CLD O Y, 30K

Séanich

The Corporation of the District of Saanich '
Report
To: Ma d Council Iy Vi
° vorar FECEIVED
From: Sharon Hvozdanski, Director of Plannin ;
? l ORI
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Subject: Development Permit Amendment Application

File: DPA00900 e 5120 & 5144 Cordova Bay Road

RECOMMENDATION

That Amended Development Permit DPA00900 be approved.
PURPOSE

The purpose of this report is to seek direction from Council on the subject application. The
subject application is for a Form and Character Development Permit Amendment to construct a
mixed commercial/residential development to replace the Cordova Bay Plaza Shopping Centre
under the current C-3 (Shopping Centre) Zone. The proposal includes 3,631 m? gross floor
area of commercial retail and 91 residential units in three separate four-storey buildings over

underground parking. No Zoning Bylaw variances are requested. The applicant is Alan Lowe
Architect Inc.

DISCUSSION

Background

In 1999, Council approved Development Permit DPR98-0017 to permit construction of a new
3,800 m? shopping centre to replace Cordova Bay Plaza. The proposal included a grocery
store, a three storey mixed-use building with retail on the ground floor and 16 apartment units
above a bank, and a small retail building fronting on Cordova Bay Road. Issuance of the
Development Permit was withheld pending site consolidation and resolution of site
contamination issues. As a result of the significant delay to resolve the contamination issues,
that development was not constructed although the approved Development Permit remains
active. In 2012, the Province issued a Certificate of Compliance, in regard to the site
contamination issue, for the shopping centre site.

Neighborhood Context

The 11,878.77 m? site is located in Cordova Bay Village on the west side of Cordova Bay Road
south of Doumac Avenue (see Figure 1). The former shopping plaza on the site is currently
vacant. Surrounding land use is single family dwellings (RS-18) and a vacant former service
station site (C-9) on the north, single family dwellings (RS-18) on the west, attached housing

Page 1 of 19



DPAO00S00 January 12, 2018

(RM-3) on the south, and single family dwellings (RS-18) and a restaurant (C-2) on the east
across Cordova Bay Road.
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Figure 1: Neighbourhood Context
Page 2 of 19



DPAO00900 January 12, 2018

Proposed Land Use

The proposed commercial/residential development would have a Floor Space Ratio (FSR) of
1.20:1, a gross floor area (GFA) for all buildings and structures of 14,254 m2, 37% site
coverage, and a maximum building height of 13.87 m. The proposal complies with the
requirements for the C-3 (Shopping Centre) Zone. No Zoning Bylaw variances are requested.

Site and Building Design

The proposal comprises three 4-storey buildings over an underground parkade (see Figure 3).
Each building would have retail on the ground floor. Building 2 at the back of the site would
accommodate a grocery store and a bank is proposed in the corner building (Building 3). A total
of 324 parking spaces would be provided in accordance with the Zoning Bylaw requirement.
Residential parking would be located in the parkade. Parking for the commercial customers
would be located in the parkade and on the surface parking lot. The surface parking would be
accessed from Doumac Avenue. Access to the parkade would be provided directly from
Cordova Bay Road at the southeast corner of the site and from the drive aisle through the
surface parking lot, south of the proposed grocery store. Loading for the grocery store would be
provided behind the store with access from Doumac Avenue. A loading bay for Building 1
would be provided at the southwest corner of the building and would be accessed from Doumac
Avenue, through the surface parking.

The Cordova Bay Road frontage would be developed as a community plaza with patterned
surface treatment, seating areas, community bulletin board, trees and planters, bicycle parking,
bus waiting area, and level pedestrian access into the site. The plaza area would extend
around the corner along the Doumac Avenue frontage. Pedestrian corridors would also be
provided east-west and north-south through the site. Landscape treatment including

trees, hedges and a 1.8 m high fence would be provided along the common boundary with the
Cordova Bay Estates to the south of the plaza to mitigate potential visual and other impacts.

e =3 ' - - Y
Figure 2: Perspective View looking west from Cordova Bay Road (From plans by Alan Lowe
Architect Inc.)
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Figure 3: Proposed Site/Landscape Plan (From plans by Alan Lowe Architect Inc.)
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Figure 4: Perspective View looking southwest at the corner of Cordova Bay Road and Doumac
Avenue (From plans by Alan Lowe Architect Inc.)

The proposed buildings would have a modern, west coast design using a mixture of cedar
siding, rock facing, composite aluminum paneling, hardi-panels and a generous use of glazing
to maximize views. The southernmost building (Building 1) would step down towards Cordova
Bay Road reducing the impact of height and creating large rooftop decks for residents. The
corner building (Building 3) would also step back at the upper floors. The applicant has stated
that the development would be certified BUILT GREEN® Gold or better.
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Figure 5:

Figure 6: Doumac Avenue Streetscape (From plans by Alan Lowe Architect Inc.)
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The applicant has provided shadow studies to illustrate potential impacts to the adjacent
buildings in Cordova Bay Estates and along Doumac Avenue (see Figure 7). The site is on the
north side of the Cordova Bay Estates townhouses and the shadow studies indicate only minor
shadowing in the early morning and late afternoon.

Consultation
Neighbourhood Association
The applicant has stated that two meetings were held with the Cordova Bay Community

Association (CBA) Executive to discuss the proposal and two Community Open Houses were
attended by about 600 people in total.

Planning has received more than 40 letters and emails commenting on the proposed
development. Also, a questionnaire distributed by the CBA at the second open house was
completed and returned by 150 of the approximately 200 attendees. While the majority of the
correspondence is in opposition to the proposal based on concerns about scale and massing,
village character, overshadowing, and traffic impacts, most residents would like to see the site
redeveloped and would welcome new, appropriately designed, muiti-family housing to provide

an alternative for residents wishing to downsize from a single family dwelling while remaining in
the community.

Planning sent formal referrals to the CBA on January, 25, 2017 and October 25, 2017. A letter
of non-support was received from CBA in response to the first referral. The letter indicated
concerns about site design, scale and massing, frontage design, site access/egress, potential
traffic impacts, and pedestrian/bicycle safety. Local traffic concerns were elaborated in a letter
from the CBA commenting on a proposed apartment development across from the plaza site at
986/990 Doumac Avenue. The Association expressed concern about overall traffic impacts
resulting from the plaza development and other pending proposal in the area that cumulatively
could result in about 500 new residences in Cordova Bay. The CBA requested that the
Engineering Department work with the CBA Traffic Committee to develop an integrated traffic
and pedestrian management plan for the road corridor from Sayward Road through Cordova
Bay to Royal Oak Drive, including consideration for traffic signals or traffic circles at Doumac
Avenue/Cordova Bay Road and Fowler Road/Cordova Bay Road intersections.

In December, 2017, a letter was received from the CBA in response to plan revisions proposed
by the applicant. While the CBA acknowledged the significant effort by the applicant to address
earlier concerns, it identified a number of outstanding concerns that needed to be addressed.
The key concerns included:

e The need for traffic controls and pedestrian safety improvements at the Cordova Bay Road/
Doumac Avenue intersection;

Lowering of Building 3 to three-storeys and further stepping back floors 3 & 4 of Building 1;
¢ A bus pull-out in front of the plaza to maintain smooth traffic flow; and
e Changes to the exterior finish of the buildings to give a softer “beachier” appearance.

The applicant has stated that the Cordova Bay Road design, including the bus stop, is in
accordance with Saanich’s Development Servicing Requirements. The applicant has indicated
a willingness to contribute to the cost for a pedestrian activated traffic signal or other traffic
control or safety improvements including a bus bay if requested by Saanich.
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With regard to building design, the third floor of Building 1 is already set back an extra 6.62 m
from the required setback and the fourth floor is set back an additional 12.2 m from the required
setback. The applicant does not wish to request any variances for the development as it would
create further delays for the project.

The proposed design, building materials and colours have been carefully chosen to give the
development a beach feel. The exterior materials would include light bleached wood and light
coloured stucco. In addition, a nautilus compass and beach wave patterns would be
incorporated into the concrete plaza, wood plank patterned concrete would be used for
walkways, and river rock would be used in the parking area landscaping.

The Association acknowledged that redesign of Buildings 1 and 3 as requested may result in
the need to increase the number of units in Building 2 (and possibly the height) so that there
would be no net loss to the applicant.

Advisory Design Panel

The application was considered by the Advisory Design Panel as Case #2017-03 at its meeting
of March 15, 2017. The Advisory Design Panel resolved that:

“That the design of the 3,482 m? of commercial retail space with 86 residential
units above and underground parking at 5120 and 5144 Cordova Bay Road be
approved subject to the following recommendations:

Attention to accessibility considerations beyond minimum requirements;

¢ Design details that better reflect the beachside character;
Enhanced retail presence along Cordova Bay Road to create more successful
Engagement opportunities; and

¢ Increased landscaping in place of the eight proposed parking stalls fronting
Cordova Bay Road to create a stronger pedestrian plaza".

Comments from the Panel were as follows:

e Access and egress implications will create a significant impact to Cordova Bay Road.

e The bus bay should be moved further down Cordova Bay Road; the proposed location
would create traffic issues in the holding lane.

¢ The main entrance will feel more like a parking lot than a plaza with the current

configuration; some of the forward parking stalls could be replaced with additional

landscaping to create more of a plaza atmosphere.

Roof detailing has not been utilized in terms of access or design.

The overall impression of the proposal could be softened by rethinking the frontage to

Cordova Bay Road.

Accessibility considerations should result in a completely barrier free development.

This is a great project that is overdue at this underutilized site.

The streetscape pavers offer a slightly stark impression.

The eight parking stalls fronting Cordova Bay Road could be sacrificed to create more of a

plaza development with an enhanced critical mass outdoor area for pedestrians, this would

augment the village atmosphere.

e The stepped back effect on Building 3 is not as successful of a relationship to the street as
the stepped back effect of Building 1; Building 3 should be treated as a feature accent using
different materials or colours, it is not quite as resolved as the rest of the project.
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¢ Pedestrian engagement along Cordova Bay Road needs to be better addressed.

e Additional landscaping in the parking lot area between the buildings should be considered.

e Connecting Cordova Bay Road to the centre of the proposal would help address the need
for more public space.

In response to the ADP comments, the applicant redesigned the plaza to better integrate it with
the site and improve accessibility, redesigned Building 3 to increase the amount of street level
glazing and make the building more of a landmark feature at the intersection, and revised the
design details to better reflect the beachside character. Changes to the overall design resuilted
in an increase in the number of residential units from 86 to 91 units.
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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 current proposal would not proceed. The applicant would have the option to

proceed with the development proposal approved by Council in 1999 as Development Permit
DPR98-0017.

Council should be aware that the current proposal is for a Development Permit Amendment
under the current C-3 (Shopping Centre) Zoning. The proposal complies with the permitted
uses and density for the C-3 Zone. No Zoning Bylaw variances are being requested.

Given that the proposal complies with the use and density provisions for the C-3 Zone and no
variances are being requested, Council's consideration of the development is limited to the
character of the development, including landscaping, and the siting, form, exterior design and
finish of buildings and other structures based on the relevant guidelines for the Cordova Bay
Village Development Permit Area. The Local Government Act provides that a development
permit must not vary the use or density of the land from that permitted based on zoning.

3. That Council provide alternate direction to Staff.

Should Council provide alternate direction to Staff, such as redistributing the density on the site
to reduce the building height along Cordova Bay Road, 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 development permit amendment 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.
PLANNING IMPLICATIONS

Policy

Official Community Plan (2008)

4.2.2.1. “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
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the environment sustainably; Build complete communities; Improve housing
affordability; Increase transportation choice; and Strengthen the regional economy.”

4.2.2.14. “Encourage the use of “green technologies” in the design of all new buildings.”

4.2.2.18. “Encourage new development to achieve higher energy and environmental

performance through programmes such as “Built Green”, LEED or similar
accreditation systems.”

4.2.2.20. “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.”

4,2.3.2. “Support developments in “Centres” and “Villages” that:

e encourage diversity of lifestyle, housing, economic, and cultural opportunities;
concentrate the greatest densities of residential and employment activity near the
centre or focal area of each Centre/Village and locate lower densities and
building heights near the periphery,

e provide publicly accessible open space that complements the public realm, and
create identifiable focal points within each Centre/Village;

e sets aside land for public open space in the form of natural areas, parks,
playgrounds, open air plazas and other assembly and activity spaces;

e protect and encourage traditional “mainstreet” streetscapes;
encourage the integration of residential, commercial, and public land uses both
within buildings and between adjacent sites;

e complement and integrate new development with adjacent existing development;
provide for a range of housing options by location, type, price and tenure;
support the integration of institutional uses as community focal points to
maximize opportunities for accessing essential amenities and services;

e integrate and support the use of alternative transportation; and
account for and mitigate through traffic on major streets and collectors roads.

e result in reduced energy use, net energy generation and reduced Greenhouse
Gas emissions.

e create or enhance the node’s unique “sense of place”.”

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)

Town houses (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).”

5.1.2.1. “Focus new multi-family development in “Centres” and “Villages”.”

5.1.2.2  “Evaluate applications for multiple family developments on the basis of
neighbourhood context, site size, scale, density, parking capacity and availability,
underground service capacity, school capacity, adequacy of parkland, contributions
to housing affordability, and visual and traffic/pedestrian impact.”
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Cordova Bay Local Area Plan (1998)
7.6 “Support in principle rezoning applications for attached housing within the village
core as indicated on Map 7.2.”

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

8.1 “Restrict commercial/industrial development to sites identified on Map 8.1.” (Note:
Map 8.1 identifies the site for shopping centre use).

8.3 “Use development permits to ensure that commercial development in the Village
respects the village-like character.”

Development Permit Area Justification and Guidelines — Cordova Bay Village (2008)
Key guidelines for Cordova Bay Village include the following:

1. “Major or significant wooded areas and native vegetation should be retained
wherever possible.”

2. “The massing and scale of buildings should be compatible with adjacent
development and should reflect a small scale village-like character. New
development should be low level in scale, pedestrian and bicycle friendly, and be
well landscaped. Generally, new buildings should not exceed 7.5 m in height, except
on the site in the extreme southwest corner of the area, higher buildings may be
considered provided that adequate setbacks are maintained to prevent
overshadowing of adjacent single family dwellings.”

5. “Buildings should be designed and oriented on the site to create a strong pedestrian
focus. This could include locating buildings to have a presence on the street as
opposed to setting them back behind a massive parking lot, and/or incorporating a
public square or pedestrian arcade. Pedestrian circulation within each new
development should be delineated with design elements and provide continuity as
part of an overall pedestrian system in the Village Core with particular emphasis on
linkages to the beach and the Lochside regional trail. Where practicable, buildings
should be designed to take advantage of the views of Cordova Bay.”

6. “Parking and access should be designed to be convenient and safe while minimizing
intrusion into the residential neighbourhood and maintaining a safe pedestrian
environment. Above grade parking structures, if provided, should be sympathetic

and complementary to the surroundings and designed to effectively screen vehicles
from view.”

Policy Analysis

The proposal is consistent with the Official Community Plan which directs new multi-family
development to “Centres” and “Villages” and with the Cordova Bay Local Area Plan which
designates the site for shopping centre use. The site is within Cordova Bay Village. Within
Villages, the OCP supports mixed-use (commercial/residential) up to four-storeys in height.

Development Permit Guidelines are a planning tool used to “guide” Council’s decision regarding
the form and character of a proposed development. That being said, the Development Permit
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Guidelines are not prescriptive like zoning. The guidelines need to be considered in light of
more recent policy direction in the Official Community Plan.

Guideline #2 references “village-like character” and a height of 7.5 m. Village-like character is
obviously subjective. In this case, the proposed character and height would not be inconsistent
with other mixed-commercial/residential developments in suburban Saanich. Buildings would
be located to have a presence on the street and the development would incorporate a

community plaza along the Cordova Bay Road frontage. Pedestrian linkages would be provided
north-south and east-west through the site.

Servicing

A design brief prepared by a Professional Engineer is required to assess the existing condition
of storm drain, water, and sanitary sewer systems and identify required improvements to
support the proposed development. Stormwater management must be provided in accordance
with the requirements of Schedule H “Engineering Specifications” of the Subdivision Bylaw. The
development is within a Type |l watershed area which requires stormwater storage, oil/grit
separator or grass swale and sediment basin. An existing substandard drain main on Cordova
Bay Road fronting this development must be replaced. An appropriately sized sewer
connection and a water service must also be provided to serve the development from the
existing mains on Cordova Bay Road. Additional fire hydrants will be required.

A 6.0 m radius property corner cut is required for road allowance at Cordova Bay Road and
Doumac Avenue. Doumac Avenue, fronting the development, must be reconstructed to
Municipal standards complete with concrete curb, gutter and 2.0 m wide separated sidewalk.
Cordova Bay Road, fronting the development, must be improved to Municipal standards

including a cycle track, bus stop, landscaped boulevard, left-turn lane and centre median (see
Figure 8).

A sidewalk would be provided on private property through the community plaza and would be
secured by a statutory right-of-way. The Development Servicing Requirements require a
minimum 2.0 m wide clear passageway through the plaza area that is clear of street furnishings
and trees. ltis likely that the District will undertake the upgrade of the east side of Cordova Bay
Road at the same time as the west side frontage improvements by the developer. The District
would work with the developer's engineering consultant to coordinate the works.

In addition to the proposed pedestrian plaza along Cordova Bay Road frontage, pedestrian
corridors are proposed through the site. The Engineering Department has noted that the
pedestrian corridors through the parking lot appear to be less than 2.0 m wide and parked
vehicles may overlap into the pedestrian area. Corridors of this width may not feel comfortable
and may present accessibility challenges for patrons carrying bags, with strollers, or in
wheelchairs. Generally, increased separation from the parking stalls to the walkways is
recommended for safety and the comfort of patrons.

Mobility

Community comments indicate significant concern that the development, if approved, will
exacerbate traffic impacts through the community, particularly along Cordova Bay Road. A
Traffic Impact Assessment was undertaken for the proposed development by Watt Consulting
Group. The study assessed traffic impacts of the development, reviewed the site access roads,
and assessed the need for any mitigation measures.
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The main customer access for the site would be from Doumac Avenue. An access to the
underground parking is proposed at the southern end of the site on Cordova Bay Road. It is
likely that this access would primarily be used for residential trips. A secondary driveway from
Doumac Avenue at the west end of the site would only be used to access the grocery store
loading area.

Cordova Bay Road is classified as a major road and provides a north-south connection between
the Royal Oak and Gordon Head areas in the south to Hwy 17 at Sayward Road to the north.
This road serves both through traffic and local traffic for the Cordova Bay area. Doumac
Avenue is a dead-end local road connecting to Cordova Bay Road. The intersection of Doumac
Avenue/Cordova Bay Road is currently stop controlled on Doumac Avenue. A site access to
the underground parking is proposed on Cordova Bay Road, near the south end of the site
adjacent to an existing private driveway to Cordova Bay Estates at 5110 Cordova Bay Road.

Existing traffic conditions were analyzed at the Doumac Avenue/Cordova Bay Road intersection
during the PM peak hour. Delays and type of traffic control are used to determine the level of
service (LOS). Level of service is broken down into letter grades A to F with LOS A being
excellent operations and LOS F being unstable/failure operations. Level of service C is
generally considered to be an acceptable LOS by most municipalities. Level of service D is
generally considered to be on the threshold between acceptable and unacceptable operations.
On Cordova Bay Road, all movements currently operate at a LOS A and the eastbound
movement (from Doumac Avenue) operates at a LOS B with stop control.

Site trips were estimated for the proposed development using the ITE Trip Generation Manual
(9" Edition). The Trip Generation Manual provides trip rates for a wide variety of land uses
gathered from actual sites across North America over the past 35 years. Site trips are
estimated by applying rates based on the known specific land uses, and then applying trip
modifications to account for internal site trips and for pass-by trips.

The PM peak hour will be the worst-case recurring traffic time period, and is the key timeframe
for assessing traffic conditions. The vehicle trips generated by the new development were
estimated at 219 vehicles during the PM peak hour. With all site trips assigned to Doumac
Avenue/Cordova Bay Road, the intersection will operate at acceptable levels of service for all
movements in the short and long term (2027 ten-year horizon). The eastbound left turn
movement on Doumac Avenue will operate at a LOS C in the near term (post development) and
at LOS D in the longer term (2027). This analysis is based on the addition of left-turn lanes on
Cordova Bay Road and Doumac Avenue per the proposed road improvements (see Figure 6).
No additional mitigation in terms of lanes or traffic control is required due to traffic operations.

At the proposed underground parking access, no operational issues were identified using 2027
volumes, at either the proposed access or the adjacent townhome access at 5110 Cordova Bay
Road. All site access spacing and sight distances (on Cordova Bay Road and on Doumac
Avenue) were found to exceed minimum recommended Transportation Association of Canada
(TAC) values.
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Figure 8: Proposed Improvements to Cordova Bay Road Fronting the Development
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Pedestrian safety in the Village is also a community concern, particularly for pedestrians
crossing Cordova Bay Road to access the northbound bus stop or the beach. A new sidewalk
is proposed along the site frontage of Doumac Avenue, along with an upgraded sidewalk along
the Cordova Bay Road frontage. This will promote safe pedestrian activity in the area. At
present there is a marked and signed crosswalk with push-button activated flashers across
Cordova Bay Road approximately 75 m south of the site. To the north, the nearest
marked/signed crosswalk is at Walema Avenue (approximately 300 m to the north). In the
longer term, Saanich has identified a potential future crosswalk location across Cordova Bay
Road at the north leg of Doumac Avenue, which would be considered once an east-side
sidewalk has been constructed along the road (currently there is only sidewalk on the west side
of Cordova Bay Road in the vicinity of the site).

There is currently a bike lane along the frontage of the site on Cordova Bay Road, although
there are gaps overall in the bike lane network along the length of Cordova Bay Road. Doumac
Avenue serves as a local pedestrian and bicycle connector between Cordova Bay Road and the
Lochside Regional Trail, located one block west of the site. The proposed Cordova Bay Road
improvements fronting the site include a cycle track. Bicycle parking would be provided within
the development in accordance with the Zoning Bylaw requirements.

Public transit service is available along Cordova Bay Road (bus route #32) at an average
weekday frequency of 57 minutes. A bus pad with waiting area is proposed as part of the
frontage improvements, at the location of the existing southbound bus stop.

The Engineering Department is in agreement with the Traffic Impact Assessment and the
recommendations have been incorporated into the Development Servicing Requirements.
Based on anticipated traffic volumes, a traffic signal at the Cordova Bay Road/Doumac Avenue
intersection is not warranted at this time. The required frontage improvements include ducting
for future installation of a traffic signal when traffic volumes warrant.

Environment

The gently sloping site rises in elevation about 5 m from southeast to northwest. There are 21
existing trees on the site and 7 trees on the boulevard. All of them would be removed to
accommodate the development.

The most significant of the trees is a large Pin oak in good condition which is located within the
footprint of proposed Building 1, as such is proposed to be removed. This tree was a focal point
for the previous shopping centre and is considered by some Cordova Bay residents to be
worthy of designation as a Significant Tree under the Saanich Significant Tree Program. The
applicant proposes to plant a total of 129 trees on the site and an additional 15 trees on the
boulevard. Saanich Parks comments note that the row of 15 Karpick maple trees to be planted
near the southerly property line would soften the view of the new building by the residents of the
adjacent Cordova Beach Estates townhouses.

Stormwater management must be provided in accordance with the requirements of Schedule H
“Engineering Specifications” of the Subdivision Bylaw. A Stormwater Management Statement,
prepared for the proposed development by Islander Engineering Ltd., notes that there would be
a net increase in impervious area from 40% based on the pre-application condition to
approximately 93%. The use of absorbent landscaping and bio filtration is proposed to provide
treatment and improve the quality of site runoff originating from the parking areas prior to
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entering the detention system. Storm water detention tanks would be located under the surface
parking lot.

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 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 redevelopment of an existing shopping centre under the current C-3
(Shopping Centre) Zone that is able to use existing roads and infrastructure to service the
development.

e The proposal is located within Cordova Bay “Village” Centre, within 500 m of Cordova Bay
Elementary School and Senior's Centre, 200 m of the Beach House restaurant and Cordova
Bay beach access, and 900 m to a variety of services at Mattick’s Farm.

e Public transit service is available along Cordova Bay Road at an average weekday
frequency of 57 minutes. The nearest bus stop is located within 100 m walking distance
near the intersection of Doumac Avenue and Cordova Bay Road.

e Sustainable development practices would be followed and the applicant has stated that the
development would be certified BUILT GREEN® Gold or better.

e The applicant has agreed to construct the development with the necessary conduit and
piping in order for the building to be solar ready for future installation of solar photovoltaic or
hot water heating systems.

e While the proposal would result in the loss of 21 existing trees on the site and 7 trees on the
boulevard, a total of 129 trees would be planted on the site and an additional 15 trees on the
boulevard.

e Construction waste would be diverted from the landfill though an on-site waste management
plan to reduce waste generation.
¢ Bicycle parking would be provided in accordance with the Zoning Bylaw requirement.

e Six electric car charging stations would be provided in the underground residential parking
area.

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
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3) Protecting water resources.

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

e The proposal is a higher density, mixed-use redevelopment of an existing shopping centre
site.

e The proposal includes sustainable stormwater management practices by using absorbent
landscaping and bio filtration to provide treatment and improve the quality of site runoff
originating from the parking areas prior to entering the detention system. Stormwater
detention tanks would be located under the surface parking lot.

¢ The development would result in 93% impervious surface on the site compared with 40%
under the pre-application condition.

e The proposed landscaping includes native species and adaptive species suitable for the
proposed location and potential climate change impacts. A greater emphasis could be
placed on the use of native species (25-40% of the planting stock).

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 The multi-family component includes a range of one, two and three-bedroom apartments.
These units are expected to be attractive to downsizing households from within the Cordova
Bay area.

e The proposal would provide new residential units in the area, which would augment safety in
the neighbourhood by enhancing passive surveillance and active use of public spaces.

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 is expected to create short-term jobs during the construction period and
include the services of local companies during and after construction.

e The development would site additional residential units within the commercial
catchment/employment area for the businesses and services located within Cordova Bay
Village and at Mattick’s Farm.

CONCLUSION

The subject application is for a Development Permit Amendment to construct a mixed
commercial/residential development to replace the Cordova Bay Plaza Shopping Centre under
the current C-3 (Shopping Centre) Zone.

The proposal is consistent with the Official Community Plan which directs new multi-family
development to “Centres” and “Villages” and with the Cordova Bay Local Area Plan which
designates the site for shopping centre use. The site is within Cordova Bay Village. Within
Villages, the OCP supports mixed-use (commercial/residential) up to four-storeys in height.
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Development Permit Guidelines are a planning tool used to “guide” Council’s decision regarding
the form and character of a proposed development. In this case, the proposal may not be
strictly in accordance with the relevant guidelines for the Cordova Bay Village Development
Permit Area respecting height and village-like character. That being said, the Development
Permit Guidelines are not prescriptive like zoning. These guidelines need to be considered in
light of more recent policy direction in the Official Community Plan.

Given that the proposal complies with the use and density provisions for the C-3 Zone and no
variances are being requested, Council’s consideration of the development is limited to the from
and character of the development, including landscaping, and the siting, form, exterior design
and finish of buildings and other structures based on the relevant guidelines for the Cordova
Bay Village Development Permit Area. The “Local Government Act” provides that a
development permit must not vary the use or density of the land from that permitted based on
zoning.

For the above noted reasons, the application can be supported.
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