
four-storey building in a cleared area, thereby avoiding the sprawl inherent in a building with 
fewer stories and also keeping tree loss to a minimum. 
 
The proposed building would be of a sustainable design, targeting LEED Gold certification, 
which is required by the Strategic Investment Fund (SIF) funding agreement through the 
Ministry of Advanced Education. 
 
Transportation and Parking Impact Assessment 
Section 6 of the MOU requires that Camosun College prepare and submit a Transportation 
Demand Management (TDM) strategy to Saanich for approval prior to the issuance of 
occupancy permits for new buildings.  The MOU recognizes the phased nature of development 
at the College and permits a TDM to address the impacts of more than one new building. 
 
For the PISE building, a TDM strategy was provided in 2006 which formed the basis of the 
variance granted for that building.  In 2009, Camosun College prepared a Transportation and 
Parking Management Plan.  For the CTEI building the applicant provided a copy of Camosun’s 
Transportation and Parking Management 3 Year Working Plan from 2009, and a Final Report of 
the Working Plan from 2013.  Given the reduction in vehicular mode share from 56% in 2010 to 
49% in 2013, the TDM measures appeared to be successful. 
 
As part of their current application, the applicant submitted a Transportation Impact Assessment 
prepared by Bunt & Associates.  Among the recommendations was a signal to be provided, not 
at the Markham Street and Interurban Road intersection as envisioned in the MOU, but rather at 
the intersection of Interurban Road and the Internal Road, approximately 440 m to the south.  
 
Engineering staff have reviewed this recommendation for a different signal location, but note 
that it does not consider the impact to transit vehicles who would not be able to reroute to this 
southerly entrance and would still be waiting on Markham Street to turn left on to Interurban 
Road.  Staff therefore recommend that as a condition of development the applicant be 
responsible for the costs associated with signalizing the north entrance to the site. 
 
Other recommendations include: 
 
 That anticipated increased vehicle volumes on the campus's Internal Road be reviewed and 

sidewalks be introduced on at least one side.  Consideration of an improved Internal Road 
interface with Campus parking lot #2 (P2) is also suggested. 

 
 That the District of Saanich explore opportunities to lengthen the intersection's westbound to 

southbound left turn lane (at the Intersection of West Saanich Road and Markham Road) 
and also explore opportunities to alert westbound West Saanich Road vehicles of potential 
left turn lane storage overflow (with introduction of signage). 

 
 A minimum of 150 parking spaces be provided with the proposed CHW building with a 

contingency plan for up to 100 additional vehicle spaces to be introduced if campus vehicle 
mode share increases or if peak period parking space occupancy is observed to be 
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problematic after occupation and operation of the CHW building.  (Note: the applicant has 
provided updated plans subsequent to the preparation of the TIA report which now provide 
195 parking spaces with a provision for an additional 40 spaces). 

 
 At least 20 Class 1 bicycle parking spaces be added to the campus and 36 Class 2 bicycle 

parking spaces be placed near the building's entrances, with a contingency to add more 
Class 2 spaces as required.  (Note: Plans provided by the applicant show 36 Class 1 spaces 
located under the building overhang on the north side, as well as spaces suitable for Class 1 
bicycle parking). 

 
 Inclusion of end-of-trip cycling amenities in the proposed CHW building for staff and 

students.  (Note: Level 01 of the proposed CHW building would include change rooms with 
lockers and showers). 
 

 Continuation of the College’s TDM efforts including an update of its TDM plan with 
consideration of: 
- A Transportation Information Brochure for new students 
- A review of Campus wide end-of-trip cycling facilities 
- A review of its segregation of staff and student parking spaces 
- The potential introduction of high occupancy vehicle parking spaces 
- Staggering class times when possible; and 
- A communication plan with BC Transit to ensure transit capacity can continue to 

accommodate increased Campus populations 
 
Engineering staff have reviewed these items and recommend that in accordance with Section 
6.0 of the MOU, the College must submit an updated TDM to the District of Saanich and the 
Director of Engineering for review and approval prior to issuance of an occupancy permit for the 
CHW building.  The consultant’s TDM recommendations could include part of the updated TDM 
plan for the Campus.  
 
Other requirements of the MOU include the following: 
 
Payment in the amount of $235,000 is required for the installation of a traffic signal at the 
intersection of Interurban Road and the most northern entrance to Camosun College and the 
Vancouver Island Technology Park (Markham Road extension – private road), as per the 
Glendale Lands Memorandum of Understanding (MOU). 
 
The remaining payment of $104,000 towards the Interurban/Wilkinson intersection 
improvements as per Section 5.3 of the MOU is to be paid at time of building permit issuance, 
as per the MOU. 
 
Variance Analysis 
The applicant is requesting variances to the interior side yard setback, building height, type of 
parking surface and number of parking spaces. 
 
Interior Side Yard Setback 
A variance of 1.7 m is requested for interior side yard setback (6.0 m required, 4.3 m proposed). 
This is measured to the northwest property line, which is shared with another parcel owned by 
Camosun College.  The different parcels all function as part of the same campus, and this 
property line would not be evident to an observer.  In addition, the buildings on the adjacent 
parcel would be separated from the proposed CHW building by an existing road on the adjacent 
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parcel, further increasing the distance between the proposed building and those existing. For 
these reasons, the proposed variance for interior side yard setback can be supported. 
 
Building Height 
A variance of 12.13 m is requested for building height (10.0 m required, 22.13 m proposed).  
The applicant states that the extra height is required to provide a facility designed to 
accommodate 1369 full-time staff and students and still reserve land for future use.  
 
As mitigating factors, the applicant has provided drawings showing the proposed building in 
relation to other buildings nearby on campus and indicating that the roof elevation, at 62.85 m 
geodetic, is actually slightly lower than nearby buildings, such as the Centre for Business and 
Access, which has a roof elevation of 64.4 m geodetic (see Figures 5 and 6). 
 
Note that the requested height variance includes the additional height of the skylight or atrium in 
the centre of the building.  Given that the skylight/atrium is located in the centre of the building 
and set back from the roof edge, it would not be visible from the ground. 
 
The applicant has also provided a drawing showing the proposed building viewed against the 
backdrop of Layritz Hill (see Figure 7).  The summit of the hill has an elevation of 80 m, which is 
considerably higher than any of the buildings on campus.  Given the location of the proposed 
building, the requested additional height would not block any views that were not already 
obscured by the surrounding built and natural environments. 
 
For these reasons, the requested height variance can be supported. 
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Type of Parking Surface 
Section 7.7(b) of the Zoning Bylaw requires that “each parking space and maneuvering aisle in 
all parking areas shall be surfaced with asphalt, pavers, bricks, concrete, or other similar dust-
free materials, but shall not be surfaced with sand, gravel, dirt, or any other unconsolidated 
substances.”  The applicant is proposing paved drive aisles and gravel parking spaces.  
 
This mix of paved maneuvering aisle and gravel parking spaces has proven successful at both 
Camosun campuses and a similar variance was granted as part of the CTEI application in 2014. 
At that time the applicant stated they considered it more environmentally sustainable than an  
all-asphalt parking surface. 
 
The provisions of the Zoning Bylaw requiring paved surfaces instead of unconsolidated surfaces 
is primarily to reduce the nuisance of airborne dirt and dust.  Given the more rural location and 
distance from neighbouring land uses, the requested variance to allow the proposed gravel 
parking spaces can be supported. 
 
Number of Parking Spaces 
A variance of 113 parking spaces is requested (308 spaces required, 195 spaces provided). 
 
Section 7.3(a) and Table 7.1 of the Zoning Bylaw state that 1 parking space per 30m2 of gross 
floor area is required for Colleges.  For the proposed 9239 m2 building, 308 parking spaces 
would be required.  The applicant is proposing to provide a total of 195 new parking spaces, 
with 193 in the parking lot to the north and 2 disabled parking spaces adjacent to the building. 
This would result in a variance of 113 spaces.  The parking lot has been designed to allow an 
additional 40 spaces in the future. 
 
In addition, Section 7.4(b) of the Zoning Bylaw requires one disabled parking space for every 
100 parking spaces or part thereof.  For this application therefore, four disabled parking spaces 
are required.  The two disabled spaces that are proposed would result in a variance of two 
disabled parking spaces.  
 
The College has stated several programs would be moving from the Interurban Campus to the 
Lansdowne Campus to offset the population increase due to the new CHW facility.  Though no 
firm number has been decided upon, they estimate potentially 600 students and staff may move 
to Lansdowne Campus and occupy the buildings being vacated by the Faculty of Health and 
Human Services. 
 
The reduction in the amount of required parking is also consistent with Section 6.4 of the MOU 
which describes a provision to limit parking to 50% of required number of spaces and the 
remainder 50% to be held in open space as part of the TDM commitment to reduce the amount 
of parking space on the lands. This reduction in parking is comparable with the Development 
Variance Permits previously approved for the Centre for Trades Education and Innovation 
(DVP00342) and the Pacific Institute for Sports Excellence (DVP2006-00019).  In both cases, 
roughly one third of the required number of parking spaces were provided—under the 
requirements of the Zoning Bylaw, the CTEI building would have required 248 spaces and 83 
were provided; the PISE building would have required 228 parking spaces and 80 spaces were 
provided. 
 
These previous variances were supported on the basis of Camosun College’s commitment to a 
Transportation Demand Management (TDM) Strategy.  A number of these TDM strategies have 
been successfully implemented at the Interurban Campus.  
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The Engineering Department has reviewed the request for a parking variance for the proposed 
CHW building and has stated that in order to support it, it is recommended that the District 
include the recommendations of the Transportation Impact Assessment as a condition of the 
occupancy permit, which is consistent with the MOU. 
 
Servicing 
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 I 
watershed area which requires stormwater storage, construction of wetland or treatment train 
and sediment basin. 
 
As part of a separate Stormwater Development Permit application the applicant is proposing a 
combination of gravel parking surfaces, swales, and connecting stormwater drainage of the 
proposed building and parking lot to a proposed “stormceptor” that would tie into the existing 
stormwater detention pond to the west of the outdoor playing field at PISE. 
 
Other Servicing requirements include:  
 
 Payment in the amount of $104,000 towards the Interurban/Wilkinson intersection 

improvements as per the MOU. 
 

 Payment in the amount of $235,000 for the installation of the traffic signal at the intersection 
of Interurban Road and the most northern entrance to Camosun College and the Vancouver 
Island Technology Park (Markham Road extension – private road) as per the MOU. 

 
 An updated Traffic Management Plan will be required for review and approval prior to the 

issuance of an Occupancy Permit. 
 
Environment 
The site of the proposed CHW building is relatively clear of trees, and Environmental Services 
noted no environmental issues with the proposed development in that location.  A new parking 
lot is also proposed to the north of the building site.  A small portion of the proposed parking lot 
would encroach into the wooded area to the north, which is also an Environmental Development 
Permit Area (EDPA).  A separate Environmental Development Permit has been sought by the 
applicant to allow the parking lot to be constructed.  The permit was issued on June 12, 2017. 
 
The arborists report identified 33 trees, all bylaw-protected, in the vicinity of the site of the 
proposed CHW building and the adjacent parking areas.  Of these, 27 trees are identified for 
removal while 6 are proposed to be retained.  The landscape plan shows 43 trees are proposed 
to be planted around the CHW building, including twelve Garry Oaks.  An additional two small 
trees are shown to be planted on the outdoor terrace proposed for the third floor. 
 
Climate Change and Sustainability 
The Official Community Plan (OCP) adopted in 2008 highlights the importance of climate 
change and sustainability. The OCP is based on the pillars of sustainability namely; 
environment, social, and economic.  Climate change is addressed under the environmental 
section of the OCP and through Saanich’s Climate Action Plan and Climate Change Adaptation 
Plan.   
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Climate change is generally addressed through mitigation strategies and adaptation strategies.  
Climate change mitigation strategies involve actions designed to reduce the emissions of 
greenhouse gasses, primarily carbon dioxide from combustion, while climate change adaptation 
involves making adjustments and preparing for observed or expected climate change, to 
moderate harm, and to take advantage of new opportunities.   
 
The following is a summary of the Climate Change and Sustainability features and issues 
related to the proposed development.  
 
Climate Change 
This section includes features of the proposal related to mitigation and adaptation strategies.  
Considerations include: 1) Project location and site resilience; 2) Energy and the built 
environment; 3) Sustainable transportation; 4) Food security; and 5) Waste diversion.  
The proposed development includes features related to mitigation and adaptation, such as:  
 
 The proposal is an in-fill development that is able to use existing roads and infrastructure to 

service the development. 
 The location of the proposed School of Health and Wellness building would be on open 

land, as would most of the propopsed parking lot.  Maintaining the existing tree cover as 
much as possible would protect the Urban Forest and preserve the carbon sink, as well as 
the buffering capacity of the natural environment.  Twenty-seven trees are anticipated to be 
removed under the proposal.   

 The applicants have committed to sustainable building practices and the proposed 
development would be targeting LEED Gold and aiming to incorporate passive design 
principles such as natural ventilation, thermal mass and solar shading.  

 The property is 200 m from public transit, located on the Interurban Campus, and is serviced 
by Routes #8, #21, #22N, #39 and #83, with frequencies of 15 minutes on weekdays. 

 The proposed parking lot would include six Electric Vehicle parking spaces.  
 The development is readily accessible via modes of alternative transportation including 

cycling and public transit. 
 
Sustainability  
 
Environmental Integrity  
This section includes the key features of the proposal and how they may impact the natural 
environment. Considerations include: 1) Land disturbance; 2) Nature conservation; and 3) 
Protecting water resources. The proposed development includes features related to the natural 
environment, such as: 
 The proposal is a compact, infill development in an already urbanized area without putting 

pressures onto environmentally sensitive areas or undisturbed lands. 
 The proposal utilizes gravel parking surfaces, swales, and stormwater detention ponds for 

sustainable stormwater management.  
 

Social Well-being 
This section includes the key features of the proposal and how they may impact the social well-
being of the community.  Considerations include: 1) Housing diversity; 2) Human-scale 
pedestrian oriented developments; and 3) Community features.  The proposed development 
includes features related to social well-being, such as: 
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 The site design incorporates outdoor areas that are suitable for active use and seating. 
 The site is designed to have barrier-free accessibility and be welcoming to people of all ages 

and levels of physical ability. 
 The proposal provides new institutional space within an existing institutional district. 
 The proposed institutional use would preserve open space that is available to public users. 
 The proposal includes community spaces such as an indigenous space as well as a clinic 

that will be open to the public. 
 
Economic Vibrancy 
This section includes the key features of the proposal and how they may impact the economic 
vibrancy of the 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: 
 
 The proposed institutional space would be a major supplier of health practitioners. 
 The development would create short-term jobs during the construction period. 
 
CONCLUSION 
 
The applicant is seeking a Development Variance Permit for interior sideyard setback, building 
height, type of parking surface and number of parking spaces, in order to support the 
construction of a new Centre for Health and Wellness (CHW) at Camosun College’s Interurban 
Campus. 
 
The proposed CHW building would be a four-storey building located in a cleared area, avoiding 
sprawl and minimizing tree loss.  The proposed building would be targeting LEED Gold 
certification. 
 
A variance is requested for interior side yard setback, however, this is measured to a property 
line shared with another parcel owned by Camosun College which would not be evident to an 
observer. The buildings on the adjacent parcel would be separated from the proposed CHW 
building by an existing road on the adjacent parcel, increasing the distance between the existing 
and proposed buildings.  
 
A variance is requested for building height.  The applicant has provided drawings showing that 
the main roof height has a lower geodetic elevation than nearby buildings, and that the 
proposed building would be lower than Layritz Hill, which would serve as a backdrop to the 
proposed building when viewed from across Interurban Road.  The proposed building is not 
anticipated to block any views that were not already obscured by the surrounding built and 
natural environments. 
 
Due to site layout and topography, the impact of the requested variances for sideyard setback 
and building height would be minimized, and can be supported. 
 
A variance is requested for type of parking surface. The requested gravel parking surface is 
acceptable given the more rural location of the Interurban campus, would reduce impervious 
surfaces, and would be consistent with similar variances granted for CTEI building in 2014. 
 
A variance is requested for the number of parking spaces.  Mitigating factors include the 
relocation of potentially 600 students and staff from Camosun’s Interurban Campus to the 
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CASE #2017/08 
 
Application by Erik Thompson, Colliers Project Leaders, and Scott MacNeill, Stantec 
Consulting, for a Development Variance Permit to construct a new four-storey, 9,500 m2 
health and wellness school under existing P-1 (Assembly) zoning at 4431 and 4441 
Interurban Road (Camosun College).  Variances are requested to increase permitted building 
height and for required parking.     

  
Legal(s):    Lot 5, Section 20, Lake District, Plan VIP68477 
   Lot 10, Section 20, Lake District, Plan VIP68477 
Planning File(s):   DVP00389 

 Planner:  Chuck Bell 
 
Comments from the Planner: 

 The application proposes a 9,851 m2 health and wellness school at Camosun College under 
existing P-1 zoning. 

 Variances are requested for: 
o Building Height variance of 7.94 m (10.0 m maximum permitted, 17.94 m proposed); 
o Parking variance of 115 spaces (308 parking spaces required, 193 spaces 

proposed); and 
o Disabled parking spaces variance of two spaces (four disabled parking spaces 

required, two spaces proposed).   
 Generally speaking, institutional uses are exempt from the requirement to appear before the 

Advisory Design Panel (ADP); however, in practice institutional applications appear before 
the ADP as a courtesy.  In this case, Section 11.1 of the Glendale Lands Memorandum of 
Understanding refers to Design Guidelines and states “Camosun and BCBC recognize the 
role of the Saanich Design Panel in ensuring the guidelines are met.”  

 
Erik Thompson, Colliers Project Leaders; Ray Wolf and Scott MacNeill, Principals, Stantec 
Architecture; Jennifer Stamp, Durante Kreuk Landscape Architects; and Ian Tol, Director of 
Facilities, Camosun College attended to present design plans and answer questions from the panel. 
 
Comments from applicant / owner / applicant representative(s): 

 The proposed four-storey building envisions a new 21st century health sciences academic 
teaching and learning facility at the Interurban Camosun College campus.   

 This facility will offer flexible and adaptable inter-professional education and collaboration 
opportunities.    

 The facility will offer a connective entry, atriums, collaborative hubs, outdoor learning 
spaces, therapeutic gardens, an indigenous space, social stairs, a working teaching clinic, 
laboratory, café, classrooms and offices.   

 Access and egress opportunities have been fully explored to create a stronger campus plan 
and embellish and improve campus networking and barrier-free connectivity.   

 Atrium design will take advantage of natural daylight and will create a stacked effect for 
insulation while pulling the entire building together.  Solar shading opportunities will be used 
as well as natural ventilation along the east classrooms. 

 Exterior concepts include shifted massing to create a welcoming and pubic building, 
preformed, charcoal-coloured metal panels and corrugated metal siding, architectural 
exposed concrete, curtain wall system with high performance glass, laminated glass 
guardrail, Douglas Fir wood soffit, and anodized aluminum sunshades.   

 Storm water management directed to a controlled pond and extensive landscaping will 
connect the interior and exterior of the building. 
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Comments from the Panel: 
 Exterior holistic and experimental planting opportunities should be explored.   
 Accessible parking should be located closer to the main entrance. 
 Transparency on the lower half of the building is appreciated; extending the transparency to 

the entire building to allow for the campus to view the inner workings could be considered, 
roller shades which match the colour of the soffits would ensure privacy at night.   

 Reflective glass should be minimized to efficiently deal with possible heat gains. 
 Multiple exterior colours should be avoided so as to not retract from the classic longevity of 

the building.   
 Interior and exterior bench material should be complimentary in colour.  
 The concept of natural landscaping influencing the architectural design is appreciated and 

inspired.   
 Mass shifting, exterior finishes and the landscape plan are appreciated.   
 The efforts to minimize the effects of grade challenges are successful.  
 This elegant building design is well executed and respectful to the natural surroundings.  

 
 
MOTION:  

 

MOVED by C. Lee and Seconded by I. Gallant:  “That it be recommended that the 
design of a new health and wellness teaching facility at 4431 and 4441 Interurban 
Road (Camosun College) be approved as presented and that comments from the 
Panel be considered.” 

CARRIED 
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