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The Corporation of the District of 
Central Saanich  

 

REGULAR COUNCIL REPORT 

For the Regular Council meeting on March 08, 2021 

 

To: Christine Culham 

Chief Administrative Officer 

 

File: 3360-20-7/20 & 3060-20-7/20 

From: Jarret Matanowitsch 

Director of Planning and 
Building Services 

 
Priority:  Strategic 

  Operational 
 

 

Date: 

 

February 25, 2021 

 

Re: 1932 Mt. Newton Cross Road - Rezoning and Development Permit  

 

RECOMMENDATIONS: 

1. That Land Use Bylaw Amendment Bylaw No. 2071 (1932 Mt. Newton Cross Rd) be introduced 
and given First Reading.  

 

2. That the proposal for 1932 Mt Newton Cross Rd be referred to the Advisory Planning 
Commission for comment. 

 

Following the receipt of APC comments, the following recommendations apply: 

 

3. That Land Use Bylaw Amendment Bylaw No. 2071 (1932 Mt. Newton Cross Rd) be given Second 
Reading and referred to a public hearing.  

 

4. That with regard to Development Permit 3060-20-7/20 for 1932 Mt. Newton Rd., an 
Opportunity to be Heard be scheduled for a future Council meeting, including variances to: 

a. reduce the amount of commercial floor area from 10% to 7.8%, 
b. reduce rear yard setback from 7.5 m to 0.3 m (north property line), 
c. reduce side yard exterior setback from 3.0 m to 0.2 at grade, and for upper levels to 1.1 

m for balconies and to 2.1 m to the exterior wall (Wallace Dr), 
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d. increase lot coverage from 60% to 91%, 
e. reduce the residential parking spaces from 1.75 space/unit to 1 space/unit (total of 44 

to 25), and reduce the amount of required commercial parking spaces from 24 (highest 
demand use) to 10, resulting in a reduction of total required parking from 68 to 35, 

f. reduce setbacks for parking to a property line for underground from 2.5 m to 0 m, and 
one at-grade parking space from 2.5 m to 0.8 m, and  

g. reduce the additional width for a parking space adjoining a structure from 0.3 m to 0 m, 
to allow a Type A accessible parking space adjacent to a support column for one at-
grade parking space. 

 

5. That Council clarify a Community Amenity Contribution consistent with Council Policy of $7,500 
per unit for a total of $187,500 (25 x 7,500) be provided for the proposed development (1932 
Mt. Newton Cross Rd). 

 

6. That prior to final adoption of Bylaw No. 2071 (1932 Mt. Newton Cross Rd) a covenant be 
registered that would: 

a. prohibit a future strata bylaw from restricting rental of the dwelling units, 
b. require the commercial parking to be shared with visitors of the residential units,  
c. require parking spaces to remain unbundled and not tied to a specific unit as part of a 

real estate entity,  
d. require confirmation of the car share membership purchases for the development prior 

to issuance of an Occupancy Permit, and 
e. require payment of the required Community Amenity Contribution before issuance of a 

Building Permit. 

 

BACKGROUND: 

Project Description  

The District has received a development application for the property at 1932 Mt. Newton Cross Road, 
which is located on the northeast corner of the intersection with Wallace Drive in the core of Saanichton 
Village.   The proposal is to replace the existing single family dwelling that currently serves as a medical 
clinic with a 5-storey mixed-use building containing ground floor commercial with four floors of 
residential above and two levels of underground parking.  The proposal would be a strata development 
with 25 residential units and two ground floor commercial units.   

  

The 988 m² property is zoned C-1 Core Commercial and designated as Commercial/Mixed-Use in the 
Official Community Plan.  The proposed use is permitted in the C-1 zone, however an amendment is 
required to increase the density from a floor area ratio (FAR) of 1.6 to 3.4, which is based on the net lot 
area after land dedication along both the Wallace Drive and Mt. Newton Cross Road frontages.  

  

The proposal includes 25 dwelling units ranging from 1 to 3 bedrooms as shown in Table 1 below.  The 
requested density in part, results from the residential units being somewhat larger than many newer 
developments with units ranging from 70 m² (755 ft²) to 153 m² (1,650 ft²) with an average size of 94.6 
m² (1,019 ft²).  These sizes of units would be particularly suitable for anyone downsizing from a single 
family dwelling. 
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         Table 1: Unit Types and Sizes 

  # Units Average size 
(m2) 

Average Size 
(ft2) 

Total 25 94.6 1,019 

1 bedroom 11 80.7 869 

2 bedroom 11 97.8 1,053 

2 bedroom + den 2 131.8 1,419 

3 bedroom 1 125.7 1,352 

  

Site Context 

The 988 m² corner property is located in the commercial core of Saanichton Village with commercial 
uses to the north, east and south.  West of the site, across Wallace Drive is predominantly single family 
dwellings.   

  

Land dedication based on street cross sections in the Saanichton Village Design Plan would be provided, 
thereby reducing the final lot size to 927 m². 

 

DISCUSSION: 
Official Community Plan 

The property is designated Commercial/ Mixed-Use in the OCP and policies relevant to the proposal 
include: 

  

4.2.3  Within the established commercial Village Centres of Brentwood Bay and Saanichton, support a 
mix of moderate and high density housing forms such as townhouses, apartments and mixed use 
development up to 5 storeys, within convenient walking distance of existing or planned transit services.  

  

4.2.5   Within the established commercial Village Centres of Brentwood Bay and Saanichton, single 
storey development is discouraged.  Mixed use development at higher densities is the development 
form that is most encouraged.  Mixed use buildings should have commercial services at the street level.  

  

4.2.7  In apartment and mixed use development of 3 or more storeys, underground parking is 
encouraged to enhance overall site design and landscaping opportunities.  

  

4.3.3  Consider the use of variances to the Land Use Bylaw, where they would achieve a more 
appropriate development in terms of streetscape, pedestrian environment, public view protection, 
overall site design, protection of natural features and compatibility with neighbourhood character and 
adjoining properties.  

  

4.3.4  Key gateway intersections to Village Centres should include high quality design features and 
landmark architecture.  

  

5.2.2.4  Support more intensified residential use within or nearby the central commercial areas of 
Saanichton and Brentwood Bay as a means of encouraging vitality and a strong pedestrian orientation 
within these commercial areas. Such development should not erode the supply of commercial land.  
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Higher density housing forms such as townhouses or low-rise apartments, or alternatively, second and 
third storey housing above commercial uses, may be considered.  

  

5.2.2.5  Strive to maintain an overall 'village' character to the Brentwood Bay and Saanichton 
Commercial areas.  Generally this means small scale retail at grade, with human-scaled pedestrian-
friendly public streets.  The visual presence of automobiles and other vehicles should be minimized.  

  

5.2.210  A strong desire exists to enhance residential opportunities, while also providing convenient 
access to retail facilities within the village centres.  Give favourable consideration to mixed 
commercial/residential projects, where such developments have direct frontage on West Saanich Road, 
Verdier Avenue, Wallace Drive, East Saanich Road or Mount Newton Cross Road in areas designated as 
"Commercial" on Schedule A, Land Use Plan. Such projects must devote all grade level areas to retail or 
office use. Any storeys above grade level may be devoted to residential accommodation.  

  

9.2.3.3  Encourage and support Transportation Demand Management (TDM) measures such as transit 
passes for residents and employees, bicycle storage and facilities, shared car-programmes for new 
development proposals, and reduced parking requirements in exchange for these and o 

ther TDM strategies, to decrease reliance on private vehicles and, in particular, to reduce single 
occupancy vehicle travel.  

  

Land Use Bylaw 

The property is zoned C-1 Core Commercial, which has a maximum FAR of 1.6.  The proposed mixed-use 
with commercial and residential uses is permitted; however, the proposal requires a site specific zoning 
amendment to allow an FAR of 3.4 for the development that is based on the net lot area after land 
dedication.  

  

Variances 

Variances are required for setbacks, parking, and the amount of commercial floor area as follows: 

• reduce the amount of commercial floor area from 10% to 7.8%, 

• reduce rear yard setback from 7.5 m to 0.3 m (north property line), 

• reduce side yard exterior setback from 3.0 m to 0.2 at grade, and for upper levels to 1.1 m for 
balconies and to 2.1 m to the exterior wall (Wallace Dr), 

• increase lot coverage from 60% to 91%, 

• reduce the residential parking spaces from 1.75 space/unit to 1 space/unit (total of 44 to 25), 
and reduce the amount of required commercial parking spaces from 24 (highest demand use) to 
10, resulting in a reduction of total required parking from 68 to 35, 

• reduce setbacks for parking to a property line for underground and one at-grade parking space 
from 2.5 m to 0 m, and  

• reduce the additional width for a parking space adjoining a structure from 0.3 m to 0 m, to allow 
a Type A accessible parking space adjacent to a support column for one at-grade parking space. 

  

Commercial Area: The regulation requiring 10% commercial would help ensure that ground floor units in 
the core commercial area contain retail or service commercial uses.  A vibrant village requires a range of 
services to support a residential population and ground floor commercial uses can actively engage the 
street and contribute to creating a sense of place.  The building footprint is smaller on the ground floor 
and does not include a residential unit.  The ground floor would include a separate residential entrance 
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and accessory uses (bike room, mechanical rooms, waste and recycling).  The proposal would provide 
active commercial ground floor uses and engage the street frontage.  

  

Building Setbacks: The proposed setbacks would bring the building closer to the street and help create a 
human scaled, pedestrian oriented frontage.   The second level building overhang would provide some 
weather protection, while building articulations and balconies avoid extensive sections of uniform wall.  
The rear setback would allow for a more uniform wall for levels 2-5 with no openings, which has been 
designed to accommodate future redevelopment of the adjacent property.  The ground level would be 
open to the drive aisle and the wall treated with wood exterior.  

  

Lot Coverage: Although the proposed lot coverage is quite high, the site is located in a core commercial 
area where higher density developments with a strong urban form would be suitable.  While the 
proposed lot coverage and underground parkade may limit landscaping options, focusing new 
landscaping and trees along the street frontage would improve the public realm.  In many cases with 
lower lot coverage the available space is needed for, and taken up by surface parking; however in this 
case all parking is underground or underbuilding, which is preferred over surface parking.  

  

Parking Setbacks: Setbacks for parking spaces allow for underground parking to be provided.  A variance 
to allow one under building parking closest to Wallace Drive is required, which would be partially 
obscured by a support column and a landscape planter.  There is room for two Type A accessible spaces, 
however one parking space is adjacent to a support column which requires an additional 0.3 m.  The 
support column is opposite the required accessible aisle for manoeuvring in and out of the vehicle safely 
and the variance would not impact usability of the space.  

  

Parking:  The total required parking would vary depending upon the type of commercial uses and could 
vary from 11 spaces if all retail, to 24 spaces if all restaurant.  Although the type of commercial 
occupancy has not been confirmed at this time, interest by allied medical services has been identified 
which would require 12 parking spaces.  The proposal would provide 1 parking space for each residential 
unit (25), with 10 allocated for commercial uses.  Visitor parking would share the commercial spaces. 
Parking would meet the new accessible parking regulations and include two Type B accessible parking 
spaces in the underground and two Type A accessible parking spaces at grade.    

  

As a Traffic Demand Management (TDM) strategy the applicant proposes to purchase a Modo car share 
membership for each residential dwelling unit, this option is particularly convenient due to the 
proximity of 2 car share parking spaces in front of Municipal Hall.  

  

A traffic and parking assessment has been provided (see attached) that included the following 
comments: 

• providing one parking space per dwelling unit is appropriate for the development context and 
can be managed appropriately to minimize impacts, 

• the site is close to a mix of amenities within walking distance and adjacent to regional transit 
routes and a Modo car-share, 

• the parking supply may deter prospective buyers with more than one vehicle from purchasing a 
unit, but will attract owners who own one or no vehicles, 

• a visitor parking supply of 0.1 per dwelling, or a total of 3 for the development is recommended,  

• peak parking demand for the commercial units is estimated to be less than 8 vehicles, even 
when considered as a suburban vehicle-oriented development,  
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• by right-sizing the parking supply the development is supporting the District's desire to enable 
more active transportation in Saanichton and throughout the District, 

• some of the ground level parking spaces could be reserved for short-term pick-up/ drop-off 
parking, 

• using conservative numbers, increase in vehicle trips resulting from the development will not 
materially impact vehicle operations on nearby streets, 

• vehicle delays are not anticipated to substantially increase at the two intersections on Mt. 
Newton Cross Road, unless the East Saanich Road intersection was reduced to single lanes. 

  

To ensure managing parking spaces can remain flexible and respond to changing needs, a covenant to 
require all parking be considered shared rather than being tied to a specific unit, and to ensure visitor 
and commercial parking is shared is recommended.   

  

Being in this central location with good access to public transit and a car share vehicle, would support 
reduced car ownership and a reduction in parking demand that would be reinforced by providing a car 
share membership for each dwelling. 

  

For comparison purposes only, the development approved at 7098 Wallace Dr (not yet constructed) has 
very similar metrics as summarized in Table 2 below.   The proposal has maximized onsite parking with 
two levels of underground parking.  Should the parking variance be a major concern of Council, the only 
real option for the proposal would be to reduce the number of units.  

  

         Table 2: Development Comparison 

Parking Comparison Wallace Dr 
Development 

Mt Newton 
Proposal 

  

Residential Units 24 25 Both have all residential 
parking underground 

Commercial Floor Area 233 m2 245m2   

Residential Parking: No. 26 25   

Ratio 1.05/unit 1/ unit   

Commercial Parking: 11 10 Both allow shared visitor 
and commercial parking Visitor Parking: 6 0 

Total  43 35   

Site Area  1,455 m2 988 m2   

  

Design Guidelines 

The Residential Multi-family and Commercial guidelines are quite extensive and furthermore, the 
Saanichton Village Design Guidelines also apply to this site.  Due to the number of applicable guidelines, 
a summary of how the proposal meets the objectives of the guidelines is provided below. 

  

OCP Design Objectives:  

Responding to Site Characteristics - the siting and orientation of buildings should respond to specific site 
conditions and opportunities such as oddly shaped lots, location on prominent intersections, corner lots, 
unusual topography, significant vegetation, views and other natural features. 
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• There are no significant features on the relatively level site.  The corner lot is located at a key 
intersection in the District and the building has been designed to accentuate the corner and 
create a landmark feature. 

Integration with Existing Content - new development should respond sensitively to existing or planned 
adjacent development and be well integrated within the neighbourhood and local context. 

• Future development to north considered with anticipated height and massing to be similar along 
that property line.  To the east, balconies, windows and step backs soften the elevation and 
would be compatible with future redevelopment of the mid-block property at a scale that would 
transition in height toward the heritage pub. 

Pedestrian Orientation and Building Address - new development should be positively oriented towards 
public streets and open spaces to encourage pedestrian activity, street vitality and safety, and to 
generally enhance the visual quality and character of development. 

• Wider sidewalks, bike lanes, landscaped boulevard with street trees and street furniture in 
conjunction with the property frontage would improve the pedestrian environment and 
encourage social activity.  

Scale and Massing - the scale and visual mass of buildings should be broken up to reduce the visual 
impact of buildings and to create variation and visual interest. 

• Building articulations, mixed exterior materials, a prominent roof parapet, and varied balcony 
placement and sizes provide a textured building. 

Architectural Character - building design elements, details, and materials should create a well-
proportioned, human-scaled, and unified building form and exhibit an overall architectural concept that 
responds to the established architectural concept. 

• Predominant wood and stone cladding is accented with lighter toned hardipanels with balconies 
on three sides.  A light toned prominent roof parapet and horizontal bands unify the design.  

Solar Access, Views, and Shadowing - buildings should be sited and oriented to maximize views, reduce 
overshadowing effects on surrounding buildings and open spaces, and to increase overall energy 
efficiency through natural cooling, lighting, and heating. 

• the development benefits from a being a south facing corner lot and balconies and windows are 
located on three building elevations (south, east and west) 

Private Open Spaces and Amenity Areas - residential projects should be sited to maximize opportunities 
for creating usable, attractive, and well integrated open spaces and networks including play areas for 
children. 

• Public realm improvements along street frontage are designed to invite social gathering and 
interaction, while balconies provide private outdoor access. 

Site Servicing, Parking and Access - site servicing and utilities, and car parking and access, should be 
located and designed to maximize pedestrian safety and minimize impacts o the attractiveness of the 
pedestrian environment and adjacent properties. 

• Parking is located underground or under building and service rooms are within the building, 
including waste and recycling.  

Public Realm and Pedestrian Environment - public streets, sidewalks, and open spaces should be 
accessible, safe, comfortable and attractive to pedestrian or resident activity. 

• Designed for pedestrian activity and commercial entrances will be accessible. 

Landscaping - new developments should incorporate a combination of landscaping materials to enhance 
and integrate new projects into the surrounding landscape and to improve the experience and overall 
livability of residents and users of new developments. 
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• New landscaping focused on public realm/ street frontage improvements, including street trees 
and landscape beds. Underground parkade and site coverage limit opportunities for significant 
landscaping/trees on-site, planters along building frontage would add greenery.  

Energy Efficient, Building Form and Character - new projects are strongly encouraged to incorporate 
designs and materials that minimize energy use and renewable energy sources where possible.  

• Building will be designed to meet Step Code 3 and include /EV charge parking 

  

Saanichton Village Design Plan 

The applicants considered the SVDP in the design, which was still a draft document at the time and the 
proposed road dedication is based on the street cross sections in the SVDP.  

The SVDP identifies the following Key Directions: 

• Building A Vibrant Mixed Use Core 

• Making Places to Gather, Play, and Stay 

• Creating More and Better Pedestrian Linkages 

• Designing Green and Pedestrian-Friendly Streets 

• Enhancing the Urban Forest 

• Improving Intersections for All Modes 

• Providing housing options throughout the Village 

• Facilitating High Quality Redevelopment 

  

The plan's policies and guidelines build on the following Urban Design Principles: 

• PRINCIPLE 1:  ACTIVATE THE STREET Use buildings and trees to frame the street; architecture 
and landscaping to create visual interest; and ground floor uses to provide opportunities for 
formal (e.g., retail) and informal interaction (e.g., patios, terraces). 

• PRINCIPLE 2:  VILLAGE SCALE Design buildings, streets, and other elements (e.g., signs) to serve 
pedestrians – not vehicles. 

• PRINCIPLE 3:  FOCUS ON THE FIRST FLOOR  Place an emphasis on design details on the ground 
level and ensure a high quality of relationship between private indoor and outdoor spaces (e.g., 
shop front, entry, front yard) with public spaces (e.g., the street, sidewalk). 

• PRINCIPLE 4:  CONTEXTUAL DESIGN While encouraging difference and creativity, seek design 
solutions that speak to the  ‘village in the country’ context by striking a balance between city 
and country in building architecture and site design. 

  

The proposed mixed-use development would activate both street frontages with an emphasis on 
improving the pedestrian environment and supporting social interaction.   Natural wood and stone 
reflect a west coast expression and add warmth to the building.  Land dedication provides adequate 
road width for future road improvements to include bike lanes and focus on intersection safety.  

  

The Saanichton Village Design Plan contains a guideline that buildings taller than three storeys should be 
set back at the upper levels to reduce massing and provide a street wall that contributes to creating a 
human scaled streetscape.  Although most of the building includes setbacks for the upper storeys, as 
well as significant articulation to create building interest, a prominent building component at the corner 
sees a rounded façade that is 5 storeys in height without stepping back.  Although this seems to be 
inconsistent with the upper storey setback guideline, it could be argued that the design is consistent 
with an OCP guideline that states key gateway intersections to Village Centres should include high 
quality design features and land mark architecture.  Since much of the building includes articulation and 
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stepping back, and a land mark feature is included at this gateway intersection, the proposal is generally 
consistent with the District’s design guidelines.  This building height and stepping back matter is 
something Council may wish to seek input on from the Advisory Planning Commission. 

 

Environment  

There is one on-site tree that would be removed and 7 new street trees would be planted.  High site 
coverage and underground parking limits options for permeability and landscaping on-site, while 
permeable pavers, landscape beds and street trees would be located on the municipal right-of-way.  
Incorporating rain gardens was considered, but using all of the available frontage area to focus on 
pedestrian improvements was preferred, while on-site underground parking raises technical challenges.  

  

The building would meet BC Step Code Level 3, include EV charging, a high albedo roof,  and windows 
with internal blinds for shade.  The building design takes advantage of the southern exposure and corner 
lot position with balconies and windows on the south, east and west elevations.  

   

Community Amenity Contribution 

Council policy 03.Fin on Community Amenity Contributions sets a target of $7,500 per unit ($2,000 for 
affordable housing and $5,500 for general) unless inclusion of a specific amenity is agreed to.  Based on 
the policy, a total of $187,500 as cash-in-lieu would be expected.   The applicant proposes to contribute 
$15,000 toward the affordable housing fund and $50,000 toward improvements of the Mt Newton and 
East Saanich intersection.  The proposed amenity contribution is approximately 35% of the value 
compared to Council's Community Amenity Contribution policy.  

  

Staff have expressed concern over the reduced amenity contribution and a missed opportunity to secure 
amenities for Saanichton Village.  As part of considering the development proposal, Council will need to 
consider if the proposed contribution is acceptable, or otherwise advise the applicant what is required.   
Any amenities would be secured by covenant and required prior to Building Permit, or paid before Final 
Adoption of the amending bylaw. 
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CONCLUSION: 

The proposed mixed-use development would advance many of the OCP and SVDP objectives, however 
staff acknowledge the proposed density would be more than previously approved in the District.  The 
proposed density is compatible with the urban context found in the Village cores, and in part, reflects 
the challenges of developing a relatively small lot with parking located underground while providing 
generously sized units.   Overall, the proposal advances the District objectives of creating a compact 
urban village with less reliance on the personal automobile. 

 

Respectfully Submitted 

 

Andrea Pickard 

 Planner 

 

ATTACHMENTS: 
Context Map 

Application Information 

Site and Building Plans 

Draft Bylaw 2071 

Draft Development Permit 

Traffic Impact Assessment 

  

 

 

Endorsed by: 

Jarret Matanowitsch, 

Director of Planning and Building Services 

 

Administrator’s Recommendation: 

I concur with the recommendations contained 
in this report. 

Christine Culham 

Chief Administrative Officer 
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