AT
%?M TOWN OF VIEW ROYAL
PUBLIC HEARING REPORT

TO: Council DATE: June 10, 2020

FROM: J. Davison, MCIP MEETING DATE: June 16, 2020
Community Planner
FILE NO.: 3360-20-2020-01

REZONING - 3, 5 and 9 Helmcken Road and 1449 Burnside Road West
(Eagles Nest)

RECOMMENDATION

THAT the report from the Community Planner dated June 10, 2020 titled “‘Rezoning — 3, 5 and 9
Helmcken Road and 1449 Burnside Road West (Eagles Nest)” be received for information.

CHIEF ADMINISTRATIVE OFFICER’S COMMENTS

| concur with the recommendation. /
DIRECTOR OF ENGINEERING’S COMMENTS %
| concur with the recommendation. }S
DIRECTOR OF PROTECTIVE SERVICES’ COMMENTS

I concur with the recommendation. /%

PURPOSE OF REPORT

The purpose of this report is to support the Public Hearing for Bylaw No. 900, 2014 Amendment
Bylaw No. 1050, 2020 to rezone the Burnside Helmcken properties at 3, 5 and 9 Helmcken Road
and 1449 Burnside Road West (henceforward known as the ‘Eagles Nest’ property) to an attached
3-building apartment configuration with a proposed 247 units.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

BACKGROUND

This application follows an earlier application made in 2018. Committee of the Whole
recommended against moving that application to bylaw readings despite several iterations of
the design during 2018-2019.

PROJECT INFORMATION

NOTE: CORRECTION TO INFORMATION PROVIDED (Friday June 12, 2020).

Please note that it has come to Staff’s attention that the information presented in the submitted
drawings and staff report is different to that provided in Zoning Bylaw No. 900, Amendment
Bylaw No. 1050 regarding Building 1 storeys.

The information in the bylaw is the correct information and will stand.

The applicant has provided updated architectural drawing files which are listed in the
correspondence section of the Town’s Public Hearing web page. The applicant has also
updated their presentation to reflect this.

Incorrect Staff Report version (with the storeys in red numbers)

BUILDING 1
6 storeys

Correct Bylaw version (with the storeys in red numbers):
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)

Meeting Date: June 16, 2020
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The application re-configures the site in response to Council’s concerns regarding the previous
design’s density, height, siting, and site circulation. In general terms the revised proposal is
supportable by staff. The determining factor for this project will be Council’s appetite for the
revised design and slightly reduced FSR in the context of this property within the Town’s Official
Community Plan’s Northern Gateway Community Corridor that is also identified as one of the

Change Areas within the bylaw.

The previous four-building proposal has been re-configured into three separate structures in a
more contextually appropriate design.
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Public Hearing Report

Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)

Meeting Date: June 16, 2020

Site Data Summary

--------

Current Proposal

Previous Proposal

Density 1.50 FSR 1.57 FSR
Site Coverage 34% 33%
Units Proposed 247 262
Vehicle Parking 340 356

Bicycle Parking

246 Class 1 and 18 Class 2

262 Class 1 and 6 Class 2

The parking as proposed meets the bylaw requirements; no variances are required.

Unit Mix

The proposal is currently for strata condos in the following configuration:

e 85 one-bedroom units
e 140 two-bedroom units
e 22 three-bedroom units

The unit mix can change as the project moves through the Development Permit process if
parking requirements are met and FSR is not exceeded.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)

Meeting Date: June 16, 2020

Building Height

The proposal ranges from three storeys at the lowest points of the buildings, stepping up to a
portion of Building 1 at six storeys on the north side adjacent to the ALR land. The buildings
have been stepped and pulled back from strategic points to minimize neighbouring visual
impact. Building 1 is 19.2m high and ranging from 4 to 6 storeys, strategically stepped to

address the' Hidden Oaks v‘iews.
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Building 2 is 14.8m high and ranging from 3 to 4 storeys (plus ¥z storey at P1), again stepped
from 3 to 4 storeys to address the Hidden Oaks interface.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

Building 3 is 16.9m high and ranging from 4 to 5 storeys.
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In support of the application the following has been submitted:

Rezoning Application Submission Summary Document — Applicant — January 17, 2020
Architectural Drawings — de Hoog & Kierulf architects — January 22, 2020

Civil Engineering Drawings — McElhanney Consulting Services Ltd. — January 23, 2020
Landscape Drawings — Murdoch DeGreeff — January 22, 2020

Survey Plan — McElhanney Consulting Services Ltd. — February 23, 2018

Letter to Mayor and Council — January 19, 2020

Community Engagement Summary — March 4, 2020

Stormwater Management Plan — September 13, 2018

Traffic Impact Assessment — WATT Consulting Group — January 10, 2019

Tree Preservation Plan — September 14, 2018

Phase 1 ESA Report - McElhanney Consulting Services Ltd. — March 8, 2018

Parking Study - Watt Consulting Group — September 14, 2018

Helmcken Road Report — Watt Consulting Group - March 27, 2019

Geotechnical Memo — Ryzuk Geotechnical — March 9, 2018

Limited Hazardous Materials Investigation — Island Environmental Health & Safety Ltd. -
March 20, 2018

Helmcken & Burnside Tenant Relocation Matrix — Applicant - January 22, 2020

Eagle’s Nest Development Data — Applicant - February 4, 2020

Relative Height Illustration with Eagle Creek — Applicant — Undated

Official Community Plan Context

The subject property (on the map below in blue) is an important gateway site for the Town of
View Royal. The design of the Northern Gateway Community Corridor requires the creation of
“...a strong sense of place in the area surrounding the hospital and leading into the southern
areas of the Town”.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

Victoria
General

The Northern Gateway Community Corridor includes the lots fronting Helmcken Road between
Burnside Road and the Trans-Canada Highway, and a few lots on Watkiss Way on the east side
of the Helmcken intersection. The corridor has experienced incremental infill development in the
form of higher density housing. A continuation of residential infill that will bring more housing
closer to the hospital and revitalize underutilized land is envisioned for the Northern Gateway
Community Corridor. Ancillary commercial and hospital-related uses will also be encouraged as
part of mixed-use projects closer to the Trans-Canada Highway and the larger parcels near
Watkiss Way.

Development in the Northern Gateway Community Corridor should be carefully reviewed to
consider the following:

e Uses and densities that benefit from the Corridor’s proximity to the Victoria General Hospital
and the planned regional rapid transit stop. Attached housing, including townhomes and
apartments, should be encouraged throughout the Corridor.

e Access and circulation.

e Quality of the built environment.

¢ Wayfinding and placemaking elements that reinforce the Hospital Neighbourhood as the
northern gateway to View Royal and create a strong sense of place in the area surrounding
the hospital and leading into the southern areas of the Town.

¢ Connections to the planned hospital rapid transit stop, Galloping Goose Regional Trail,
Trans-Canada Highway and established residential area east of Helmcken Road.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

This is the current proposal for the Burnside/Helmcken intersection interface. It provides an
attractive entry feature that is much improved over the existing condition with fully realized
building facades that address the street corner in an attractive fashion.

While detailed design is addressed at the Form and Character Development Permit stage, the
application provides a level of detail that establishes those expectations along with the rezoning.
Council will have full control over the form and character of the project when considering the
Development Permit at a later date.

Design

With the new proposal, the applicant has reduced the number of buildings from four to three,
stepped the top floors back from the building facades, and pulled the buildings back from the
Hidden Oaks boundary. There is much more visual interest in the building articulations from all
external angles. The western interface between the Hidden Oaks development, especially, has
been reconfigured in a positive manner.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

1. There is a focus on reducing visual and physical impact on the Hidden Oaks townhouses to
the west. The terracing of the building, partial storeys and the open space between the two
buildings provides more relief than the previous uniform building wall. The buildings are also
pulled back from the shared property line, providing varied, treed open space for screening
between the two developments.

2. The new proposal provides a more multi-use feel in the courtyard with a proposed ‘woonerf’
(literally: ‘living street’ in Dutch) which emphasizes shared space and traffic calming while
still permitting traffic flow. Protective Services requires that the woonerf meet BC Building
Code (BCBC) for Fire Truck Access. While the applicant has assured staff that it meets
minimum BCBC requirements, additional consideration will need to be made regarding
design details to accommodate the Town’s ladder truck and an acceptable turnaround or
loop design.

A large element of the concept is to design a functional roadway with non-traditional road
surfaces that resemble pedestrian-friendly squares and plazas. This invites pedestrian and
bicycle traffic and indicates to drivers that it is a shared space and not a dedicated roadway.
This project’s space is in a conceptual stage which may be refined at the Form and
Character Development Permit stage.

Woonerf examples are below:
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

Community Amenity Contribution

The applicant has agreed to the community amenity contribution (CAC) target set out by the
Town’s CAC policy’s standard rate of $3,500 per additional detached residential unit to be
provided prior to building permit issuance. For this proposal, the contribution would be $864,500
based on the per-unit rate. Note that the number of units can change in the future.

The applicant has offered to pay the $3,500 per unit fee. The community amenity contribution
rate and provision will be secured in a covenant.

OCP Policy HS1.4 Housing Amenity Contributions supports a housing amenity contribution to
the Town, which could be directed to the CRD Regional Housing Trust Fund. A portion of the
cash community amenity contributions could be used for this purpose.

Transportation Impact

The Town’s Engineering Department (with assistance from Bunt & Associates Transportation
Planning & Engineering’s peer review) has completed the following initial review of the provided
transportation impact assessment (TIA):

e |t appears that waiting to see how McKenzie Interchange impacts traffic flow would be
prudent. We note the Town is doing the same for several other traffic issues.

e Both the southbound traffic on Helmcken and the westbound and perhaps eastbound traffic
on Burnside may require alteration of the intersection. (the applicant had suggested
originally that they would vastly improve traffic flow with their suggested improvements)

o The TIA suggests that they do not have an impact on traffic volumes
(section 4.8) and all issues are a result of the background (existing) traffic:

o ‘“ltis important to highlight that future failing conditions are due to background traffic,
not site generated traffic. When site traffic is added to the study area intersections at
buildout and 10 years beyond buildout, site traffic has minimal impact on level of
service, delay and queuing at both intersections.”
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

o Alternatively, they speak to the impacts of even small amounts of traffic (section 4.7):

o “As noted, small volume increases to an already failing movement can exponentially
increase delay and/or queuing”.

e Bunt points out that additional right-of-way may be required on the Burnside frontage which
suggests alteration of the eastbound leg of Burnside and a sidewalk on the frontage.

¢ Once the McKenzie Interchange is complete an agreed upon assessment should be
completed to determine mitigation expectations of the Town of View Royal.

Site Servicing

The applicant is working on a detailed conceptual site servicing plan which would indicate water
and wastewater capacities, as well as shallow servicing plans. Staff does not anticipate issues
in this regard.

Tenant Compensation
The applicant has provided a Tenant Relocation Plan:

BC

City of City of Residential

Victoria Vancouver Tenancy Act Eagles Nest
Compensation for length
of tenancy
Up to 5 years 3 months 2 months 2 months 4 months
Betveen 5-10 years 4 months 3 months 3 months 5 months
over 10 years 5 months 4 months 4 months 6 months
over 20 years 6 months 6 months 6 months 8 months
Moving Expenses
Bachelor and One Bedroom 3 500.00 3 750.00 S 750.00 S 1,000.00
Two or more bedrooms S 750.00 $ 1,000.00 $ 1,000.00 S 1,250.00
Notice for Termination 4 months 4 months 4 months 4 months

Eligibility in all cases

Exclusions in all cases

minimum 1 year prior to rezoning application

single family homes, duplexes, condos, secondary suites

Staff is recommending that this be secured via covenant as a condition of the rezoning.

Public Engagement

The applicant has provided a Public Engagement Summary Report showing the engagement
with affected neighbours, including the Hidden Oaks residents. The applicant has shown that

they are listening to the residents, and the emergent design is more sensitive to those concerns
regarding screening, height, and density. The supplied interface cross-sections show the

treatment of the interface at Hidden Oaks which includes an increased setback and open space
between the buildings, and the addition of a stepped building from 4 to 5 storeys to minimize the

visual impact of the partial fifth storey.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020
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ANALYSIS AND DISCUSSION

The 2018 proposal for the site was rejected by Committee of the Whole largely due to the
expression of the density (1.57 FSR) on the site. The Committee felt the visual impact was not
satisfactory at either the Burnside/Helmcken intersection, or the interface between the site and
the Hidden Oaks townhouse complex to the southwest.

The applicant has responded with a proposal for 1.5 FSR in a three-building configuration which
is the product of staff and Council’s input, and the applicant’s public engagement process.

Design Critique

The design is much improved over the previous four-building design. The stepped, terraced and
articulated massing addresses the interfaces in a much more appealing and sensitive way, and
in staff’s opinion is as reasonable as can be expected while maintaining a density (1.5 FSR)
close to the maximum indicated in the Official Community Plan’s Mixed Residential Land Use
Designation (1.6 FSR).

The proposal of 22 three-bedroom condominiums is particularly attractive in that there is a
significant need for more affordable family-friendly attached units.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

The proposed interior concept is also much improved, with a sense of shared space and a
pedestrian-prioritized environment which will also accommodate surface traffic and, with some
tweaking, the requirements of the Town’s Protective Services Department.

Further design consideration will be available to Council at the Mixed Residential Form and
Character Development Permit stage in the future.

Bylaw No. 900, 2014 Amendment Bylaw No. 1050, 2020
The bylaw to rezone the property divides the site into three sub-zones to ensure that the
building heights proposed by the applicants are preserved in the bylaw.
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

CD-24: Burnside Helmcken Residential

Principal Uses
e Residential, Apartment
e Residential, Townhouse

Accessory Uses
e Home Occupation

CD-24: Burnside Helmcken Residential

Lot Size

Lot Size, minimum 13,500m?
Lot Density

Floor Space Ratio 1.5
Lot Coverage, maximum 35%
Impermeable Surface Coverage, maximum 60%

Size of Principal Buildings and Other Structures

Building Height, maximum (Subzone A) 15m and 5 storeys
Building Height, maximum (Subzone B) 17m and 5 storeys
Building Height, maximum (Subzone C) 19.5m and 6 storeys
Building Width, minimum 6m

Siting of Buildings and Other Structures (Principal and Accessory)

Western property line, setback 11m
Helmcken Rd property line, setback 10m
Burnside Rd property line, setback 8m
Northern property line, setback 8m
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

The applicant has also included a relative height illustration (included in the attachments)
indicating building heights at Eagle Creek Village (which are higher than the proposed here).

Conditions of Rezoning
In advance of adoption of the bylaw to rezone the property (should Council approve the bylaw),
the following must happen:

1. The Ministry of Transportation and Infrastructure must approve the bylaw as the property
is within 800m of a controlled access intersection (Helmcken and Trans Canada).

2. A covenant between the Town and the applicant must be undertaken to ensure that the
$3,500 Community Amenity Contribution per additional detached residential unit will be
paid.

3. A covenant between the Town and the applicant must be undertaken to ensure that the
tenant compensation as outlined in this report will be paid.

4. A covenant between the Town and the applicant must be undertaken to ensure that the
four subject parcels be consolidated into one parcel.

CONCLUSION

This application is much improved over the previous and is supported by staff. The proposal
addresses the Northern Gateway condition within the OCP by providing an attractive entry
feature to View Royal, it addresses the need for housing close to the hospital, to the regional
pathway system, and to amenities at Eagle Creek Village. It is sensitive to the residential and
agricultural interfaces, it provides a range of housing suitable for individuals and families alike,
and generally represents a balance between realizing the densities described within the Mixed
Residential OCP Land Use Designation while being sensitive to the existing surrounding uses.

RECOMMENDATION

THAT the report from the Community Planner dated June 10, 2020 titled “‘Rezoning — 3, 5 and 9
Helmcken Road and 1449 Burnside Road West (Eagles Nest)” be received for information.

=

SUBMITTED BY: —
J. Davison I\/fCIIb RfB Community Planner

REVIEWED BY: ,(% y for
L. Chase MCIP RB#, Director of Development Services
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Public Hearing Report
Rezoning — 3,5 and 9 Helmcken Road and 1449 Burnside Road West (Eagles Nest)
Meeting Date: June 16, 2020

ATTACHMENTS:
1. Subject Property Map
2. Subject Property Orthophoto
3. Rezoning Application Submission Summary Document — Applicant — January 17, 2020
4. Architectural Drawings — de Hoog & Kierulf architects — January 22, 2020
5. Civil Engineering Drawings — McEIhanney Consulting Services Ltd. — January 23, 2020
6. Landscape Drawings — Murdoch DeGreeff — January 22, 2020
7. Survey Plan — McElhanney Consulting Services Ltd. — February 23, 2018
8. Letter to Mayor and Council — January 19, 2020
9. Community Engagement Summary — March 4, 2020

10. Stormwater Management Plan — September 13, 2018

11. Traffic Impact Assessment — WATT Consulting Group — January 10, 2019

12. Tree Preservation Plan — September 14, 2018

13. Phase 1 ESA Report - McElhanney Consulting Services Ltd. — March 8, 2018

14. Parking Study - Watt Consulting Group — September 14, 2018

15. Helmcken Road Report — Watt Consulting Group - March 27, 2019

16. Geotechnical Memo — Ryzuk Geotechnical — March 9, 2018

17. Limited Hazardous Materials Investigation — Island Environmental Health & Safety Ltd. -
March 20, 2018

18. Helmcken & Burnside Tenant Relocation Matrix — Applicant - January 22, 2020

19. Eagle’s Nest Development Data — Applicant - February 4, 2020

20. Relative Height lllustration (Eagle Creek) — Applicant — Undated

21. Bylaw No. 900, 2014 Amendment Bylaw No. 1050, 2020
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Subject Property Map 3,5 & 9 Helmcken and 1499 Burnside Rd W
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Subject Property Orthophoto 3, 5 & 9 Helmcken and 1499 Burnside Rd W
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1.0 Introduction & Planning Context

The Eagles Nest site is located at the corner of Helmcken Road and Burnside
Road West, in the Town of View Royal’s ‘Northern Gateway' area of the Hospital
Neighbourhood. The site is designated in the Official Community Plan (OCP) for
mixed residential development up to 1.6 Floor Space Ratio (FSR). With its close
proximity to local shops, services and amenities at Eagle Creek Village and the
regional employment centre of Victoria General Hospital, the site is well suited to
redevelopment with multiple-residential development.

The planning framework within the OCP supports development of the Eagles Nest
site and this section of the document summarizes the key planning policies and
rationale. The proposed mixed-residential development is at a density below the
maximum allowed in the OCP, but at a level that makes best use of land designated
for mixed-residential development and that is required to ensure viability of the
project.

In additional to providing much needed new housing that can support the viability
of the mixed-use Hospital Neighbourhood, the Eagles Nest project will also be
providing a Community Amenity Contribution that could fund additional important
public amenities.

Development of this site will result in the contribution of approximately $850,000

to the Town of View Royal as a Community Amenity Contribution, and an additional
$2.5 million in rezoning, DCC, building permit fees and off-site improvements. The
Community Amenity Contribution funds could be used for a variety of amenities that
serve the View Royal community as a whole.

Some ideas we have heard so far include:

Playground improvements at Chancellor Park
Pickle Ball Courts at Helmcken Centennial Park
New fire truck

EAGLES NEST



Regional housing crisis

Replace aging housing stock

Help implement the Official Community Plan
Climate action and better use of land

Demand for walkable, attractive neighbourhoods
Celebrate the gateway to View Royal

Regional traffic congestion

Local traffic movements

Sensitive, thoughtful infill development

Respect neighbours during construction

Viable development

Development Drivers & Objectives

Y. WP nN, "NED Ny Y VW R N

How?

Create more housing choices within growth centre

Build new, and support existing tenants to relocate

Site is designated for higher density housing

Locate new housing near where people work, shop and play
Design for pedestrians, and to contribute to a sense of place
Create a gateway feature at the corner

Support compact growth and alternative transportation modes
Design access and vehicle circulation patterns to maximize function
Consider setbacks, screening, and landscaping along edges
Implement a construction management plan

Achieve density required to deliver project and amenities

Strive to achieve objectives through a collaborative
and iterative design process, including community
input while balancing multiple interests.
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Current Conditions:

e 3.41 acre (13,800 m?) site, 4 legal lots
e 4 detached residential units
® 12-unit apartment building (Robilee Apartments)

Tenant Support:

The project will exceed the requirements of the BC Residential Tenancy Act to help
support existing tenants in their relocation.

City of BC Residential

Eagles Nest
Vancouver TenancyAct g

City of Victoria
Compensation for length of
tenancy
Up to 5 years 3 months 2 months 2 months 4 months
Between 5-10 years 4 months 3 months 3 months 5 months
over 10 years 5 months 4 months 4 months 6 months
over 20 years 6 months 6 months 6 months 8 months

Moving Expenses

Bachelor and One Bedroom 500.00 750.00 S 750.00 $ 1,000.00
Two or more bedrooms 750.00 1,000.00 $ 1,000.00 $ 1,250.00
Notice for Termination 4 months 4 months 4 months 4 months

Eligibility in all cases minimum 1 year prior to rezoning application

Exclusionsin all cases single family homes, duplexes, condos, secondary suites

Current Site Conditions EAGLES NEST ;




Neighbourhood Context:

‘Northern Gateway' area of the Hospital Neighbourhood

Directly adjacent to existing multiple-unit residential to the west (Hidden Oaks
townhouses).

Multi-unit residential and detached residential uses to the south.

Within the Urban Containment Boundary, with Agricultural Land Reserve (ALR)
lands to the north and east.

Close proximity to local shops, services and amenities at Eagle Creek Village.

Regional Context:

Adjacent to regional draw of Victoria General Hospital, and identified regional
‘Node'.

Close proximity to Galloping Goose Regional Trail.

Affected by regional commuter traffic.

Site Context EAGLES NEST
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View Royal has set strong goals for shaping new growth and change.

“View Royal recognizes the impacts of climate change, and is responding by actively promoting
energy-efficient, sustainable development, and environmental protection. Well-designed compact
housing ensures choice, affordability and better use of land. Infill and redevelopment near
neighbourhood centres and transit corridors provides jobs and services closer to where people live —
minimizing the need for commuting, and creating pedestrian-friendly streets

and destinations.”

- excerpt from View Royal OCP Vision Statement

Planning Framework

View Royal Official Community Plan

e Designated as M-R: Mixed Residential.

* Allows small lot detached houses, townhouses and low-rise apartments up to 3
storeys and 1.25 FSR, and up to 4 storeys and 1.6 FSR for apartment dwellings.

* Regulated by the Mixed Residential Form and Character Development Permit
Area.

e Strategically-located around regional node (VGH) and local services.

New Housing in the Right Place

Development of single detached dwellings on small lots, new duplexes, townhouses
and low-rise apartments in new and established neighbourhoods provides a variety
of housing types, styles and costs.

This variety ensures people of different ages, income levels and stage of life can find
homes in View Royal. Small lot infill and multi-unit housing also serves to:

e Transition between single detached housing and areas of higher density;

* Maintain character of existing neighbourhoods while accommodating population
growth;

* Incrementally replace aging housing stock; and

e Efficiently use land in an unobtrusive manner.

EAGLES NEST
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Infill makes use of existing infrastructure and already disturbed
land, reduces development pressure on natural areas, and can
support increased walking, biking and transit use.

““The thrust of the plan is to provide additional capacity for alternative modes of transportation while
making the existing road infrastructure work more effectively, but not at the expense of providing
capacity for alternative modes of transportation. Rather, the Town has been consistently striving

for a transportation network that reflects the desire of residents and businesses for increased travel
choices. They see their roads as community resources for the benefit of all users and want to see
additional infrastructure built to accommodate pedestrians as well as bicycle and transit users.”

- excerpt from View Royal Transportation Master Plan

Regional & Local Traffic

Regional Transportation & Traffic

Helmcken Road is a vital connection for View Royal and the region providing
access to educational and employment facilities such as Camosun College and
Victoria General Hospital as well as direct access to Highway 1.

Helmcken Road is also an important link for those who conduct business and
travel between the Western Communities and the Saanich Peninsula.
Helmcken Road near the site sees approximately 12,000 vehicles per day which
is consistent with its function and classification as an arterial road.

Burnside Road is an important connection for View Royal that provides access to
residential neighbourhoods, a community center, parks and District of Saanich.
Burnside Road parallels Highway 1 between Interurban Road and Helmcken
Road and is used by some commuters as an alternative route to Highway 1,
resulting in congested conditions during the AM and PM peak hours.

Local Transportation & Traffic

Current traffic operations on Helmcken Road and Burnside Road near the site,
particularly during the PM peak hour, are congested westbound on Helmcken
Road from Watkiss Way to Wilkinson Road and northbound on Burnside Road
from Helmcken Road to beyond High Street.

There is potential for congestion to improve on Helmcken Road and Burnside
Road near the site following the completion of the McKenzie Interchange.
However, the impacts that the McKenzie Interchange may have on these roads
can only be quantified once its construction is complete.

New development should encourage alternate modes of transportation,
including walking, cycling, car share and transit use.

Site Access

The existing lots have access off of Helmcken Road and Burnside Road West.
The most western property has a legal, shared access with the existing driveway
for the Hidden Oaks townhouse development.

The project is proposing to consolidate the access strategy to have only one
access point, to be located off of Burnside Road West.

This will provide access to the internal courtyard and underground parking
garages.
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Transportation Planning

Traffic Impact Assessment

WATT Consulting completed a Traffic Impact Assessment (TIA) for the project The
following summarizes the key findings:

e Existing conditions at the Helmcken / Watkiss / Chancelor intersection indicate
unstable conditions for the eastbound left turn movement during the AM
peak and severe westbound queuing and delay that spills back ~1 km beyond
Burnside Road during the PM peak.

e Existing conditions at the Helmcken / Burnside intersection indicate failing
conditions for northbound and southbound movements on Burnside Rd during
the AM peak and failing conditions for northbound movements on Burnside Rd
during the PM peak.

¢ Site generated traffic will add one vehicle to the study area road network
approximately every 45 seconds during the AM peak and every 35 seconds
during the PM peak.

* Site generated traffic will have a negligible impact on traffic operations at the
Helmcken / Watkiss / Chancelor and Helmcken / Burnside intersections at
buildout (2023) and 10 years beyond buildout (2033).

* The site access will operate well 10 years beyond full buildout and does not
require a northbound left turn lane.

* Transportation Demand Management strategies may reduce the development's
impact on traffic operations at study area intersections.

e Asidewalk is recommended along the site's frontage on Helmcken Road and
Burnside Road West.

e The installation of bus bay on Helmcken Rd fronting the site should be discussed
with BC Transit.

* Since December 2019 when the McKenzie / Highway 1 underpass was opened,
media estimates indicate commute times between Langford and Victoria have
been reduced 10 - 15 minutes. The McKenzie interchange project may in turn
improve conditions on Helmcken Road and Burnside Road which should be
reassessed once the interchange project is complete.
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2.0 Community Engagement & Site Planning

The site was the subject of a previous Rezoning Application, originally submitted in
2018 and withdrawn in 2019, to allow more community engagement and further site
and technical analysis. This new application builds upon the input received during
the original application process, and has benefited from collaborative consultation
with the immediate neighbours to bring about a renewed and refined site plan.

At its core, however, the application remains committed to implementing the goals
and objectives of the OCP and realizing a contribution to the regional housing needs
with a site design that is respectful and responsive to its neighbourhood context.

The development planning team hosted two workshops with neighbours in
November and December of 2019. The purpose of the workshops was to invite the
immediate neighbours to participate in the planning process as the project reset and
worked toward a new application. The workshop sessions were designed to allow
collaborative discussion and engagement around the site plan to gather input and
ideas to help shape the proposed buildings. A review of the View Royal planning
policies for the site was shared, highlighting the community goal of achieving a
greater variety of housing choice, affordability and better use of land. The team
listened to gather input on issues and opportunities to be addressed by the plan.

The topics of traffic, transportation, tree retention, privacy, and building heights and
stepping were discussed at the workshops. Input received during the first session in
November informed refinement to the site plan, which was then brought forward for
review and discussion at the second session in December.

A Community Meeting was scheduled to be hosted on January 15, 2020 to present
the new plan and proposal prior to submission of this new Rezoning Application.
Due to winter weather conditions, the Community Meeting had to be postponed,
and is now scheduled for Monday, February 3, 2020.

The planning and design team believes the plan has been positively shaped by the
community input and now better responds to a number of key issues raised.
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Site Plan Version 1 OCTOBER 23, 2018

— 0

PROPERTY LINE

Community Meeting
+/- 70 attendees (52 signed-in)

What we heard:

Traffic

e concern about commuter traffic on Helmcken
and capacity to accommodate proposed growth
given regional traffic issues

e challenge getting in and out of residential
driveways

//F/\@l e turnaround traffic into Hidden Oaks’ driveway
; g ‘ Building Height/Shadowing

/\/\\.\ e concern about potential overshadowing of

/5 STOREYS Hidden Oaks townhouses

e question about the building massing/presence
at the corner

Density
® some concern about density, particularly relative
to traffic impacts

Streetscape
)f_ T - [/ ® questions about streetscape design - sidewalks?
/
. 5 STOREYS 6 STOREYS ) e / N y
| /
e o A I A
[

I S HELMCKEN ROAD

Site Plan Evolution with Community Input EAGLES NEST .



Site Plan Version 2 JANUARY 9, 2019

Hidden Oaks Resident Meeting
9 attendees

e — s . PROPERTYLINE _ . ___ —
% What we heard:

SETBACK

Traffic

e concern about turn-around traffic into Hidden
Oaks’ driveway

e discussion on strategies to deter turn-around
traffic (signage, dedicated left-hand turn lane

//ﬂ\:\/ ‘ into Eagle Creek Village off of Helmcken.

Building Height/Shadowing
e concern about 6-storey building being located
adjacent to townhouses

— g //\/

\ T
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B
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PROPERTY LINE _
AY-BY & SHELTER
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Site Plan Evolution with Community Input EAGLES NEST 0



Site Plan Version 3
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Community Meeting
50 attendees (all signed-in)

What we heard:

Traffic

* concern about traffic and impact of
development on an already challenging traffic
situation

Building Height/Shadowing
e concern about 8-storey building at the back of
the site

HELMCKEN ROAD

Site Plan Evolution with Community Input
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Discussion Topics:

NOVEMBER 18, 2019

Neighbours’ Workshop #1
13 attendees
Site & Landscape Design

Building heights & distribution

Site access & circulation

Edge conditions and screening / buffer
Landscape design ideas

Streetscape improvements

Density, traffic impacts

-

Discussion Topics:

DECEMBER 2, 2019

Neighbours’ Workshop #2
8 attendees
Site Plan Revisions

Building heights & distribution

Traffic, speed and volume

Density measurements and design

Site access & circulation

Edge conditions and screening / buffer

Site grades and topography and stormwater
management

Potential to retain some existing trees for
privacy

Potential to retain rocky outcropping at western
edge of site

Design of internal courtyard, on-site circulation )

Neighbours’ Workshops

Revised Conceptual Site Plans and Workshop Sessions
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3.0 Proposed Development Plan

To reset the site planning process, the team revisited the site analysis in
collaboration with the neighbours’ planning workshops. This approach was
informed by detailed site and tree surveys along with input from the neighbours with
respect to building location, setbacks, height, stepping and privacy. Existing trees
along the western property line were assessed and it was determined that setting
the buildings back away from the property line would allow retention of important
existing trees, and the rocky outcropping, that serve to provide privacy, screening
and a natural setting for the neighbours.

The plan was also shaped by an urban planning objective to create strong
pedestrian-oriented streetscapes along Helmcken Road and Burnside Road West.
Buildings along these frontages are designed with ground-floor units that each

have their own individual entry from the street. These units, and the daily activity of
residents coming and going provide ‘eyes on the street’ and contribute to the place-
making that can help encourage walking.

With all parking located underground, the internal courtyard is designed as a
‘woonerf’, a Dutch concept of a ‘living street’ with room for pedestrians, cyclists and
cars. While the space allows for pick-up and drop-off vehicular use, it is intended

as a social place for gathering, play, and interaction, rather than a space solely

for vehicles. The adjacent central green space provides an additional amenity for
residents and contributes to the overall greening of the site, with more landscaping
and pervious surface than has been achieved within neighbouring developments
that devote more space to paved vehicular use.

Building heights have been strategically stepped from three to six storeys, to
maximize privacy for adjacent neighbours and to respond to site topography. The
building massing and architecture contribute to creating a strong gateway at the
important intersection of Burnside Road West and Helmcken Road, marking a
welcome to View Royal. The landscape at the corner includes a feature rain garden
and a small plaza space that contribute to the public realm.

The project proposes a development density of 1.5 FSR, with 247 units, including
one-bedroom, two-bedroom, and family-friendly three-bedroom units. With close
proximity to shopping and services at Eagle Creek Village, new residents will have
access to daily needs within walking distance. A new bus bay on Helmcken supports
access to transit and connectivity to the Galloping Goose Regional Trail further
supports alternate transportation. The project is also investing in Transportation
Demand Management (TDM) strategies, including an e-bike rebate and car share
program.
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A% K% i Site Area (sf) 148,120
A\ I 2 Total Units 247

Units Per Hectare 179

Gross Floor Area (sf) 228,750

FAR 15

6 STOREYS Coverage 33%

Height (ft) 64

. Height (storeys) 3-6

S Wt A | |

“/ 4 STOREYS r ' " 1-Bed (587 sf) 97 39%
I 2-Bed (878 sf) 138 56%
3-Bed (1,050 sf) 12 5%

Required = Proposed = Proposed

5 STOREYS ) B4 f< / Setbacks (m) Minimum = Minimum = Average
‘ Front (Helmcken) 7.5 10.5 16.2

Flanking (Burnside) 4.0 8.2 8.2

Side (West) 4.0 1.2 16.4

Side (North) 4.0 8.1 8.1

e

4 STOREYS
(WITH PARTIAL
5TH FLOOR)
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‘ g%.é 7 NS
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Proposed Site Plan & Development Statistics EAGLES NEST
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Site Analysis: Impervious Surfaces vs. Green Space
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SECTION 1 THROUGH WESTERN LANDSCAPE
Scale: 1:100

SECTION 4 THROUGH PEDESTRIAN PATH
Scale: 1:100

Landscape Site Sections

SECTION 2 THROUGH NORTHERN LANDSCAPE
Scale: 1:100

SECTION 3 TROUGH BURNSIDE STREETSCAPE

O,

Scale: 1:100

SECTION 5 THROUGH HELMCKEN ROAD

®

Scale: 1:100
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T ]

Key Plan
Scale: 1:1000
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SUMMER 2018 FALL 2018 OCTOBER 23, 2018 NOVEMBER 13, 2018
Pre-Application Rezoning Application Community Meeting Committee of the Whole
e Site & Technical Analysis e Submission to View Royal Site Plan Version 1 e Concern about density
® Review of Planning e Technical review and feedback e Concern about massing at the
Regulations/OCP * Response to Staff comments corner
e Initial Meetings with View
Royal Staff
e Conceptual Design
\- J
J
)
WINTER 2018/2019 JANUARY 9, 2019 SPRING/SUMMER 2019
Site Plan Revisions Hidden Oaks Resident Meeting Site Plan Revisions Community Meeting
* Site & Technical Analysis Site Plan Version 2 * Site plan revisions, response to Site Plan Version 3
* Response to community and community input
COTW comments
Committee of the Whole
* Delegation, April 9, 2019
\- J
J
L4

SEPTEMBER 17, 2019 NOVEMBER 18, 2019

Committee of the Whole Neighbours’' Workshop #1

Site & Landscape Design

*  Withdrew application

DECEMBER 2, 2019

Neighbours’ Workshop #2
Site Plan Revisions

NOVEMBER/DECEMBER 2019

Site Plan Revisions

e Site plan revisions, response to
neighbours’ input

e Site analysis, technical analysis

e Preparation of new site plan

Timeline

b

Community Meeting
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\
JANUARY - FEBRUARY 2020 SPRING 2020
Rezoning Application Public Hearing Rezoning Final Adoption Development Permit Application
e Submission to View Royal * Submission to View Royal
e Technical review and feedback ® The DP may run concurrently with
* Response to Staff comments the Rezoning, or could follow Final
Adoption of the zoning.
Committee of the Whole, ¢ Technical review and feedback
February 11, 2020 * Response to Staff comments
J

FALL/WINTER 2020

Development Permit Approval

Next Steps

Building Permit

Construction Start

Construction Finish
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STREETSCAPE RAIN GARDENS ARE PROPOSED ON BURNSIDE
ROAD. THESE WILL CAPTURE, SLOW AND TREAT (CLEAN) RUNOFF
ART FROM THE MUNICIPAL ROAD AND SIDEWALK MIMICKING THE
PRE-DEVELOPMENT DRAINAGE SYSTEM.

DRAWING NOTES

1. DO NOT SCALE DRAWING: Verify all property lines and existing
structures/vegetation to remain, prior to commencing work.

2. All plan dimensions in metres and all detail dimensions in millimetres.

3. Plant quantities on Plans shall take precedence over plant list
quantities.

4. Contractor to confirm location and elevation of all existing services and
utilities prior to start of construction.

- 5. Provide layout of all work for approval by Landscape Architect prior to

proceeding with work.

6. Contractor to provide irrigation system for all planters to current IABC
Standards and Contract Specifications.

7. Landscape installation to carry a 1 year warranty from date of
acceptance.

8. Plant material, installation and maintenance to conform to the current
edition of the Canadian Landscape Standard.

9. General Contractor and/or sub-contractors are responsible for all costs
related to production and submission to consultant of all landscape
as-built information including irrigation.

10. Tree protection fencing, for existing trees, to be installed prior to
commencement of all site work
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January 19, 2020

Mayor and Council
Town of View Royal
45 View Royal Avenue
Victoria, BC V9B 1A6

RE: Helmcken Road Rezoning Application (#3, #5, Lot 10, and 1449 Burn-
side Rd W.)

Dear Mayor Screech and Council:

On behalf of our client Invictus Commercial Investment Corp we are pleased to
present the fully redesigned redevelopment proposal for the above-noted
properties.

Our application is for the consolidated 3.4 Acre site to house 247 new apartment
units in three buildings ranging in height from four to six storeys. The proposed
density is 1.4 plus 0.1 bonus for 100% underground parking. This is 0.1 lower
than the Mixed Residential zone base density. The lowest building fronts
Helmcken, stepping down to three-storeys at each end. The east and west
buildings step up from four to six storeys towards the north. A range of unit sizes
will provide a variety of housing options. Family-oriented two-bedroom and three-
bedroom units are concentrated at grade, adjacent to private and public outdoor
space.

In recent months, we have worked with the site's immediate neighbours in the
development of the proposed plan. We held workshop sessions in November
and December to discuss key site planning issues and ideas, including traffic
volume and speed, privacy, tree preservation, construction impact management,
design and building massing and stepping. These working sessions helped us
shape the revised plan, which we believe best balances OCP policy directions,
physical site opportunities and constraints and community inputs to arrive at a
viable plan.

Most importantly, we have worked to shape the plan to allow preservation of
existing trees along the western boundary of the site that will add greatly to the
privacy and screening for our neighbours in the Hidden Oaks townhouse
development. The rocky outcropping at the southwest corner of our site is also
preserved to maintain the natural character of the property, reflectively of View
Royal's unique sense of place.

The design has evolved in consultation with senior planning staff for confor-
mance with the applicable “Mixed Residential” Development Permit Area Guide-
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lines. The design character, public and pedestrian realm, siting, height, massing,
and landscaping all reflect the intents and guidelines of the Official
Community Plan.

Please note the following key aspects of the proposal:

1.

Tree Retention - Arborists and landscape architects have re-assessed all
existing trees for health & resilience, and the building footprints have been
carefully realigned to avoid critical root zones of all trees to be retained. Sig-
nificant stands of trees will be kept at the south and southwest edges of the
site, buffering the project from neighbours and creating an important charac-
ter-defining aspect of the project.

Stepped Building Forms - The upper floors of each building will be signifi-
cantly set back from lower floors to break down the scale of the project and
improve daylighting and sky views throughout. Variations in building set-
backs and exterior wall articulation will help bring a human-scaled character
to the development.

Townhouse Entries - In contrast to typical apartments, all street-facing
ground floor units will have prominent townhouse-style entries with individual
paths to the public sidewalk. This street interface helps improve neighbour-
hood connectivity and strengthen community character.

Central Courtyard - A central green space forms the heart of the site. In-
stead of a conventional driveway providing lobby access to the three build-
ings, a multi-modal “Woonerf” is proposed, where the geometry, surfacing,
and edge conditions are tailored as much to pedestrians as vehicles, greatly
reducing speeds and creating a welcoming, flexible courtyard space.

Green Space - With all parking underground and minimal on-site drive sur-
faces the vast majority of outdoor space can be green space, which will be a
diverse combination of manicured lawn, planted rain gardens, indigenous
wooded areas, and drought-resistant ground cover and shrubs. Added on-
site and street trees will more than offset the number of removed trees.

Corner Feature - The two buildings facing the intersection are set back to
frame a breezeway through the site. The west corner of the Helmcken /
Burnside intersection will be transformed from a narrow sidewalk above a
retaining wall to a large at-grade plaza with seating, landscaped rain gar-
dens, new ornamental trees, and views and pathway connections into the
main courtyard of the site.

The site access is designed for minimal impact on neighbourhood traffic pat-
terns. The sole vehicle entry point is located on Burnside, as far from the Helm-
cken intersection as possible, with no direct traffic flows or turning movements on
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Helmcken and no possible intersection blockage. Although the subject property
has an access easement / right-of-way on 15 Helmcken Road (Hidden Oaks)
there is no intention to use this access point.

| hope this proposal meets with your approval, and | look forward to working in
View Royal.

Sincerely,

R

Rob Whetter, Architect AIBC, LEED™ AP
de Hoog & Kierulf architects
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EAGLES NEST

Introduction

The Eagles Nest site is located at the corner of Helmcken Road and Burnside Road West, in the Town of View Royal’s
‘Northern Gateway' area of the Hospital Neighbourhood. The site is designated in the Official Community Plan (OCP)
for mixed residential development up to 1.6 Floor Space Ratio (FSR). With its close proximity to local shops, services and
amenities at Eagle Creek Village and the regional employment centre of Victoria General Hospital, the site is well suited
to redevelopment with multiple-residential development.

The planning framework within the OCP supports development of the Eagles Nest site and the Rezoning Application
Submission Summary Document, 17 January 2020, provides a detailed overview of the proposal and how it responds
to these guiding policies. The proposed mixed-residential development is at a density below the maximum allowed in
the OCP, but at a level that makes best use of land designated for mixed-residential development and that is required
to ensure viability of the project. The proposal reflects a balancing of policy directions, site analysis, market conditions,
and, importantly, community input.




EAGLES NEST

Community Engagement & Site Planning

The site was the subject of a previous Rezoning Application, originally submitted in 2018 and withdrawn in 2019, to
allow more community engagement and further site and technical analysis. This new application builds upon the input
received during the original application process, and has benefited from collaborative consultation with the immediate
neighbours to bring about a renewed and refined site plan. At its core, however, the application remains committed to
implementing the goals and objectives of the OCP and realizing a contribution to the regional housing needs with a site
design that is respectful and responsive to its neighbourhood context.

The development planning team hosted two workshops with neighbours in November and December of 2019. The
purpose of the workshops was to invite the immediate neighbours to participate in the planning process as the project
reset and worked toward a new application. The workshop sessions were designed to allow collaborative discussion

and engagement around the site plan to gather input and ideas to help shape the proposed buildings. A review of the
View Royal planning policies for the site was shared, highlighting the community goal of achieving a greater variety of
housing choice, affordability and better use of land. The team listened to gather input on issues and opportunities to be
addressed by the plan.

The topics of traffic, transportation, tree retention, privacy, and building heights and stepping were discussed at the
workshops. Input received during the first session in November informed refinement to the site plan, which was then
brought forward for review and discussion at the second session in December. A Community Meeting was scheduled
to be hosted on January 15, 2020 to present the new plan and proposal prior to submission of this new Rezoning
Application. Due to winter weather conditions, the Community Meeting had to be postponed, and was subsequently
held on Monday, February 3, 2020.

The planning and design team believes the plan has been positively shaped by the community input and now better
responds to a number of key issues raised. We acknowledge the challenge of achieving consensus, but worked through
a collaborative process to listen to the concerns raised, to receive new ideas and input from neighbours, and to shape
the plan where possible to reflect the results of engagement.

The following sections summarize the community engagement that has informed the current rezoning application,
including an overview of how the site plan has evolved with community input since project initiation in 2018. Detailed
meeting discussion notes are also included for reference.
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EAGLES NEST

OCTOBER 23, 2018

Community Meeting
+/- 70 attendees (52 signed-in)
Traffic
* concern about commuter traffic on Helmcken and capacity to accommodate proposed growth given
regional traffic issues
¢ challenge getting in and out of residential driveways
e turnaround traffic into Hidden Oaks’ driveway

Building Height/Shadowing
® concern about potential overshadowing of Hidden Oaks townhouses
e question about the building massing/presence at the corner

Density
* some concern about density, particularly relative to traffic impacts

Streetscape
® questions about streetscape design - sidewalks?
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EAGLES NEST

JANUARY 9, 2019

Hidden Oaks Resident Meeting

9 attendees
Traffic

e concern about turn-around traffic into Hidden Oaks’ driveway

e discussion on strategies to deter turn-around traffic (signage, dedicated left-hand turn lane into Eagle
Creek Village off of Helmcken.

Building Height/Shadowing
e concern about 6-storey building being located adjacent to townhouses
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EAGLES NEST

Community Meeting
50 attendees (all signed-in)
Traffic
e concern about traffic and impact of development on an already challenging traffic situation

Building Height/Shadowing
e concern about 8-storey building at the back of the site

Site Plan Version 3
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EAGLES NEST

NOVEMBER 18, 2019

Revised Conceptual Site Plans and
Neighbours’ Workshop #1 WO"kShOP Sessions

13 attendees
Site & Landscape Design

Discussion Topics:

Building heights & distribution

Site access & circulation

Edge conditions and screening / buffer
Landscape design ideas

Streetscape improvements

Density, traffic impacts

DECEMBER 2, 2019

Neighbours’ Workshop #2
8 attendees
Site Plan Revisions

Discussion Topics:

Building heights & distribution

Traffic, speed and volume

Density measurements and design

Site access & circulation

Edge conditions and screening / buffer

Site grades and topography and stormwater

management

e Potential to retain some existing trees for
privacy

* Potential to retain rocky outcropping at western
edge of site

e Design of internal courtyard, on-site circulation

- J




EAGLES NEST

O
T

Further Revised Plans

Community Meeting Open House
39 attendees signed in (+/- 6 more attended)

Site Planning & Design

e Some concern about density and height, given
the adjacent townhouses and ALR lands.

e Some support for revised heights (6 storey
maximum vs. 8 storeys in previous plan).

e Support for new plan and building layout,
noting that it looks much better than in previous
iterations of the plan.

e Support for ground-floor units with individual
entries.

* Support for tree retention.

* Support for stormwater management strategies
and interior courtyard design.

Transportation & Traffic

e Support for new housing at this location - good
for the local shops at Eagle Creek Village
and for employees of VGH - walkable to local
services and work.

e Continued concern about traffic speed and
volume.
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EAGLES NEST
MEETING SUMMARY NOTES Neighbours’ Workshop #1, November 18, 2019

13 Neighbour Attendees

Eagles Nest Team Attendees:
Doug Foord, ICIC
Rob Whetter, dHK Architects
Paul deGreeff, Murdoch deGreeff Landscape Architects
Dylan Ridsdale, Watt Consulting

Jennifer Kay, TownSquare Planning

The purpose of the workshop was to invite the immediate neighbours to participate in the planning process as the
project resets and works toward a new application. A community meeting will be held in the future to share a similar

update on the plan with the broader community.

Planning Discussion

Jennifer from TownSquare presented the planning framework and development drivers guiding the plan. A review of
the View Royal planning policies for the site was shared, highlighting the community goal of achieving a greater variety
of housing choice, affordability and better use of land. The team listened to gather input on issues and opportunities

to be addressed by the plan.

Traffic Discussion

Dylan from Watt Consulting presented an overview of the regional and local transportation issues.

Neighbours shared their frustration with the heavy traffic along Helmcken Road and Burnside Road West, and the daily
difficulty they experience when traveling to and from their homes. Concerns about noise, congestion, safety/accidents,

truck noise and access were discussed.

Neighbours asked how the project could make the situation better. The team noted that the region anticipates
some alleviation of traffic congestion once the McKenzie overpass project is complete. Incremental change through
development that locates higher-density housing closer to place of employment/work and shops/services will help

change regional transportation patterns.

In the interim, the project proposes mixed residential use and density in line with the View Royal OCP and the Traffic

Impact Analysis shows that the project will have minimal impact on traffic operations.

Doug discussed how the site has a legal, shared access from Helmcken Road with the existing driveway for the Hidden
Oaks townhouse development, but that the project is working to avoid using that access in favour of a single access

driveway off of Burnside Road West instead.



EAGLES NEST
MEETING SUMMARY NOTES Neighbours’ Workshop #1, November 18, 2019

Site Plan Discussion
Rob from dHK Architects presented the site plan history of the project, reviewing the 3 previous iterations of the plan
developed over the last year. The majority of the evening was spent discussing the new conceptual site plan with

revised building footprints and building stepping from 3-6 storeys.

The working session was focused on identifying opportunities for further changes. Topics discussed included:

e Extent and depth of underground parking

e Extent of blasting and potential impacts on adjacent sites

e Confirmation of pre-blasting insurance inspections

e Tree protection and the opportunity to preserve trees along the western boundary of the site

e Potential for existing and new trees to form/reflect the View Royal character

* Potential to preserve a portion of the rocky outcropping at the western edge of the site

e Strategies for on-site stormwater management

e Concern about smoking on private property, with residents from non-smoking strata properties impacting
residential neighbours

e Strategies for fire access and on-site circulation; moving van loading areas

e Phasing and blasting scheduling

* Strategies for on-site parking during construction to lessen impact on neighbourhood

*  Opportunity for street-level entrances along Helmcken Road / Burnside Road West to add to streetscape and
pedestrian character

* Potential for a fence along the western boundary to deter cut-through pedestrian traffic

The group had questions about the targeted density and unit count. The team is studying the site to try to lower the
density below the OCP maximum of 1.6 FSR; the preliminary massing and footprint plans have not been developed
enough to know where the number might land. However, it is unlikely to be significantly lower than 1.6 FSR as the
project needs the density to remain viable. The team committed to further advancing the plans with the input received

to bring back another iteration to the December 2, 2019 Neighbours’ Workshop #2.

In general, the team heard appreciation for the opportunity to meet in this focused group setting and to discuss the

site planning process together: "I wish you had this meeting at the beginning - a year ago.”




EAGLES NEST
MEETING SUMMARY NOTES Neighbours’ Workshop #2, December 2, 2019

8 Neighbour Attendees

Eagles Nest Team Attendees
Doug Foord, ICIC
Rob Whetter, dHK Architects
Scott Murdoch, Murdoch deGreeff Landscape Architects
Dylan Ridsdale, Watt Consulting

Jennifer Kay, TownSquare Planning

The purpose of the second workshop was to continue the conversation and discussion with the immediate neighbours

around the topics of planning, density, transportation, and site planning.

Workshop #1 Summary Notes

Jennifer from TownSquare presented the workshop summary notes from the November 18th, 2019 workshop.

Traffic Discussion

Dylan from Watt Consulting shared an update on questions / comments shared at the first workshop

e Helmcken is in fact not a truck route, but by bylaw, trucks are enabled to traverse Helmcken if they are making a
delivery or where there is no alternative route to a driver’s destination.

e The McKenzie overpass project is anticipated to reduce commute times by 17-22 minutes during the pm and am

peak travel times.

Additional discussion took place on the following topics:
e Potential to reduce speeds along Helmcken.
e Safety at pedestrian crossings.

e Complexity of the connection to the Galloping Goose for cyclist at Watkiss.

Density Discussion
Jennifer from TownSquare presented a worksheet on the topic of density and the ways that density is calculated and
visualized. There was good discussion on the design strategies for building form and massing that help create strong

streetscapes and pedestrian-friendly environments.
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EAGLES NEST

MEETING SUMMARY NOTES Neighbours’ Workshop #2, December 2, 2019

Site Plan Discussion

Rob from dHK Architects presented the updated site plan based on the discussions and input received at the first

workshop. Key changes and topics discussed:

The plan is better responding to the site grades and topography.

The ground floor of the buildings facing Helmcken and Burnside Road West include units with individual entries,
ideally with a small step up or landscaping to help define private/semi-private open space as a transition area
between the buildings and the public realm of the streetscape (sidewalk).

The plan is working to protect important existing trees that help buffer the project from the adjacent neighbours.
Tree health has been assessed to ensure the plan preserves trees with the highest value and the team is continuing
to work with the arborist / tree survey to shape the site plan.

The plan is stepping the building away from rocky outcropping at the southwest corner of the site, to minimize
blasting and preserve the natural character of the site.

An internal “woonerf” style space is proposed to accommodate the occasional vehicular traffic to front entries
(pick-up and drop-off). The space will be designed with special paving to function as a multi-use space for people,
activities and vehicles. There will not be any vehicular loading along Helmcken.

There is potential for on-site stormwater management through detention ponds and rain gardens.

The group continues to have questions about the targeted density and unit count. The current approach to building

siting was well received, and the team is further refining the plans and expects to have more of the issues resolved in

time for a Community Meeting in January. Concerns about density, unit count and impact on traffic were still noted;

however, it was also noted that the meeting discussions have been helpful.
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EAGLES NEST

MEETING SUMMARY NOTES Community Meeting, Monday, February 3, 2020

39 Attendees Signed In (+/- 6 more attended)

Eagles Nest Team Attendees:

Doug Foord, ICIC

Rob Whetter, dHK Architects

Scott Murdoch, Murdoch deGreeff Landscape Architects
Dylan Ridsdale, Watt Consulting

Jennifer Kay, TownSquare Planning

The project team hosted a Community Meeting on Monday, February 3, 2020 at the Songhees Wellness Centre.

The meeting was formatted as an Open House between 6 and 8 pm, allowing members of the public to drop in at

their convenience to view the project information boards and ask questions of the project team. Attendees were

encouraged to share their comments on post-it notes, and through conversation with the project team. The following

is a summary of the key themes from comments received:

Traffic and Transportation

Some suggested that construction traffic should use Burnside Road to avoid disruptions to main traffic flow along
Helmcken Road.

It was suggested that a southbound right turn lane should be installed on Burnside Road at Helmcken / Burnside
fronting the site; Dylan from Watt consulting conveyed that their analysis deemed this not necessary.

It was noted that intersection improvements were still needed.

Some attendees liked the TDM measures being considered

Limited transit service and frequency is an issue for some residents

Watt's previous ideas to improve operations were not popular with some attendees, who preferred the traffic
calming effect of the current constraints in place on Helmcken Road.

Some noted concern with the proposed driveway location and its potential for impact on the community mailboxes
along Burnside Road West.

It was suggested that a second driveway be added to the Helmcken frontage for safety reasons, although it

was understood that the project is trying to avoid additional driveway connection on Helmcken to lessen traffic
impacts.

We heard support for the new sidewalks and bike lanes.

Some commented that traffic has been less of a problem since the McKenzie interchange started to function, and

remain hopeful that once completed, the Highway interchange will take more strain off of Helmcken Road.
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EAGLES NEST

MEETING SUMMARY NOTES Community Meeting, Monday, February 3, 2020

Planning Regulations and Process

Many felt that the addition of new housing at this location would be good for the local shops at Eagle Creek
Village and for employees of VGH - walkable to local services and work.

Some expressed confusion about the difference between existing zoning and OCP designation and discussion
allowed clarification that the project is proposing a rezoning to be consistent with OCP policies for use and density
(Mixed-Residential Designation and up to 1.6 FSR density)

Some noted concern that the OCP indicates buildings up to 4 storeys, while the proposal is for buildings up to 6
storeys.

Some were concerned about the scale of the proposal and its adjacency to the ALR.

Density and Height

Some expressed concern that the project is still proposing too many units and that buildings over 4 storeys do not
fit, given the adjacent townhouses and ALR lands.
It was noted that the heights now proposed were better (6 storey maximum vs. 8 storeys in previous plan), but still

felt that the project is too high and too dense.

Site Plan and Design

Many noted that they felt the plan has been improved and liked the new building layout, noting that it looks much
better than in previous iterations of the plan.

We heard support for the idea of including ground-floor units with individual entries and creating a stronger
streetscape relationship.

A preference for rental units vs strata units was noted.

There was reference made to a fish-bearing creek/ditch on the eastern side of Burnside Road West and whether it
presented a development constraint for the site.

Many expressed appreciation for the underground parking and considerable green space.

ed Site Plan and Development Statistics
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EAGLES NEST
MEETING SUMMARY NOTES Community Meeting, Monday, February 3, 2020

Landscape and Stormwater Management

* Some suggested more stormwater management to avoid impacts on the adjacent townhouse site and ALR lands to
the north.

* One resident of the adjacent Hidden Oaks townhouse project noted a serious drainage problem resulting from
overland flow from the project site and the ALR lands and would like to see the project address stormwater
management.

* Many liked the design for the internal courtyard.

* Many liked how the plan has been revised to be able to preserve existing trees along the western property line.

*  We heard support for a gateway feature at the corner to mark the arrival to View Royal.

Community Amenities
* There was interest in having the project help provide pickleball courts in a public park as part of the community

amenity contribution.

Your Comments

EAGLES NEST
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1. Introduction

McElhanney Consulting Services Ltd. (McElhanney) has been retained by Invictus Commercial Investment
Corp. (Client) to provide a Storm Water Management Plan for the properties located at 3 and 5 Helmcken
Road and 1449 Burnside Road in the Town of View Royal.

The purpose of this report is to support an application for a rezoning on the subject property.

The development combines the three existing lots into one 1.38-hectare property. The development will
include:

e Three - three to six storey residential multi-unit buildings
e Under building parking

e Centralized children’s playground, community garden

The site is bounded to the east and north with undeveloped land (farms). The lots to the south and west are
residential townhomes and single-family dwellings.

This Storm Water Management Plan will:

e Review the existing surface drainage conditions.
e Consider the approach to be used for storm water management.

e Describe a proposed storm water management strategy.
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2. Existing Conditions

The existing site includes a residential apartment building and a couple of single family dwellings, see Figure
1.

The terrain generally slopes to the south west, from 1 to 5%, away from Burnside Road. There is an existing
rock knoll near the south west corner.

Surface drainage from adjacent properties do not appear to discharge onto the property. Road drainage
along Burnside Road generally flows to roadside ditches which connect to a municipal drain system. There
appear to be unrecorded storm drains in the area connecting drainage from Burnside Road to Helmcken
Road. Additional investigation such as camera inspection or ground penetrating radar may be required to
determine details of the existing municipal drainage system.

Figure 1: Project Site
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3. General Storm Water Management Approach

The proposed developments’ Storm Water Management Plan will be a collaboration between the design
professionals (Civil Engineer, Arborist, Landscape Architect, Geotechnical Engineer) and the Town of View
Royals staff (Engineering, Parks, Planning). The approach taken will address and promote the following;

e Detain post-development runoff to pre-development runoff rates

e Provide storm water systems that promote ground water recharge

e Minimize impacts to storm water quality

e Minimize sedimentation and erosion, stabilize and re-vegetate impacted areas
e Consider impacts of extreme rainfall (1 in 200 year) events

4. Storm Water Management Strategy

The proposed storm water management facilities will separate rainfall on the development into three general
categories:

e Natural, Revegetated and Landscaped areas
e Building and Hardscaped (non-vehicular) areas
e Hardscaped (vehicular accessible) areas

4.1.Natural, Revegetated and Landscaped Areas

Rainfall runoff in these areas will be encouraged to follow the natural terrain of the area and infiltrate into the
ground. No additional runoff from pre-development conditions anticipated for these areas.

4.2.Building and Hardscaped (Non-vehicular) Areas

Rainfall runoff in these areas will be directed to the storm water infiltration / detention facilities promoting
groundwater recharge. Infiltration / detention facilities will be placed prior to discharge to the municipal
drainage system with orifice-controlled outlets to limit flows to the 2 and 10-year existing (pre-development)
rates. The intent is to utilize underground infiltration chambers, rock pits or storm ponds / rain gardens to
promote infiltration and provide detention. Designed overflow facilities will be provided for events greater than
10-year return. Major storm events (200-year event) will be directed overland.

4.3.Hardscaped (Vehicular Accessible) Areas

Rainfall runoff from paved areas will be directed to an oil water interceptor prior to the infiltration / detention
facilities. Infiltration / detention facilities will be placed prior to discharge to the municipal drainage system
with orifice-controlled outlets to limit flows to the 2 and 10-year existing (pre-development) rates. The intent is
to utilize underground infiltration chambers, rock pits or storm ponds / rain gardens to promote infiltration and
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provide detention. Designed overflow facilities will be provided for events greater than 10-year return. Major
storm events (200-year event) will be directed overland.

Existing culverts and ditches adjacent to Burnside Road will be intercepted and directed into the municipal
drainage system.

5. Stormwater Quantity Control

5.1.Pre-development Runoff

Calculation of the pre-development runoff is contingent on the sites runoff coefficient value. As shown on
Figure 1, the pre-development condition of the site was a mix of flat undeveloped areas, rock knoll, buildings,
and gravel and asphalt driving surfaces.

Typical C Coefficients*

Runoff Runoff Coefficients
Description of Area Coefficients Contributing Area (m?) CxA
Selected
Range
Asphalt (d/w, parking) 0.70-0.95 0.95 1160 1102
Gravel (d/w, paths) 0.75 0.75 1200 900
Buildings 0.75-0.95 0.95 970 922
Lawns, Average 2-7% 0.18-0.20 0.20 9630 1926
Rock knoll, 10-30%, tree cover 0.75 0.75 800 600
Contributing Area (ha) = (13760 m?) 1.38 ha
Pre-development C = 0.40

Based on the Rational Method, the resultant pre-development flows from the site are calculated based on the
following:

Q=ciA/360
Where

wn

o ‘" 2-year 15 min = 13.4 mm/hr
e “i”10-year 15 min = 20.9 mm/hr
e “c"=040

e “A”=138ha

Pre-development Q2 = 0.020 m%/s (2.0 I/s)
Pre-development Q1o = 0.032 m®/s (3.2 I/s)
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Following development, substantial portions of the site will have been excavated and regraded to provide

level areas for the buildings (footprints), driveway, sidewalks, park and pavilion. Undeveloped areas will be
graded to match the existing grade at property lines. Similar to the pre-development calculations above, the
following table calculates the post-developed site’s runoff coefficient.

Typical C Coefficients®

Runoff Runoff Coefficients

Description of Area Coefficients Contributing Area (m?) CxA
Selected
Range
*Asphaltic 0.70 - 0.95 0.95 1408 1338
*Concrete (d/w, s/w) 0.80 - 0.95 0.95 1163 1105
*Buildings 0.75-0.95 0.95 4748 4511
* Lawns, Average 2-7% 0.18 - 0.22 0.20 6441 1607
Contributing Area (ha) = (13760 m?) 1.38ha

Post Development C = 0.60

Post-development Q2 = 0.031 m%/s (3.1 I/s) vs Pre-development Q2 = 0.020 m®/s (2.0 I/s)

Post-development Q1o = 0.048 m?%/s (4.8 I/s) vs Pre-development Q1o = 0.032 m?/s (3.2 I/s)

As expected, with the post-development runoff coefficient greater than that of the pre-development, the
resultant post-development flows are higher. As such, storm water detention with flow-controlled release is
proposed to reduce the peak runoff rates to match pre-development levels.
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5.3.Stormwater Detention

An orifice-controlled outlet from the storm water infiltration / detention system will restrict the post-
development runoff to the peak pre-development runoff rates. The size of the orifice is to be determined with

the detailed design of the storm water management system as it is directly related to the depth of the
detained storm water.

The minimum required detention volumes, based on the controlled release rates and calculations above, are:
13.5 cu.m. for 1 in 2-year storm events
21.1 cu.m. for 1 in 10-year storm events

These volumes will be detained in storm water tanks, infiltration chambers, rock pits and / or storm water

ponds / rain gardens. Overflow facilities will be provided for storm events exceeding than the 1 in 10-year
return storm event.

6. Stormwater Quality (Treatment)

Storm water from the developments hardscaped (vehicular access) areas will be treated through oil / water
separators prior to entering the storm water infiltration / detention system.

7. Erosion and Sediment Control During Construction

A key factor in erosion and sediment control is the interception and management of site runoff. Careful
planning of construction site activities and phasing, to prevent the generation of erosion, is more effective and
less expensive than downstream sediment control with sediment ponds only. Sediment ponds should be
considered the last line of defense.

As outlined in the "Land Development Guidelines for Protection of Aquatic Habitat", the following general
principles will be required at this site:

e Where possible, conduct earthworks activities during dry months of the year

e Stage activities to allow "green-up" or re-establishment of vegetation and minimize bare areas

e Halt construction during periods of significant precipitation and runoff

e Restrict vehicular/equipment access or provide working surfaces/roads. At each access point to
the development site, a sediment pond or trap should be constructed to retain wash down water
and sediments that may flow down the adjacent catchment to the access point.

e Retain existing vegetation until excavation commences, i.e. do not strip vegetation long before
the following activities

e Minimize clearing and stripping areas
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e Physically mark clearing boundaries on the construction site

e Seed or re-vegetate cut and fill slopes, and disturbed natural areas

o Cover temporary fills or stockpiles with sheeting or tarps and/or use silt fence surround
e Use mulches and other organic stabilizers to minimize erosion until

o Vegetation is established

e Plan seeding and planting to allow establishment before the end of the growing season

The following site-specific control measures are suggested to be included when the contractor produces the
Erosion and Sediment control plan:

7.1.Silt Fences-Perimeter Ditching

Silt fences provide an effective filter for sediment laden runoff from bare soil slopes and surfaces. Silt fences
are effective boundary control devices, trapping the sediment close to the erosion source and reducing the
mobilization into runoff.

Silt fences should be installed along the downstream edges of activity, lower property lines and at the top of
the slope to the foreshore. In temporary runoff control ditches and in proposed bio-swales, silt fences may be
overwhelmed by the quantity of runoff and should be reconsidered, in favour of traps or rock berms,
particularly where ditch slopes are steeper than approximately 3%.

Adequacy of the silt fence locations should be confirmed in the field, inspected and maintained on a regular
basis as construction proceeds.

7.2.Sediment Control Ponds

Sediment control ponds are the last line of defense before runoff is discharged from the development site.

Sediment ponds should ideally be a minimum of 1% of the contributing catchment area and be as large as
practical within the topographical constraints of the site. Catchment boundaries and proposed locations of the
sediment ponds will be shown on the detailed design drawings. Adequacy of the proposed sediment ponds
should be reviewed in the field.

7.3.Slope and Surface Protection

The required protection will be determined by the type of material, the grade of slope, and the expected
exposure time, and shall be in accordance with the "Land Development Guidelines for Protection of Aquatic
Habitat".
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In dry conditions, all cut/fill and cleared natural slopes and surfaces should have erosion controls
implemented within 14 days.

In wet conditions, erosion control should be implemented immediately on completion of the grading
operations of the area.

Slopes exceeding 3.0 meters in height and steeper than 2H:1V should be reviewed by a Professional
Engineer, to assess slope stability, erosion, and drainage control requirements.

This report has been prepared by:
McELHANNEY CONSULTING SERVICES LTD.

lan McCall, PEng, Project Manager
imccall@mcelhanney.com
250 370-9221
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1.0 INTRODUCTION

Watt Consulting Group was retained by Invictus Commercial Investment to update the traffic
impact assessment for the Eagle Nest development on the northwest corner of Helmcken Road/
Burnside Road West in the Town of View Royal, BC. This update assesses existing traffic
conditions, post development traffic conditions for both short and long term horizon years, the
proposed site access as well as Transportation Demand Management strategies for the site.

1.1 STUDY AREA

The study area for this project includes the Helmcken Road/ Burnside Road West and Helmcken
Road/ Watkiss Way / Chancellor Avenue intersections. Burnside Road West within the study area
is a municipal boundary between the Town of View Royal and District of Saanich. Figure 1 shows
the site’s location and study area intersections.

Ly

Study Area and Site Location

|
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Figure 1:
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The proposed site currently includes a 15 unit apartment building and three single-family homes.
Eagle Creek Village is located approximately 200m west of the site and has become a retalil, office
and residential hub of the Helmcken neighborhood of View Royal. Eagle Creek Village and its
amenities are within a five minute walk from the site. The Victoria General Hospital is located
approximately 500m west of the site and is a major employer in View Royal and the Greater
Victoria region. Victoria General Hospital is within a ten minute walk from the site.

The study area roads include Helmcken Road, Burnside Road West, Watkiss Way and Chancellor
Avenue. Helmcken Road is a major road with a combination of raised center median, dedicated
left turn lanes and a two way left turn lane that provides access to residential properties between
Burnside Road and Watkiss Way / Chancellor Avenue. For analysis purposes, Helmcken Road
is considered to run east-west within the study area road network. Burnside Road West and
Watkiss Way are major roads and considered to run north-south within the study area road
network. Chancellor Avenue is a local road and also considered to run north-south with the study
area.

The intersection of Helmcken Rd / Burnside Rd West is a four legged signalized intersection that
is operated by the District of Saanich. Dedicated left turn lanes and channelized right turn islands
are provided on the Helmcken Road approaches to the intersection. The eastbound left turn
movement on Helmcken Road provides protected/permitted left turn signal phasing. The
northbound and southbound legs are shared left/through/right lanes.

The intersection of Helmcken Rd / Watkiss Way / Chancellor Ave is also a four legged signalized
intersection. Dedicated left turn lanes are provided on all approaches to the intersection and the
Helmcken Road westbound approach includes a channelized right turn island. The eastbound
and westbound left turn movements on Helmcken Road provide fully protected left turn signal
phasing. The southbound left turn movement provides protected/permitted left turn signal
phasing.

Helmcken Road and Watkiss Way have a posted 50 km/h speed limit. Burnside Road West (north
of Helmcken Road) has an unposted 50 km/h speed limit. Chancellor Avenue and Burnside Road
West (south of Helmcken Road) have a posted 30 km/h speed limit.

Updated traffic counts were collected at the intersection of Helmcken Road / Burnside Road West
and Helmcken Rd / Watkiss Way / Chancellor Ave on December 10™, 2019 during the AM peak
hour (8:00 to 9:00 AM) and PM peak hour (4:00 to 5:00 PM). At this time the McKenzie
Interchange project remains under construction. On Dec 20", 2019 traffic was allowed to free-
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flow on Highway 1 at McKenzie Avenue; however, key elements such as the dual right turn from
McKenzie to Highway 1 and the southbound cloverleaf have not been completed.

Analysis of the traffic conditions at the intersections within the study area were undertaken using
Synchro software. Synchro / SimTraffic is a two-part traffic modelling software that provides
analysis of traffic conditions based on traffic control, geometry, volumes and traffic operations.
Synchro software (Synchro 10) provides analysis using the Highway Capacity Manual (2010)
methodology, while SimTraffic integrates established driver behaviors and characteristics to
simulate actual conditions by randomly “seeding” or positioning vehicles travelling throughout the
network. The software generates measures of effectiveness that include level of service (LOS),
delay and 95th percentile queue length.

Intersections are analyzed to determine the level of service, delays and 95" percentile queue
lengths. The levels of service are broken down into six letter grades with LOS A being excellent
operations and LOS F indicating failing 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. A description of level of service
and Synchro software is provided in Appendix A.

The existing traffic volumes and lane geometrics were entered into Synchro to determine existing
traffic conditions for both study area intersections during the AM and PM peak hours. At the
Helmcken Rd / Burnside Rd West signalized intersection, all movements are operating at LOS D
or better during the AM peak hour with two exceptions; northbound and southbound movements
currently operate at LOS F. During the PM peak hour, all movements operate at LOS D of better
except for the northbound movements which also operate at LOS F.

At the Helmcken Rd / Watkiss Way / Chancellor Ave signalized intersection, all movements are
operating at LOS D or better during the AM peak hour except for the eastbound (Helmcken to
Watkiss) left turn movement that operates at LOS E. During the PM peak hour, all movements
operate at LOS D of better.

It is important to note that the Synchro software analyses each intersection in isolation, not as
connected nodes of a system that interact with and affect other intersections in the system.
However, when the intersections are simulated with SimTraffic as part of a network, the interaction
between the intersections, especially westbound queues from the Helmcken Rd / Watkiss Way /
Chancellor Ave intersection confirm traffic operations are worse than the Synchro results indicate.
Observations in the field also confirm that during the PM peak hour, the westbound movement on
Helmcken Road experiences long queues that extend from Watkiss Way / Chancellor Avenue
beyond Burnside Road West approximately one kilometer. The northbound movement on
Burnside Road West in turn experiences failing conditions due to the westbound queues and

Eagle Nest Development 3
Traffic Impact Assessment Update



|
HEEIWATT

[l Consuilting Group

limited storage on Helmcken Road for northbound left turning traffic from Burnside Road West.
The Burnside Road West northbound left movement is further impacted by opposing southbound
right turn traffic on Burnside Road West. However, there is potential for the current McKenzie
Interchange project to improve conditions on Helmcken Road and Burnside Road West with the
study area. Conditions at each intersection should be reassessed to confirm impacts on traffic
when the McKenzie Interchange project is completed. See Figure 2 for 2019 existing volumes

and levels of service.
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Figure 2: 2018 Existing Volumes and Levels of Service

3.0
3.1

BACKGROUND VOLUMES AND CONDITIONS
BACKGROUND VOLUMES

Background traffic volumes are future traffic volumes that are anticipated as a result of traffic
volume increases due to general growth/development in the area over a period of time, exclusive
of site development traffic. To estimate study area traffic growth over time at the year of expected
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buildout (2023) and 10 years beyond buildout (2033), WATT compared traffic volumes at the
intersection taken in March 2018 with the recent traffic counts taken in December 2019. The
comparison of total traffic volumes at the intersection indicates there has been a 3% annual
growth in total traffic volumes at the study area intersections. However, the McKenzie
Interchange’s potential impact on traffic volumes in the area suggests that a reduced annual traffic
growth rate of 2.0% be applied to all 2019 traffic volumes to estimate 2023 and 2033 background
traffic volumes at the study area intersections.

The 2023 and 2033 background traffic volumes were then analyzed to estimate future operations
the study area intersections without site generated traffic. During the 2023 Background AM peak
hour, all movements at each study area intersection will continue to operate at the same LOS as
the 2019 AM peak hour with the following exceptions:
e Helmcken Rd / Watkiss Way / Chancellor Ave eastbound left turn drops from LOS E to
LOS F and the westbound through/right turn movement drops from LOS D to LOS F
e Helmcken Rd / Burnside Rd West eastbound through movement drops from LOS D to
LOS E

During the 2023 Background PM peak hour, all movements at each study area intersection will
continue to operate at the same LOS as the 2019 AM peak hour with the following exceptions:
e Helmcken Rd / Watkiss Way / Chancellor Ave westbound through/right turn movement
drops from LOS D to LOS F
o Helmcken Rd / Burnside Rd West southbound movement drops from LOS B to LOS C.

During the 2033 Background AM peak hour, all movements at each study area intersection will
continue to operate at the same LOS as the 2023 Background AM peak hour with the following
exceptions:
¢ Helmcken Rd / Watkiss Way / Chancellor Ave southbound left turn drops from LOS D to
LOS E and the southbound right turn movement drops from LOS Ato LOS B
e Helmcken Rd / Burnside Rd West eastbound through movement drops from LOS E to
LOSF

During the 2033 Background PM peak hour, all movements at each study area intersection will
continue to operate at the same LOS as the 2023 Background PM peak hour with the following
exceptions:
o Helmcken Rd / Watkiss Way / Chancellor Ave southbound right turn movement drops from
LOSCtoLOS D
e Helmcken Rd / Burnside Rd West eastbound through movement drops from LOS C to
LOS D.

All 2023 and 2033 background conditions are provided in Table 1 and Table 2 respectively.
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TABLE 1: 2023 BACKGROUND CONDITIONS

2023 AM Backgrond 2023 PM Backgrond

LOS Delay | 95% Queue LOS Delay | 95% Queue
(s) (m) (s) (m)

Intersection | Movement

Helmcken /
Watkiss /
Chancellor

Helmcken /
Burnside

TABLE 2: 2033 BACKGROUND CONDBITIONS

2033 AM Background 2033 PM Backgrond

Intersection | Movement Los | Delay | 95% Queue Delay | 95% Queue

s) m  |[F9°] @ (m)

Helmcken /
Watkiss /
Chancellor

Helmcken /
Burnside
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4.0 POST DEVELOPMENT CONDITIONS
4.1 PROPOSED LAND USE

The proposed development is 247 units of multi-family housing within four buildings.

4.2 SITE ACCESS

The proposed access will be on Burnside Road West approximately 100m north of Helmcken
Road. It is assumed that all site generated traffic will be going to and coming from the Helmcken
Rd / Burnside Rd West intersection. Figure 3 shows the proposed site plan and site access on
Burnside Road West.

Helmcken Road

Figure 3: Proposed Site Plan and Access

4.3 TRIP GENERATION

Site trips were estimated using the ITE Trip Generation Manual (10th Edition) for the AM and PM
peak hours. The peak hour site trip estimates also account for the existing trips generated by the
current land uses at the site. Table 3 and Table 4 summarize the net trips for the site.

Eagle Nest Development 7
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TABLE 3: AM PEAK HOUR TRIP GENERATION

Land Use Size Trip Total Trlps Trlps
Rate Trips

Multi-family Housing 0.36 trips
247
(Mid-Rise) units [ unit
Existing Apartment . 0.36 trips
221 (Trip Deduction) 15 units [ unit 5) 1) -4)
Existing Single-family 0.74 trips/
210 . . 2 lot . -1 0 -1
(Trip Deduction) o5 unit 1) ©) 1)
Net Trips 83 22 61

TABLE 4: PM PEAK HOUR TRIP GENERATION

Land Use Size Trip Total Trlps Trlps
Rate Trips

Multi-family Housing 0.44 trips
(Mid-Rise) 241 units / unit
Existing Apartment . 0.44 trips
221 (Trip Deduction) 15 units / unit 7) -4) -3)
Existing Single-family 0.99 trips/
210 (Trip Deduction) 2 lots unit 2) 1) 1)
Net Trips 100 61 39

The proposed development will generate 83 new trips in the AM peak hour and 100 new trips in
the PM peak hour after the existing site trips are deducted. When distributed evenly over the peak
hours, the site will generate one new trip (entering or exiting the site) approximately every 40
seconds during the AM peak hour and every 35 seconds during the PM peak hour. The site
generated trip estimates taken from ITE Trip Generation Manual were used directly and without
trip modification factors as all site generated trips are considered primary trips and, exclusively
residential developments do not generate pass-by trips. Moreover, the amenities that exist at the
Eagle Creek Village (grocery store, pharmacy, medical clinic, YMCA gym, cafes and restaurants)
which are within a five minute walk from the site may contribute to reducing vehicle trips to/from
the site. Accordingly, the trip generation estimates for the site are considered conservative for
analysis purposes.

4.4 TRIP ASSIGNMENT

The development trips were assigned to the study intersections and site access based on the
distribution of existing trips at the study area intersections. At the Helmcken Rd / Burnside Rd
West intersection, a traffic pattern is evident that sees southbound trips on Burnside Road
predominantly travel straight through the intersection along Burnside Road in the AM peak hour
while in the PM peak hour, northbound trips predominantly turn left onto westbound Helmcken
Road. This traffic pattern is representative of the high volume of commuter traffic that travel

Eagle Nest Development 8
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through this intersection. Site generated trips have been assigned to the Helmcken Rd / Watkiss
Way / Chancellor Ave and Helmcken Rd / Burnside Rd intersections as follows:

Helmcken Rd / Burnside Rd Intersection

AM Peak Hour

Trips In
o 55% of entering trips are from Burnside Road West south of Helmcken Rd
o 30% of entering trips are from Helmcken Road west of Burnside Rd West
e 15% of entering trips are from Helmcken Road east of Burnside Rd West

Trips Out
o 68% of exiting trips are to Burnside Road West south of Helmcken Rd
e 15% of exiting trips are to Helmcken Road west of Burnside Rd West
e 17% of exiting trips are to Helmcken Road east of Burnside Rd West

PM Peak Hour

Trips In
o 52% of entering trips are from Burnside Road West south of Helmcken Rd
o 23% of entering trips are from Helmcken Road west of Burnside Rd West
e 25% of entering trips are from Helmcken Road east of Burnside Rd West

Trips Out
o 20% of exiting trips are to Burnside Road West south of Helmcken Rd
e 74% of exiting trips are to Helmcken Road west of Burnside Rd West
e 6% of exiting trips are to Helmcken Road east of Burnside Rd West

Helmcken Rd / Watkiss Way / Chancellor Ave Intersection

AM Peak Hour

Trips In

35% of entering trips from Helmcken Road west of Burnside Rd West are from Watkiss Way
65% of entering trips from Helmcken Road west of Burnside Rd West are from Helmcken Road
west of Watkiss Way / Chancellor Ave

Trips Out

20% of exiting trips to Helmcken Road west of Burnside Rd West are to Watkiss Way

80% of exiting trips to Helmcken Road west of Burnside Rd West are to Helmcken Road west of
Watkiss Way / Chancellor Ave

PM Peak Hour
Trips In
30% of entering trips from Helmcken Road west of Burnside Rd West are from Watkiss Way

Eagle Nest Development 9
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70% of entering trips from Helmcken Road west of Burnside Rd West are from Helmcken Road
west of Watkiss Way / Chancellor Ave

Trips Out

20% of exiting trips to Helmcken Road west of Burnside Rd West are to Watkiss Way

80% of exiting trips to Helmcken Road west of Burnside Rd West are to Helmcken Road west of
Watkiss Way / Chancellor Ave

Figure 4 shows site trips assigned to the Helmcken Rd / Watkiss Way / Chancellor Ave and
Helmcken Rd / Burnside Rd intersections.
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The AM and PM site generated trips were added to the 2023 and 2033 AM and PM background
traffic volumes to determine the AM and PM peak hour post development traffic volumes. The
post development traffic volumes were then entered into Synchro to determine the post
development traffic conditions at the study area intersections.

During the 2023 post development AM and PM peak hours, all movements at each intersection
will continue to operate the same levels of service as 2023 background conditions. All movements
at each intersection will experience five seconds or less of additional delay during the AM and PM
peak hours except for those movements that operate at LOS F under background conditions.
Movements with LOS F can experience up to 80 seconds of additional delay under AM post
development conditions and up to 100 seconds of additional delay under PM post development
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conditions. However, even a small increase in volume to an already failing movement can
increase delay and/or queuing exponentially.

4.7 2033 CONDITIONS- 10 YEARS POST BUILDOUT

During the 2023 post development AM and PM peak hours, all movements at each intersection
will continue to operate the same levels of service as 2033 background conditions with one
exception; the westbound through movement at the Helmcken Rd / Burnside Rd intersection will
drop from LOS C to LOS D during the AM peak period. All movements at each intersection will
experience 10 seconds or less of additional delay during the AM and PM peak hours except for
those movements that operate at LOS F under background conditions. Movements with LOS F
can experience up to 80 seconds of additional delay under AM post development conditions and
up to 147 seconds of additional delay under PM post development conditions. As noted, small
volume increases to an already failing movement can exponentially increase delay and/or
queuing.

All 2023 and 2033 post development conditions are provided in Table 5 and Table 6 respectively.

TABLE 5: 2023 POST DEVELOPMENT CONDITIONS

2023 AM Post Development | 2023 PM Post Development
Intersection | Movement 0 0
LOS Delay | 95% Queue LOS Delay | 95% Queue
(s) (m) (s) (m)

C 284 102 C 286 130

NBTR B 193 18 B 153 125
RSP [ i M RN 2T EC ) P A T
M sk A 98 40 B 170 770
i, EBL  F 894 [ 516 D 460 375

Helmcken /
Burnside
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TABLE 6: 2033 POST DEVELOPMENT CONDITIONS

2033 AM Post Development | 2033 PM Post Development

Intersection | Movement 0 0
LOS Delay | 95% Queue LOS Delay | 95% Queue
©) (m) (s) (m)

NBL © 28.0 12.6 © 24.3 11.8
NBTR B 18.6 13.7 B 15.0 13.3
SBTL E 79.8 231.8 D 49.0 140.3

Helmcken /- 22 B 16.7 1113 C 25.2 90.5

Watkiss /

Chancellor BE20 F 1578 1227 D 49.3 130.9
EBTR B 15.9 299.3 B 18.2 317.1
WBL D 47.4 3.1 D 48.0 23.3
WBTR F 1882 331.4 F 2361 330.8
EBL A 8.3 54.3 B 14.5 71.7
EBTR F 1541 353.1 E 66.9 400.9
WBL B 17.9 427 D 41.8 68.5

HBGLT:;?;’ WBT D 49.9 450.2 C 33.9 443.7
WBR A 1.9 20.1 A 5.1 23.5
NBLTR F 7574 158.6 F 7152 156.7
SBLTR F 3562 89.9 © 29.9 91.1

4.8 MITIGATION MEASURES

The analysis indicates that the unstable/ failing movements under existing conditions will worsen
under 2023 and 2033 background conditions without site generated traffic. Signal timing changes
including signal coordination between the two intersections will not improve the current and future
congestion on Helmcken Road and Burnside Road West during the background and post
development AM and PM peak hours. Widening of the westbound lanes on Helmcken Road at
the Helmcken Rd / Watkiss Way / Chancellor Ave intersection can improve operations on
Helmcken Road that can in turn improve operations at the Helmcken Rd / Burnside Rd
intersection. However, until the McKenzie Interchange is completed and its impact on traffic
operations in the area can be fully assessed, no mitigation measures are recommended at this
time.

It is important to highlight that future failing conditions are due to background traffic, not site
generated traffic. When site traffic is added to the study area intersections at buildout and 10
years beyond buildout, site traffic has minimal impact on level of service, delay and queuing at
both intersections.

4.9 SITE ACCESS

The proposed site access will provide full movement access with stop control on the approach to
Burnside Road West. All movements will operate at LOS A/B during the AM and PM peak hours
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under 2033 post development conditions. A northbound left turn lane is not warranted on Burnside
Road West at the site access with 2033 post development peak hour volumes.

The proposed access location meets TAC’'s recommended minimum corner clearance
requirements of 55m between an access and a signhalized intersection for collector roads. There
is also sufficient sight distance at the proposed site access for drivers turning left (105m) and right
(95m) at the access onto a 50 km/h road.

Transportation demand management (TDM) refers to policies, programs and services that
influence whether, why, when, where and how people travel.! TDM initiatives typically aim to
reduce vehicle trips and parking demand while encouraging alternative travel options such as
walking, cycling, public transit and shared rides. The developer may want to consider the following
TDM programs to help support a reduction of single-occupant vehicle trips to and from the site.

The site is favourably located on the Helmcken Road bike route that provides dedicated bike lanes
on both sides of Helmcken Road. In addition, the Galloping Goose Trail is approximately 300m
south of the site providing a dedicated and separated multiuse trail connection between View
Royal, downtown Victoria and several other Greater Victoria municipalities to the east and west.
Burnside Road West is not a bicycle route and there are no bicycle facilities located on Burnside
Road West. Bicycle facilities are not required on Burnside Road West as part of the site’s
development.

As per Town of View Royal Zoning bylaw, the developer will commit to providing on-site bicycle
parking to help promote the use of cycling for commuter and shopping trips. As part of a broader
strategy to reduce vehicle ownership, the developer should also consider secure bicycle parking
spaces to accommodate 50 electric bikes (E-Bike) with an 110V wall outlet for each stall to allow
E-Bike users to park and charge their E-Bikes. To further promote cycling use, the developer
could provide 10 shared E-Bikes for commuting or recreational use by residents. Shared E-Bikes
should be stored in a secure area accessible to residents with a key.

According to research completed in Greater Victoria, the cost of an electric bike is the largest
barrier preventing residents of the region from purchasing an E-Bike. Other research has
confirmed the high purchase price as a barrier, however, one study found that those who were
given access to an E-Bike had much higher willingness to pay for one. As part of an overall
strategy to encourage more cycling, reduce vehicle use and make E-Bike ownership more
attainable for residents, the applicant should consider providing a $500 rebate toward residents’
purchase of an E-Bike.

1 Definition based on Transport Canada, TDM for Canadian Communities, March 2011
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Currently there is an asphalt walkway with an extruded asphalt curb separating pedestrians from
vehicle traffic along the site’s Helmcken Road frontage and no sidewalk is provided along the
Burnside Road West frontage. The site will provide new sidewalks on both the Helmcken Road
and Burnside Road West frontages in accordance with the Town of View Royal's design
standards.

The site is also favourably located to take advantage of public transit. Victoria Transit routes #22
Hillside Mall / Victoria General and # 39 Westhills / Uvic Exchange currently service the bus stop
on the Helmcken Road fronting of the site. The developer has confirmed with BC Transit that
improvements to the existing transit stop facility fronting of the site will include a new bus bay
when the sidewalk on the Helmcken Road frontage is constructed as part of this development. In
addition to this transit improvement, the developer could consider providing one monthly bus pass
per unit twice annually to promote transit use by future residents. The provision of bus passes will
allow residents to experience transit at no cost and may encourage them to use transit in the
future.

BC Transit also currently offers the ECOPASS Program for New Developments, a program that
provides Capital Regional District developers with a potential transit-oriented approach to
reducing traffic congestion and carbon footprint. Under the ECOPASS Program, the occupants of
a new residential, commercial or mixed-use development receive annual bus passes for a pre-
determined number of years that are valid for use throughout the Victoria Regional Transit
System. Each annual pass has a cost to the developer of $1,000. The size and value of the TDM
program is established by the municipal government, with a minimum required program value of
$5,000. The applicant could consider approaching the District of Saanich and BC Transit to learn
more about this program and whether it may be feasible for long-term operations of the site.

In addition to transit passes, all new residents should be provided with a transit information
package including information on how to obtain a transit pass, as well as a rider’s guide which
details scheduling and mapping information.

Carsharing and ridesharing services including Modo and Rideshare Victoria (www.poparide.com)
currently exist in the Greater Victoria area. Each model offers a potential reduction of on-site
parking demand and development related traffic impacts.

Modo is a paid membership carsharing service where members share Modo vehicles. Modo
requires a one-time membership purchase with pay-by-use fees for each ride thereafter. Pay-by-
use fees vary depending on usage. There are currently no Modo vehicles close to the facility,
however the developer has discussed with Modo the potential to provide a Modo vehicle stored
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on site or nearby. Should Modo carsharing services be provided at or within close proximity to the
site, Modo memberships could be included with the purchase of all units. Promotional material on
carsharing and ridesharing programs should also be part of a TDM welcome package.

Incentives and promotions have been valuable in encouraging use of alternative modes of
transportation. However, if residents are not aware of the available TDM options, they will likely
not consider using them. Information about available TDM programs for the site should be
included in the show suite(s) and as part of a welcome package with the sale of all units. Once
residents move into the site, on-going contests, promotions and incentives should be used to
maintain awareness of the available TDM programs. The use of an annual week long contest
similar to a commuter challenge or bike to work week for residents would encourage use of
alternative transportation modes that residents may not normally consider or try. Prizes for
participation and high use could include gift certificates for local grocery stores and restaurants,
YMCA gym passes, BC Transit vouchers or bicycle equipment such as helmets and bike lights.

Synchro analysis of existing conditions at the Helmcken Rd / Burnside Rd West signalized
intersection indicates northbound and southbound movements on Burnside Road West currently
operate at LOS F during the AM peak hour. During the PM peak hour, northbound movements
also operate at LOS F.

Existing conditions at the Helmcken Rd / Watkiss Way / Chancellor Ave signalized intersection
indicate the eastbound left turn movement (Helmcken to Watkiss) operates at LOS E during the
AM peak. During the PM peak hour all movements operate at LOS D of better. However,
SimTraffic analysis confirms field observations that during the PM peak hour, the westbound
movement on Helmcken Road experiences long queues that extend from Watkiss Way /
Chancellor Avenue beyond Burnside Road West (approximately one kilometer). In turn, the
northbound movement on Burnside Road West experiences failing conditions and long queues
due to the westbound queues on Helmcken Road that provide limited storage for northbound left
turning traffic on Burnside Road West.

The proposed development will generate 83 new trips in the AM peak hour and 100 new trips in
the PM peak hour. When distributed evenly over the peak hours, the site will generate one new
trip (entering or exiting the site) approximately every 40 seconds during the AM peak hour and
every 35 seconds during the PM peak hour. Based on the site’s proximity to Eagle Creek
amenities as well as proximity to alternative modes for commuting, the trip generation estimates
for the site are considered conservative.

Future failing conditions are due to background traffic, not site generated traffic. When site traffic
is added to the study area intersections at buildout and 10 years beyond buildout, site traffic has
a minimal impact on level of service, delay and queuing at both intersections.
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Signal timing changes including signal coordination will not improve the current and future
congestion on Helmcken Road and Burnside Road West during the AM and PM peak hours. Until
the McKenzie Interchange is completed and its impact on traffic operations in the area can be
fully assessed, no mitigation measures are recommended.

The proposed site access meets the recommended access spacing from a signalized intersection
as well as driver sight distance requirements. A northbound left turn lane is not required on
Burnside Road West at the access based on the 2033 post development peak hour volumes.

Sidewalk will be provided on the site’s Helmcken Road and Burnside Road West frontages along
with improvement to the Helmcken bus stop.

TDM programs and incentives can further help support a reduction of single-occupant vehicle
trips to and from the site.

o Install concrete sidewalks along the development frontages on Helmcken Road and
Burnside Road West.

¢ Install bus bay on the Helmcken Road frontage.

o Consider TDM programs and incentives to help support a reduction of single-occupant
vehicle trips to and from the site.
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APPENDIX A: SYNCHRO BACKGROUND
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SYNCHRO MODELLING SOFTWARE DESCRIPTION

The traffic analysis was completed using Synchro and SimTraffic traffic modelling software.
Results were measured in delay, level of service (LOS), 95th percentile queue length and volume
to capacity ratio. Synchro is based on the Highway Capacity Manual (HCM) methodology.
SimTraffic integrates established driver behaviours and characteristics to simulate actual
conditions by randomly “seeding” or positioning vehicles travelling throughout the network. The
simulation is run ten times (ten different random seedings of vehicle types, behaviours and
arrivals) to obtain statistical significance of the results.

Levels of Service

Traffic operations are typically described in terms of levels of service, which rates the amount of
delay per vehicle for each movement and the entire intersection. Levels of service range from
LOS A (representing best operations) to LOS E/F (LOS E being poor operations and LOS F being
unpredictable/disruptive operations). LOS E/F are generally unacceptable levels of service under
normal everyday conditions. A LOS C or better is considered acceptable operations, while D is
considered to be on the threshold between acceptable and unacceptable operations. Highway
operations will typically need to operate at LOS C or better for through movements and LOS E or
better for other traffic movements with lower order roads.

The hierarchy of criteria for grading an intersection or movement not only includes delay times,
but also takes into account traffic control type (stop signs or traffic signal). For example, if a vehicle
is delayed for 19 seconds at an unsignalized intersection, it is considered to have an average
operation, and would therefore be graded as an LOS C. However, at a signalized intersection, a
19 second delay would be considered a good operation and therefore it would be given an LOS
B. The table below indicates the range of delay for LOS for signalized and unsignalized
intersections.

Table A1l: LOS Criteria, by Intersection Traffic Control
Level of Service Unsignalized Intersection Signalized Intersection
(LOS) Average Vehicle Delay (sec/veh) | Average Vehicle Delay (sec/veh)
0-10 0-10

>35-50 >55-80

— > 15-25 > 20-35
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MEMORANDUM

To: Doug Foord — Invictus Commercial Investment
From: Nadine King, P.Eng., PTOE
Our File #: 2497.B01
Project: Eagle Nest - TIA
Date: November 9, 2018
RE: Review of Options to Add Additional Capacity on HelImcken Road

1.0 INTRODUCTION

Watt has been retained by Invictus Commercial Investment to conduct a review of options for
adding additional capacity to Helmcken Road to address queueing issues observed during the
Traffic Impact Assessment conducted by Watt for the proposed Eagle Nest development on the
northwest corner of Burnside Road and Helmcken Road. The analysis of the existing traffic
conditions identified that westbound traffic queues from the Helmcken Road / Watkiss Way back
through the Helmcken Road / Burnside Road intersection during the PM peak hour. This queueing
also creates queueing on Burnside Road as northbound left turners cannot easily turn onto
Helmcken due to the extended queuing. This review will examine options to improve the
operations along Helmcken Road.

The high volume of northbound Burnside Road traffic turning left onto Helmcken Road may be
due to vehicles avoiding the construction at the Highway 1 / McKenzie Avenue / Admirals Road
intersection. The intersection is currently partially through a 4-year construction project to install
an interchange which will include a dual left right turn on-ramp from McKenzie Avenue onto
Highway 1. The completion of the McKenzie interchange may divert traffic from Helmcken Road
/ Burnside Road to McKenzie Avenue / Highway 1 and therefore improve operations along
Helmcken Road.

2.0 EXISTING CONDITIONS

During the PM peak hour, the westbound movement on Helmcken Road experiences long queues
and spillbacks past the Burnside Road W intersection from the Watkiss Way signal. The
northbound movement on Burnside Road W is also poor due to the limited ability to make a left
turn onto Helmcken Road due to the queues on Helmcken Road. The northbound left movement
is further impacted by right turn traffic from the southbound movement on Burnside Road. The
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northbound left turn queue impacts the ability of northbound through and right turn vehicles to
access Helmcken Road since the northbound direction is a single lane.

One option is to add a second through lane westbound east of Watkiss Way for approximately
100m. The addition of the second westbound lane through the Watkiss intersection is an
improvement in the left turn, north-south, and westbound delays. The westbound 95™ percentile
queue length drops by 330m to less than 100m and eliminates the spillback of westbound traffic
through the Burnside Road intersection.

The northbound movement on Burnside Road at Helmcken Road remains poor due to the high
percentage (70%) of northbound left turning vehicles. The addition of a northbound left turn lane
would provide for separation of left turning vehicles and allow northbound through and right
turning vehicles to access Helmcken. Sufficient right-of-way exists on Burnside Road to
accommodate the road widening required for a northbound left turn lane. The addition of a
northbound left turn lane results improves the LOS for the northbound left turn movement from
LOS F to LOS E in the new left turn lane and LOS B for the combined through / right turn lane.

Although transit buses servicing at the westbound transit stop west of Burnside Road pull into the
bike lane as they stop, they remain partially in the westbound lane of HelImcken Road and may
impede traffic for up to 30 seconds. The developer is working with BC Transit to determine if a
bus bay is desired. Installation of a bus bay at the existing transit stop location will allow buses
to pull fully out of the westbound lane at the stop.

At the Helmcken Road / Watkiss Way intersection, the existing laning results in significant peak
hour queueing, causing traffic to back up into and through the Burnside Road intersection. The
installation of a second westbound through lane at the Helmcken Road / Watkiss Way intersection
reduces the 95" percentile queue length of westbound vehicles to less than 100m, eliminating
spillback of westbound traffic into the Burnside Road intersection. The additional lane improves
the overall operation of the intersection.

The addition of a 40m northbound left turn lane improves the northbound left turn movement to
LOS E and LOS B for the northbound through / right turn movement as well as reduces
northbound queues.



To: Doug Foord — Invictus Commercial Investment November 9, 2018

Re: Review of Options to Add Additional Capacity on Helmcken Road Page 3
Sincerely,

J 7\
Tanner Vollema, EIT Nadine King, P.Eng., PTOE

Transportation Engineer Senior Transportation Engineer
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Talbot Mackenzie & Associates
Consulting Arborists

Attention: Doug Foord

Jobsite Property: Northwest corner of Helmcken Road and Burnside Road West, View
Royal, BC

Date of Site Visit: ~ August 30& 31, 2018

Site Conditions: 3 lots with existing single residences and one lot with a multi unit
building. Existing buildings and landscapes still on property, no
construction activity present at the time of our site visit.

Summary: We anticipate that the proposed new development of the property will require the
removal of the majority of the trees |ocated on the subject properties. We believe there will be a
good opportunity for retaining trees on the municipal frontages and on neighboring properties
providing their critical root zones can be protected during the development and construction
process. Depending on the amount of necessary rock blasting, required cut slopes and existing
soil conditions, there may be an opportunity for retaining some of the trees around the perimeter
of the subject property. The proposed building scheme offers an opportunity for replanting with
healthy young trees that can adapt to the new growing conditions being introduced.

Scope of Assignment:

e Toinventory the existing bylaw protected trees and any trees on neighbouring properties that
could potentially be impacted by construction or that are within three metres of the property
line

e Review the proposal to demolish the existing buildings and construct a new multi unit, multi
building proposal with underground parking.

e Comment on how construction activity may impact existing trees

e Prepare a tree retention and construction damage mitigation plan for those trees deemed
suitable to retain given the proposed impacts

M ethodology: We visually examined the trees on the property and prepared an inventory in the
attached Tree Resource Spreadsheet. Each by-law protected tree was identified using a numeric
metal tag attached to its lower trunk. Municipa trees and neighbours trees were not tagged.
Information such as tree species, DBH (1.4m), crown spread, critical root zone (CRZ), health,
structure, and relative tolerance to construction impacts were included in the inventory. The by-
law protected trees with their identification numbers were |abelled on the attached Site Plan. The
conclusions reached were based on the information provided within the attached survey plans
(dated February 13, 2018) and site plans and underground parkade plans from De Hoog & Kierulf
Architects.
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Limitations:

No exploratory excavations have been requested and thus the conclusions reached are based solely
on critical root zone calculations and our best judgement using our experience and expertise. The
location, size and density of roots are often difficult to predict without exploratory excavations and
therefore the impacts to the trees may be more or less severe than we anticipate.

Summary of Tree Resource: 105 trees were inventoried on the subject properties, municipal
frontages and neighbours properties that have the potential to be impacted by the proposed
development. The trees inventoried are comprised of mixture of native and ornamental species
and vary in health from Poor to Good (see attached Tree resource spreadsheet). The best
opportunity for tree retention given the proposed building scheme will be around the perimeter of
the subject property along with trees on neighbouring properties and trees on municipal frontages.

Potential | mpacts on Treesto be Retained and Mitigation M easur es

e Barrier fencing: The areas surrounding the trees to be retained should be isolated from the
construction activity by erecting protective barrier fencing. Where possible, the fencing should
be erected at the perimeter of the critical root zones. The barrier fencing must be a minimum
of 4 feet in height, of solid frame construction that is attached to wooden or metal posts. A
solid board or rail must run between the posts at the top and the bottom of the fencing. This
solid frame can then be covered with plywood, or flexible snow fencing. The fencing must be
erected prior to the start of any construction activity on site (i.e. demolition, excavation,
construction), and remain in place through completion of the project. Signs should be posted
around the protection zoneto declareit off limitsto all construction related activity. The project
arborist must be consulted before this fencing is removed or moved for any purpose.

e Demolition of the Existing Houses: We anticipate that the demolition of the existing buildings
on the properties will using the existing driveway as access. Trees to be retained near the
existing driveways on the municipal frontages will have to be protected during the demolition
process to mitigate any potential impacts.

e Underground Parking excavation: The excavation for the portions of the underground
parking that encroach into the critical root zones of treesto be retained must be supervised by
the project arborist. To minimize the extent of the excavation, it will likely be necessary to use
shoring techniques or similar methods to reduce the requirements for cut slope. Any roots
critical to the trees survival must be retained and any non-critical roots in direct conflict with
the excavation must be pruned to sound tissue to encourage new root growth. It may be
necessary to excavate using a combination of hand digging, small machine excavation and
hydro excavation to expose roots in conflict with the proposed excavation and determine
whether they can be pruned without having a significant impact on the trees. If it isfound that
large structura roots must be pruned to accommodate the proposed construction, it may be
necessary to remove additional treesto eliminate any risk associated with them.

e Blasting: We anticipate that there will be significant blasting required to excavate for the
proposed underground parking area. Care must be taken to ensure that the area of blasting does
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not extend beyond the necessary footprints and into the critical root zones of surrounding trees.
The use of small low-concussion charges and multiple small charges designed to pre-shear the
rock face will reduce fracturing, ground vibration, and overall impact on the surrounding
environment. Only explosives of low phytotoxicity and techniques that minimize tree damage
should be used. Provisions must be made to ensure that blasted rock and debris are stored away
from the critical root zones of trees.

Arborist Supervision: All excavation occurring within the critical root zones of protected
trees should be completed under supervision by the project arborist. Any rootsthat arein direct
conflict with proposed services must be pruned back to sound tissue to reduce wound surface
area and encourage rapid compartmentalization of the wound. Where roots can be retained the
excavation may consist of acombination of hydro excavation, small excavation equipment and
hand digging.

Minimizing Soil Compaction: In areas where construction traffic must encroach into the
critical root zones of treesto be retained, efforts must be made to reduce soil compaction where
possible by displacing the weight of machinery and foot traffic. This can be achieved by one
of the following methods:

e Installing a layer of hog fuel or coarse wood chips at least 20 cm in depth and
maintaining it in good condition until construction is complete.

e Placing medium weight geotextile cloth over the area to be used and installing a layer
of crushed rock to a depth of 15 cm over top.

e Placing two layers of 19mm plywood.

e Placing stedl plates.

Mulching: Mulching isan important proactive step to maintaining the health of the treesto be
retained and mitigating construction related impacts and overall stress. Mulch should be made
from anatural materia such aswood chips or bark pieces and be 5-8cm deep. As much of the
areawithin two times the dripline of the tree should be mulched, both inside and outside of the
critical root zone. No mulch should be touching the trunk of the tree. See “methods to avoid
soil compaction” if the areaisto have heavy traffic.

Servicing: There are no servicing details shown on the plans provided, but it is our
understanding that they areto belocated outside of the critical root zone of treesto be retained.
If services must be located within the critical root zones of trees to be retained it must be
reviewed with the project arborist. Installing services within critical root zones will likely
reguire acombination of hand digging, small machine or hydro excavation. If significant roots
are encountered that are critical to the health and stability of the trees and they cannot be
retained, it may be necessary to remove additional trees.

Landscaping and Irrigation Systems. The planting of new trees and shrubs should not
damage the roots of retained trees. The installation of any in-ground irrigation system must
take into account the critical root zones of the trees to be retained. Prior to installation, we
recommend the irrigation technician consult with the project arborist about the most suitable
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locationsfor theirrigation lines and how best to mitigate the impacts on the treesto be retai ned.
This may require the project arborist supervise the excavations associated with installing the
irrigation system. Excessive frequent irrigation and irrigation which wets the trunks of trees
can have a detrimental impact on tree health and can lead to root and trunk decay.

e Arborist Role: It is the responsibility of the client or his’her representative to contact the
project arborist for the purpose of:

Locating the barrier fencing

Reviewing the report with the project foreman or site supervisor

Locating work zones, where required

Supervising any excavation within the critical root zones of trees to be retained

Reviewing and advising of any pruning requirements for machine clearances

O OO0 O0Oo

e Review and site meeting: Once the project receives approva, it isimportant that the project
arborist meet with the principas involved in the project to review the information contained
herein. It isaso important that the arborist meet with the site foreman or supervisor before any
site clearing, tree removal, demolition, or other construction activity occurs and to confirm the
locations of the tree protection barrier fencing.

Please do not hesitate to call us at (250) 479-8733 should you have any further questions. Thank
you.

Yourstruly,

A

Talbot Mackenzie & Associates
ISA Certified Consulting Arborists

Encl. 10-pages tree resource spreadsheet, 2-page tree resource spreadsheet methodology and definitions, 1-page site
plan with tree locations, 3-pages design concept and underground parking, 1-page barrier fencing specifications.

Disclosur e Statement

Arborists are professionals who examine trees and use their training, knowledge and experience to recommend techniques and procedures that
will improve their health and structure or to mitigate associated risks.

Trees are living organisms, whose health and structure change, and are influenced by age, continued growth, climate, weather conditions, and
insect and disease pathogens. Indicators of structural weakness and disease are often hidden within the tree structure or beneath the ground. It is
not possible for an Arborist to identify every flaw or condition that could result in failure or can he/she guarantee that the tree will remain healthy
and free of risk.

Remedial care and mitigation measures recommended are based on the visible and detectable indicators present at the time of the examination
and cannot be guaranteed to alleviate all symptoms or to mitigate all risk posed.
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August 30, 2018

Helmcken / Burnside
Tree Resource

Page 1 of 10

Common DBH (cm) Crown Relative
TreelD [Name Latin Name ~ approximate | Spread (m)| CRZ (m) | Tolerance Health Structure |Remarksand Recommendations
NT 01 Cherry Prunus species 29 bu 4 3 Moderate Fair/poor Fair Some canker, tortrix, insect damage
2|Cherry Prunus species 32 bu 5 3 Moderate Fair Fair Some canker, tortrix, insect damage
3|Cherry Prunus species 29 bu 6 3 Moderate Fair/poor Fair/poor Canker, tortrix, suppressed by adjacent tree.
4[Norway spruce |Picea abides 51 9 6 Moderate Good Good Surface rooted, some minor root damage
5|Cherry prunus species 33 bu 6 3 Moderate Fair Fair Included bark, insect damage.
6/Shore pine Pinus contorta 62 13 7 Moderate Good Fair Some sequoia pitch moth, possible girdling root.
7|Shore pine Pinus contorta 38, 27,29 9 6 Moderate Fair Fair Sequoia pitch moth, poor stem attachment at base
8|Norway spruce |Picea abies 65 8 8 Moderate Good Good Interior deadwood
9|Norway spruce |Picea abies 48, 48 7 8 Moderate Good Fair Co-dominant at dbh , deadwood
10|Norway spruce |Picea abies 50 7 6 Moderate Good Good Deadwood,
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August 30, 2018 Helmcken / Burnside Page 2 of 10
Tree Resource

11|Norway spruce |Picea abies 48 7 6 Moderate Good Good Deadwood, sapsucker damage

12|Lombardy poplar |Populus nigra 100, 40 8 10 Good Good Fair Deadwood, Previously topped, leaf gall

13|Lombardy poplar |Populus nigra 80 7 8 Good Good Fair Deadwood, preciously topped, leaf gall

14|Lombardy poplar |Populus nigra 80 7 8 Good Good Fair Deadwood, previously topped, leaf gall

15|Lombardy poplar |Populus nigra 80 7 8 Good Good Fair Deadwood, previously topped, leaf gall

16|Lombardy poplar |Populus nigra 120 8 12 Good Good Fair Deadwood, previously topped, leaf gall

17|Big leaf maple  |Acer macrophyllum 30 7 4 Moderate Fair Fair Some dieback, possibly growth from old stump
pseudotsuga

18|Douglas fir menziesii 34 6 5 Poor Good Fair Assymetric growth due to blm
pseudotsuga Large deadwood, hangers in crown, rooted against rock on

19|Douglas fir menziesii 85 14 12 Poor Fair Fair southwest side

176|Garry oak Quercus garryana 64 15 6.5 Good Good Fair Rooted in rock, some endweighted limbs
Western red
20(cedar Thuja plicata 45,55 10 9 Moderate Fair Fair/poor Thinning foliage, multiple tops, co-don at doh
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Helmcken / Burnside
Tree Resource

Page 3 of 10

21|Garry oak Quercus garryana 68 16 7 Good Fair Fair Sparse foliage,large deadwood, rooted against rock east side
pseudotsuga

22(Douglas fir menziesii 76 13 11 Poor Fair Fair Large deadwood, rooted against rock
pseudotsuga

23(Douglas fir menziesii 37 5 5.5 Poor Poor Fair Epicormic growth
pseudotsuga

24(Douglas fir menziesii 37,28 7 7 Poor Fair Fair/poor Co-dominant at dbh, deflected top
pseudotsuga

25(Douglas fir menziesii 35 6 5.5 Poor Fair/poor Fair Stunted growth, deflected top
pseudotsuga

26(Douglas fir menziesii 56 10 8 Poor Fair Fair Some deadwood, surface rooted
pseudotsuga

27|Douglas fir menziesii 53 9 8 Poor Fair/poor Fair Running foliage, large deadwood

28|Garry oak Quercus garryana 54 14 5.5 Good Good Fair Assymetric crown
pseudotsuga

29(Douglas fir menziesii 34 6 5 Poor Poor Fair Sparse pale foliage
pseudotsuga

30|Douglas fir menziesii 76 11 11 Poor Fair Fair Some deadwood

31|Garry oak Quercus garryana 64 11 6 Good Fair Fair Deflected top
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Helmcken / Burnside
Tree Resource

Page 4 of 10

32|Big leaf maple  |Acer macrophyllum 23,9,12 10 6 Moderate Good Fair Multi stem, near property line
33|Garry oak Quercus garryana 39 12 4 Good Fair Fair Some epicormic growth, deadwood, assymetric crown
34|Garry oak Quercus garryana 45 11 4.5 Good Fair Fair Ivy on trunk, near property line
Western red Cedar hedgerow on neighbours property, not recently
NT 01 cedar Thuja plicata 30-40 12 5 Moderate Fair Fair maintained as a hedge
May have partially uprooted in the past. Assymetric crown
35|Garry oak Quercus garryana 32,22 10 4 Good Good Fair leans into subject property
pseudotsuga
36|Douglas fir menziesii 42 9 6 Poor Fair/poor Fair Thinning foliage, deadwood, epicormic growth
pseudotsuga
37|Douglas fir menziesii 48 9 7 Poor Fair Fair Thinning foliage, deadwood, epicormic growth
38|Big leaf maple  |Acer macrophyllum 22 7 3 Moderate Good Fair Young tree, may have been topped historically
pseudotsuga
39|Douglas fir menziesii 35 6 5 Poor Fair Fair Epicormic growth, deadwood
Nt2 Big leaf maple  |Acer macrophyllum 35 9 4 Moderate Good Good Located on neighbours property
40|Garry oak Quercus garryana 12 5 2 Good Good Fair Deflected trunk, young tree.

Prepared by:
Talbot Mackenzie



August 30, 2018

Helmcken / Burnside
Tree Resource

Page 5 of 10

pseudotsuga
41|Douglas fir menziesii 47 10 7 Poor Fair Fair Large deadwood, deflected trunk
pseudotsuga
42|Douglas fir menziesii 39 9 6 Poor Fair Fair Large deadwood, some epicormic growth
pseudotsuga
N3 Douglas fir menziesii 40 6 Poor Fair Fair Located on neighbours property
pseudotsuga
Nt4 Douglas fir menziesii 45 10 Poor Fair Fair Located on neighbours property
Nt5 Big leaf maple  |Acer macrophyllum 30 8 3.5 Moderate Good Good Located on neighbours property
pseudotsuga
43|Douglas fir menziesii 43 6 6.5 Poor Fair Fair Deflected trunk, assymetric crown
pseudotsuga
44(Douglas fir menziesii 46 7 6.5 Poor Fair/good Fair Slight deflection in top
pseudotsuga
45|Douglas fir menziesii 41 6 6 Poor Fair Fair Epicormic growth,assymetric crown
pseudotsuga
46|Douglas fir menziesii 34 5 5 Poor Fair Fair Epicormic growth
pseudotsuga
47|Douglas fir menziesii 36 5 5 Poor Fair Fair Epicormic growth, ivy on trunk
48|Big leaf maple  |Acer macrophyllum 32 8 4 Moderate Good Good Hanger from d fir in crown
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August 30, 2018 Helmcken / Burnside Page 6 of 10
Tree Resource
Nt6 Neighbours trees |Various species 25-100 25 15 Various Fair Fair G. Oak, D. fir, BLM, Arb- approx 12 trees
30|Grand fir Abies grandis 30 4 4.5 Poor Fair/poor Fair Ivy on trunk, suppressed
pseudotsuga
50|Douglas fir menziesii 50 9 7.5 Poor Fair Fair Ivy on trunk
pseudotsuga
51|Douglas fir menziesii 27 4 4 Poor Fair Fair Epicormic growth
pseudotsuga
52|Douglas fir menziesii 31 4 4.5 Poor Fair Fair Epicormic growth
pseudotsuga
53|Douglas fir menziesii 40 5 6 Poor Fair Fair Some epicormic growth
pseudotsuga
54|Douglas fir menziesii 48 7 7 Poor Fair Fair Deflected top
pseudotsuga
55|Douglas fir menziesii 52 8 7.5 Poor Fair Fair Some epicormic growth
56 [Pacific willow Salix species 30 6 3.5 Moderate Fair Fair Broken limbs, old tear out injury in trunk
pseudotsuga
57|Douglas fir menziesii 61 10 9 Poor Fair Fair Large deadwood, ivy on trunk
58|Grand fir Abies grandis 30 5 4.5 Poor Fair Fair Suppressed, ivy on trunk

Prepared by:
Talbot Mackenzie



August 30, 2018 Helmcken / Burnside Page 7 of 10
Tree Resource

59|Grand fir Abies grandis 36 5 5.5 Poor Fair/poor Fair/poor Sparse foliage, frass at base
pseudotsuga

60|Douglas fir menziesii 73 12 10 Poor Fair Fair Surface rooted, large deadwood, broken limbs

61|Grand fir Abies grandis 33 6 5 Poor Good Fair Small deflection in trink

62|Garry oak Quercus garryana 33 10 3.5 Good Good Fair Ivy on trunk
pseudotsuga

63|Douglas fir menziesii 54 8 8 Poor Fair Fair Some deadwood

64|Grand fir Abies grandis 33 5 5 Poor Poor Fair/poor Dead top, declining
pseudotsuga

65|Douglas fir menziesii 86 10 12 Poor Fair Fair Large deadwood

66|Grand fir Abies grandis 50 6 7.5 Poor Poor Poor Previous top failure, 1/2 tree, fill soils
pseudotsuga

67|Douglas fir menziesii 52 8 7.5 Poor Fair Fair/poor Ivy on trunk, fill soil
pseudotsuga

68|Douglas fir menziesii 75 8 11 Poor Fair/poor Fair/poor Epicormic growth, deadwood, fill soil
pseudotsuga

69|Douglas fir menziesii 52 0 7.5 Poor Dead Dead Dead, fill soil
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Tree Resource
pseudotsuga
70|Douglas fir menziesii 49 6 7 Poor Poor Poor Dead top, declining, fill soil
71|Garry oak Quercus garryana 36 9 3.5 Good Good Fair Assymetric crown
72|Garry oak Quercus garryana 43 9 4.5 Good Good Fair Assymetric crown
73|Garry oak Quercus garryana 37,28 9 45 Good Good Fair Ivy on trunk,
pseudotsuga
74|Douglas fir menziesii 59 9 7.5 Poor Poor Fair/poor Dead top, epicormic growth, large deadwood, surface rooted
75|Big leaf maple  |Acer macrophyllum 50 9 6 Moderate Poor Fair/poor Large deadwood, dieback
76|Weeping willow |Salix babylonica 56 10 6.5 Moderate Good Fair/poor Possibly uprooted previously deflected trunk, previously topped
pseudotsuga
77|Douglas fir menziesii 100 10 15 Poor Fair Poor Co-dominant at dbh , previously topped
pseudotsuga
78|Douglas fir menziesii 79 10 11 Poor Fair Poor Previously topped, ivy on trunk
79|Western red ceda| Thuja plicata 36 6 4.5 Moderate Fair Poor Previously topped, ivy on trunk
80|(Sitka spruce Picea sitchensis 49 8 6 Moderate Fair Fair Some deadwood
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Helmcken / Burnside
Tree Resource

Page 9 of 10

81(Sitka spruce Picea sitchensis 63 10 7.5 Moderate Fair Fair Some deadwood

82|Weeping willow [Salix babylonica 24 9 3 Moderate Good Fair Young tree

83|Weeping willow [Salix babylonica 43 9 5 Moderate Good Fair Surface roots

84(Apple Malus sp. 14 4 2 Moderate Good Fair Basal wound

85(Red maple Acer rubrum 20,20 8 3.5 Moderate Poor Poor Co-dominant dieback, decay, previous top failure

86[Sumac Rhus typhina 17 4 2 Good Good Good Trunk wound

87|Sitka spruce Picea sitchensis 36 5 4.5 Moderate Fair Fair/poor Co-dominant stem previously removed, assymetric form
Calocedrus

88|Incense cedar decurrens 109 11 10 Good Good Fair Co-dominant at 4meters, large stem removed on house side
Chamaecyparis

89(Chamaecyparis |species 36 7 5 Poor Good Fair Ivy on lowere trunk, likely topped in past

90|Norway spruce |Picea abies 44 8 5 Moderate Fair Fair Co-dominant at 5 meters

91|Norway spruce |Picea abies 39 8 5 Moderate Fair Fair Co-dominant at 4 meters, assymetric crown
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Helmcken / Burnside
Tree Resource

Page 10 of 10

92|Weeping willow [Salix babylonica 74 15 9 Moderate Fair Fair Large deadwood
93(Shore pine Pinus contorta 59 9 7 Moderate Good Fair Sequoia pitch moth, co-dominant at 6 meters, end weighted lim
pseudotsuga
Nt7 Douglas fir menziesii 80 11 12 Poor Fair Fair Municipal tree, small dead top, surface rooted
94|Weeping willow [Salix babylonica 54 12 6.5 Moderate Good Fair Large deadwood
pseudotsuga
Nt8 Douglas fir menziesii 52 8 7.5 Poor Good Fair/poor Municipal tree, previously topped
pseudotsuga
Nt9 Douglas fir menziesii 80 11 12 Poor Fair Fair/poor Municipal tree, previously topped
pseudotsuga
Nt10 Douglas fir menziesii 49 8 7.5 Poor Good Fair/poor Municipal tree, previously topped
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Talbot Mackenzie & Associates

Consulting Arborists

Box 48153 RPO - Uptown Victoria, BC V8Z 7H6
Ph: (250) 479-8733
Fax: (250) 479-7050
Email: tmtreehelp@gmail.com

Tree Resour ce Spreadsheet M ethodology and Definitions

Tag: Treeidentification number on a metal tag attached to tree with nail or wire, generally at eye
level. Trees on municipal or neighboring properties are not tagged.

NT: No tag due to inaccessibility or ownership by municipality or neighbour.

DBH: Diameter at breast height — diameter of trunk, measured in centimetres at 1.4m above
ground level. For trees on aslope, it istaken at the average point between the high and low side of
the slope.

* Measured over ivy

~ Approximate due to inaccessibility or on neighbouring property

Crown Spread: Indicates the diameter of the crown spread measured in metres to the dripline of
the longest limbs.

Relative Tolerance Rating: Relative tolerance of the tree species to construction related impacts
such as root pruning, crown pruning, soil compaction, hydrology changes, grade changes, and
other soil disturbance. This rating does not take into account individual tree characteristics, such
as health and vigour. Three ratings are assigned based on our knowledge and experience with the
tree species. Poor, Moderate or Good.

Critical Root Zone: A calculated radial measurement in metresfrom the trunk of thetree. It isthe
optimal size of tree protection zone and is calculated by multiplying the DBH of the tree by 10, 12
or 15 depending on the tree's Relative Tolerance Rating. This methodology is based on the
methodology used by Nelda Matheny and James R. Clark in their book “Trees and Devel opment:
A Technical Guide to Preservation of Trees During Land Development.”

e 15 x DBH = Poor Tolerance of Construction
e 12 x DBH = Moderate
e 10x DBH = Good

To calculate the critical root zone, the DBH of multiple stems is considered the sum of 100% of
the diameter of the largest stem and 60% of the diameter of the next two largest stems. It should
be noted that these measures are solely mathematical calculationsthat do not consider factors such
as soil volume restrictions, age, crown spread, health, or structure (such as alean).
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Talbot Mackenzie & Associates

Health Condition:

Poor - significant signs of visible stress and/or decline that threaten the long-term survival
of the specimen

Fair - signs of stress

Good - no visible signs of significant stress and/or only minor aesthetic issues

Structural Condition:

Poor - Structural defects that have been in place for along period of time to the point that
mitigation measures are limited

Fair - Structural concerns that are possible to mitigate through pruning

Good - No visible or only minor structural flaws that require no to very little pruning

Retention Status:

X - Not possible to retain given proposed construction plans

Retain - It is possible to retain this tree in the long-term given the proposed plans and
information available. This is assuming our recommended mitigation measures are
followed

Retain * - See report for more information regarding potential impacts

TBD (To Be Determined) - The impacts on the tree could be significant. However, in the
absence of exploratory excavations and in an effort to retain as many trees as possible, we
recommend that the final determination be made by the supervising project arborist at the
time of excavation. The tree might be possible to retain depending on the location of roots
and the resulting impacts, but concerned parties should be aware that the tree may require
removal.

NS - Not suitable to retain due to health or structural concerns
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Executive Summary

McElhanney Consulting Services Ltd. (McElhanney) was retained by the Highstreet Ventures Inc. (the Client)
to conduct a Phase | Environmental Site Assessment (Phase | ESA) for several properties located near the
intersection of Helmcken Road and Burnside Road West in View Royal, BC (the Site). A comprehensive
review of historical records was completed for the Site and surrounding adjacent properties. Visual
observations were made of land at and adjacent to the Site.

The Site was first developed in the 1940s and land use at the time included a single residential home and
cattle pasture/agricultural land. The Site and neighbouring land to the north and east have been owned and
occupied by the Henson family since the 1950s. Additional single-family residential homes were built in the
1950s and 1960s. The Henson family also constructed and managed a 12-unit apartment building on-Site
in 1970. Members of the Henson family continue to reside in several homes in the area but primarily rent the
residencies on the Site to various tenants.

The Henson family has also operated contracting businesses on the Site. The first was Henson W Building
Contractors which owned by William Henson and operated out of the home at 1449 Burnside Rd W from
around 1969 to the mid-1970s. The business then moved to a newly constructed home at 1480 Burnside Rd
W (north of the Site) and was in operation until the early 1990s. The second contracting business is owned
and operated by Julie and Robert Henson (J&R Henson Construction Ltd). For a period, they operated a
plant nursery on the Site (circa 2005). The business also brought soil materials onto the northwest portion
of the Site to be segregated and reused in landscaping (i.e. top soils, field stones and woody debris were
separated on Site into various stockpiles).

It is McElhanney’s opinion that, based on the findings of this Phase | ESA, historical and current activities
present a potential risk of impacting environmental media at the Site and further environmental investigation
is warranted. Based on our assessment of the Site, four areas of potential environmental concern (APEC)
were identified that require further investigation and is presented in the below table and figure summarized
from the text.

Table Areas of potential environmental concern

Area of Potential Description
Environmental

Concern

APEC 1 #3 Helmcken Rd Approximately 1000 L heating oil tank.

Small stains noted under the tank, gravel floor is directly adjacent to the AST
providing a pathway for potential contamination to enter the subsurface.

APEC 2 1445 Burnside Rd W abandoned home heating oil AST in the crawlspace on
the southwest corner of the building (size could not be determined, but greater
than 1000L)

APEC 3 1449 Burnside Rd W 1000 L heating oil tank located on the northwest corner
of the building. The original tank was leaking as was replaced with the current
tank.
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Area of Potential Description
Environmental

Concern

APEC 4 #5 Helmcken Rd poor housekeeping in the yard to the north of the house
included disposal of a kerosene container, a 205 L steel drum of unknown
contents and several other chemical containers inferred to be for lawn care
and/or general home maintenance.

Figure. Areas of potential environmental concern.

A limited Phase Il Environmental Site Assessment (Limited Phase Il ESA) is recommended to quantitatively
assess surficial soils at the identified APEC locations. The collected soil samples would be analyzed by an
accredited laboratory. Potential contaminants of concern will be determined during the planning stages of
the Phase Il ESA.

M\ VMicElhanney 2243-18014-00 Task 2000 Page iii



Phase | ESA: Helmcken Rd & Burnside Rd W, View Royal, BC
March 8, 2018

Table of Contents

110 18 o3 {0 o TSRS 1
ASSESSMENT METNOUOIOGY ...ttt e e b et et et et aennenaenan 4
STt 0] (0 S Lo 1= S 5
3.1 Environmental Setting

R 70 I A = T o = i o] o TP REPT SRR
3.1.2 Water Resources
3.1.3 Surficial Geology

3.2 Previous ENVironmMental REPOITS. ......ooi ittt e et e e e e e s nnbbeeeeaaeeeaans
3.3 ERIS Ecolog Database SEAICNES ...........uuiiiiiiiiiiitti ittt a et e e e e e e s eabbeeeea e e e e aans
3.3.1 Database Results within 250 M 0Of Sit€ BOUNUAIIES..........coccuviiiiiiieeiiiee e
3.3.2 BC Ministry of Environment & Climate Change Strategy Site Registry Search....
3.3.3  Fire INSUIANCE PIANS ...ttt e e e e e e et e e s s e e s nine e e e anneeennnee
3.4 Aerial Photograph INtErPretation .............eeiiiiiiiiie e e e e e e e nbnbeeeaaaeeeanas
3.5 (@) Toll BT = Tox (] [ TP P PPT PRI
4, 1 L= 4 | 12
4.1 o] o1=T 14V DTS T ot 1] o] i o o (R UUP PRI
4.1.1 Topography, Fill Areas, and Local Geology
4.1.2 Buildings and Structures ....................
4.1.3 Services and Utilities .........ccccceeeveeenne
4.1.4 Heating and Cooling Systems............. .
4.1.5 MeChaniCal EQUIDIMENL. .....eii ittt e ettt e e e e e et bttt e e e e e e s atbeeeeaaeaeaaneneeeeeaeesaannnnseeaaaesaannnnens
4.1.6 UNderground STOrage TaANKS ........ueiiiiiiii ittt ettt e e e e s ettt e e e e e e e ataeeeeeae e e eannneneeaaaeeaannnens
4.1.7 ADOVE Ground SEOrAgE TANKS ... ..ueieeiieeiiiieiie it e e ettt e e e e e e tbe e e e e e e e s s aatbeeeeeaeasaaneneeeeeaeasaanneeeeeaaesaaannsens
4.2 EXEEIIOr ODSEIVALIONS....ccii ittt ettt e e e e ettt e e e e e e s a bbb e e e e e e e e s s anbbbe e e e e e e e e annnbnaeeaaans
4.2.1 Surface Staining and Site VegELAtION...........ueiiiiiiiiiiiiii ettt e e e e e et ee e e e e s e ananeeeaaaeeaannneees
4.2.2 Pits, Lagoons, Waste Water and Liquid DiSCharges...........ooouuueiiiiioiiiiiiiiiee e 15
4.3 Hazardous Materials and Special AeNtion ITEMS .........oooiiiiiiiiie e 15
e R - Vo (o] o F PSP PPTRPUPR 16
4.3.2 Polychlorinated BiphenyIS (PCBS)....c.ccii ittt ettt e ettt e e e e e e ettt e e e e e s aannnneeeaeaeeaannnens 16
4.3.3 Chemical StOrage CONTAINETS .........eiiiaaiiiiitie it e ettt a e e e et teee e e e e e s aaatbeeeeeaeasaansneeeaeaeasaasnseeeeaaesaaannsens 16
4.4 N=TTo ol o To TN 1T qTo = (0] o 1=T 4 11=1 ST PP PRI 16
4.5 BC CSR SCheAUIE 2 ACHVILIES ....eeiiiiiiiiiiiieii ettt e e e e e e e e e e e e snabe e e e e s 17
5. INEEIVIBWS ...ttt e s e e e e e e e e e s e e R e ne e s e e e e e e e aeeaeeReeReneeasenn e s e neneeneenennennens 17
5.1 1 ME RODEI HENSON ...tttk e e et ebn et sen et sane e e 17
5.1.2  EAAIE TIEMDAY ....veiiiiieiie etttk ettt b ekt e bttt sb et e bt e e bn e ne bt nen e ne e nene e 17
5.1.3  TrACY BIUNO ..ottt e 18
SUMMArY ANA CONCIUSIONS ...ttt e s s et e e s e s e e s e e et e e e e e e aeeaenaeesenes 18
[T g 11 = A [0 ES ) LT o o] o S 19
ProfeSSioNal STALEMENT .......co.eiie e e e s s ne s e sn e e e e ne e e s snenneanan 21

M\, VicElhanney 2243-18014-00 Task 2000| Page iv



Phase | ESA: HelImcken Rd & Burnside Rd W, View Royal, BC
March 8, 2018

Tables
Table 1. General Site INFOIMALION ... et e e e ettt e e e e e e e e s bbb b e e e aa e e s e aanbbeeeaeaeesaannnreees 3
Table 2. Aerial Photograph INterpretation ...... ... e e e e e s e e e e e e e e nneeees 8
IR o] LIRS T A\ = TTo ol o To 10 T T N = o] o 1= 1 1= SRR 16
Table 4. Areas of potential environmMeNtal CONCEIM ..........ccuiiiiiiie e e e s e r e e e e s e snnaees 18
Figures
Figure 1. General Site Location (orange arrow) at Helmcken Road and Burnside Road W, View Royal, BC..1
Figure 2. Approximate Site Boundary (red outline) in View Royal, BC (ortho courtesy of Google Earth). Lots
are outlined in yellow and civic addresses are DOIded. ............ooo i 2
Figure 3. BC ENV Water Resource Atlas 500 m radius search results (iMapBC 2018).........cccccceeeeeiininvinnenn. 6
Figure 4. Excerpt from Relevant Soil Map of Vancouver Island — Victoria Saanich Sheet (BC6_map4) from
Agriculture and Agri-FOOO CANAUA. .........cccuviiiiiee e e e r e e e e s s e e et e e e s s s aeteaeeaaeessassstareaaeeesansnnaeneaeeesaanns 7
Figure 5. Civic addresses at the Site and surrounding areas used in the public directory search ................. 11
Figure 6. Soil segregation activities historically occurring on the northwest portion of the Site....................... 13
Figure 7. Areas of potential environNmMeNtal CONCEIMN.........c..uuiiiiie e e e e rr e e e e e e 19
Appendices
A Select Site Photographs
B Select Aerial Photographs
C Land Titles
D ERIS Ecolog Database Search Results
E Opta Fire Insurance Records
F Vancouver Public Library Civic Directories

M\, VicElhanney 2243-18014-00 Task 2000| Page v



1. Introduction

Phase | ESA: HelImcken Rd & Burnside Rd W, View Royal, BC

March 8, 2018

McElhanney Consulting Services Ltd. (McElhanney) was retained by Highstreet Ventures Inc. (the Client) to
conduct a Phase | Environmental Site Assessment (Phase | ESA) for several properties located at the
intersection of Helmcken Road and Burnside Road West in View Royal, BC (herein referred to as #3
Helmcken Rd or the Site) (Figure 1& Figure 2). This report presents the findings of the Phase | ESA.

g
%
A
- % )
2
O
dj"v\ ~
\J\Q—\'@ g

KNOCKAN
HILL

Figure 1. General Site Location (orange arrow) at Helmcken Road and Burnside Road W, View Royal, BC.
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Figure 2. Approximate Site Boundary (red outline) in View Royal, BC (ortho courtesy of Google Earth). Lots are
outlined in yellow and civic addresses are bolded.

General Property Information

General Site information is summarized below in Table 1. Reconnaissance photographs of the Site and
surrounding properties are included in Appendix A. Historical aerial photographs showing past land uses for
the area are included in Appendix B. The Site is comprised of four single family residential homes, a twelve-
unit apartment building and an area formerly used as a plant nursery. The Site is bounded by Helmcken
Road to the south and Burnside Road W to the east. All lots on the Site are currently owned by the Henson
family and have been so for multiple generations. Neighbouring properties to the north and east are also
owned and occupied by the Henson family. The current land use proposal is to remove all existing buildings
for Site redevelopment. Land title information and plans are provided in Appendix C.

A McElhanney 2243-18014-00 Task 2000| Page 2



Table 1. General Site Information
Site Civic Address

Legal Description

Parcel Identifier Number (PID)

Registered Land Owner

Occupant
Current Use
Area
Zoning

Phase | ESA: Helmcken Rd & Burnside Rd W, View Royal, BC
March 8, 2018

3 Helmcken Rd (includes homes with addresses 1445 & 1447
Burnside Rd W)

5 Helmcken Rd

Lot 10 Helmcken Rd

1449 Burnside Rd W

Lot 1 Plan VIP3963 Section 9 Land District 21 Except Plan
18753

Lot 2 Plan VIP3963 Section 9 Land District 21

Lot 10, Block 5, Section 9, Esquimalt District, Plan 1726

Lot 1 Plan VIP18753 Section 9 Land District 21

000-295-981

006-114-946

007-028-156

000-300-365

000-295-981 — Julie and Robert Henson

006-114-946 (5 Helmcken Rd)- J&R Henson Construction Ltd.

007-028-156 (Lot 10) — J&R Henson Construction Ltd.

000-300-365 (1449 Burnside Rd W)- Julie and Robert Henson

All buildings/homes are currently occupied by tenants

Residential

1.33 Hectares (3.3 Acres)

RM-1 (Ground-Oriented Multiple-Unit Residential)
R-1 (Detached Residential — Large Lot)

The current property owner is listed as the Julie and Robert Henson on two of the titles and J&R Henson
Construction Ltd. on the other two titles. The entire Site is owned by the Henson family. A copy of the current
titte search has been provided in Appendix C. All four of the titles were recently registered (between 2016 to
2017) but the Henson family has owned the land since approximately the 1950s, it has transferred ownership
through several family members over time.

Site contamination issues, if listed on a title search, are most often found in Section 219 Covenants. A
Section 219 covenant was not listed on the current title search for the Site. Leases, title transfers or
easements related to site contamination issues were absent in the current title search results.

A McElhanney
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2. Assessment Methodology

The scope of this assignment was to conduct a Phase | ESA in accordance with CSA Standard Z768-01
(Reaffirmed 2016). The objective of this Phase | ESA was to determine whether Areas of Potential
Environmental Concern (APECs) are present at the Site due to current and/or historical on and off-site
activities. The study was completed to qualitatively identify the risk of actual or potential contamination of
environmental media (soil, surface water, groundwater or soil vapour) on or adjacent to the Site.

The following rationale was applied throughout the assessment to determine whether current or historical
activities represent a potential environmental concern for the Site:

e BC Contaminated Sites Regulations (CSR) Schedule 2 Activities for commercial or industrial sites
identified on or adjacent to the Site;
e The presence of a hazardous substances (including waste) storage or use on-Site;

e Indication that substances were inadequately handled or contained and a pathway to the receiving
environment may be present;

e The use, storage, or handling of a substance of potential concern occurred consistently over a long
period of time, or in sufficient quantities to be considered a potential concern; and

e Are identified off-site land uses of concern located in close enough proximity and topographic
orientation to present a potential for the migration of contamination onto the Site.

The following specific tasks were undertaken:
e Review of relevant records including: historical environmental reports; a search of relevant Provincial

and Federal databases; available fire insurance maps; and available historic aerial photographs for
the Site;

e Completion of a site visit to review and document existing conditions of the Site and surrounding
area;

e Interviews with individuals knowledgeable of Site conditions;

e A review of the current land title for items related to site contamination issues (most often found in
Section 219 Covenants, and certain lease, title, easement information); and

e Preparation of this report documenting the findings, summarizing recommendations (if any) and
stating the limitations of this study.

The findings contained in this Phase | ESA are partly based on information provided by others. Where
possible, information obtained through interviews was cross referenced through other sources.

Sampling and analysis of environmental media (soil, groundwater, surface water, or soil vapour) was not
undertaken as part of this study. The assessment included a search of regulatory databases as defined in
Section 4. Searches included properties bordering all extents of the Site.

M\ VMicElhanney 2243-18014-00 Task 2000| Page 4
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3. Records Review

Several historical records were reviewed to assess the environmental conditions and current or historical
land use activities at the Site. The following sections summarize the findings of this review.

3.1 ENVIRONMENTAL SETTING

3.1.1 Precipitation

Climatic conditions at the Site were inferred based on data provided by Environment Canada, Canadian
Climate Normals 1981-2010. Recorded precipitation data for the Victoria Francis Park station were
considered representative of the Site based on their proximity to that station. Annual precipitation was 1029.3
mm with monthly average lows of 19.3 mm in July and highs of 204.2 mm in November.

3.1.2 Water Resources

The iMapBC Water Resources layer, which is maintained by the Ministry of Environment & Climate Change
Strategy (ENV), was used to create a map (Figure 3 below) depicting local topography, known water well
locations, and surface water within a 500 m radius of the Site. This figure was used to infer groundwater flow
direction.

Portage Inlet is located approximately 500 m south of the Site. Three water wells were identified within the
500 m search radius of the Site. The closest well (Well Tag # 34554) is 250 m north northwest of the Site
and was constructed in 1976. Groundwater in this location was encountered at 41 meters below ground
surface (mbgs).

Local topography suggests that the Site is on undulating ground which is approximately 30 m above sea level
(masl). There is a hill to the east of the site in the area known as Strawberry Vale the summit of the hill is
approximately 75 masl. There is a low point to the northwest of the Site with an elevation of approximately
14 masl. Based on the available information the groundwater flow direction is assumed to be south towards
the Portage Inlet. Note that an intrusive Site-specific assessment of groundwater would be required to
calculate actual groundwater flow direction.

A McElhanney 2243-18014-00 Task 2000| Page 5
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Figure 3. BC ENV Water Resource Atlas 500 m radius search results (iMapBC 2018).

3.1.3 Surficial Geology

Soil Survey Reports for British Columbia are published by Agriculture and Agri-Food Canada. Available soil
survey reports and maps for British Columbia were reviewed to determine surficial geology and soil types at

the Site.

Map 4-1959 Soil Map of Vancouver Island British Columbia — Victoria — Saanich Sheet was

reviewed. The Site was classified as Saanichton-Cowichan soils which are clay to clay loam soils which are
developed on fine-textured marine materials (Figure 4).

A McElhanney
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Figure 4. Excerpt from Relevant Soil Map of Vancouver Island - Victoria Saanich Sheet (BC6_map4) from
Agriculture and Agri-Food Canada.

3.2 PREVIOUS ENVIRONMENTAL REPORTS

No previous environmental reports are known, and no reports were provided to McElhanney for review.

3.3 ERIS ECOLOG DATABASE SEARCHES

EcoLog Environmental Risk Information Services (ERIS) was retained to perform a 500 m search radius
(from the edge of the Site) of the BC Ministry of Environment & Climate Change Strategy Site Registry (Site
Registry) and a 250 m radius search of several additional environmental inventories and databases. The
Site Registry is a data repository maintained by the BC ENV under the provisions of the Environmental
Management Act (EMA) and Contaminated Sites Regulation (CSR) regarding information on activities with
contamination causing potential.

It should be noted that ERIS provides a general database report which contains the most current information
available for the databases reviewed. However, when registered sites are identified, an additional detailed
site registry report is generated by ERIS which only provides information listed on the registry until 2012. To
address the data gap between 2012 and the date of this assessment, BC Online was used (as necessary)
to obtained detailed reports for relevant registered sites identified in the investigation.
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3.3.1 Database Results within 250 m of Site Boundaries

There were no database listings for the Site property or the 250 m surrounding areas of the Site. There were
no historical activities of concern identified through a review of historical databases. A copy of ERIS search
results is provided in Appendix D.

3.3.2 BC Ministry of Environment & Climate Change Strategy
Site Registry Search

There were no listings for the Site property or the surrounding area within the 500 m search radius.

3.3.3 Fire Insurance Plans

Historical fire insurance maps may provide insight into historical activities of a Site and they may document
underground storage tanks or historical Site usage that may warrant environmental concern and/or further
investigation. A search for available Fire Insurance Maps was conducted through ERIS/Opta. Fire insurance
search results are provided in Appendix E. Results indicated that no fire insurance records were available
for the Site area.

3.4 AERIAL PHOTOGRAPH INTERPRETATION

Historical aerial photographs were obtained from UBC'’s Geographic Information Center and images from
Google Earth. A selection of photographs available for review from the following years; 1932, 1946, 1956,
1968, 1974, 1980, 1986, 1997, 2005, 2010, 2014 and 2017. A summary of our review has been presented
in Table 2 and copies of selected aerial photographs with a detailed review are provided in Appendix B.

Table 2. Aerial Photograph Interpretation

Year Photograph Site Area Adjacent
Reference Properties

1932 A 4517 66 The Site was primarily forested with the Helmcken Rd
southern portion cleared along Helmcken Rd. | bound the Site
and ended where
it intersected with
the Burnside Rd
W at the
southeast corner
of the Site. Both
roads appeared
to be single lane
gravel roads.
There was
agricultural land
to the east, south
and west. The
property directly
to the east had a
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Year Photograph Site Area Adjacent
Reference Properties
single-family
home and a dairy
barn.

1946 BC 245 76 Most of the forested vegetation had been A few rural
removed and the Site converted to agricultural | residential
land. Near the northeast corner a single- homes were
family home was visible which currently is at visible to the
address 1447 Burnside Rd W. south and both

Helmcken Rd
and Burnside Rd
W had been
upgraded.
Holland Ave had
been constructed
to the east of the
neighbouring
barn.

1956 BC 2042 63 The property appeared to have been Conrad Street
subdivided with a hedge or fence running had been
through the center (north south). A second constructed to
single family residential home was visible on the south.
the southwest corner (5 Helmcken Rd). Holland Ave had

been paved.
Residential
development had
increased to the
south.

1968 BC 5284 153 The residential home at 1449 Burnside Rd W. | The lot to the
on the northeast corner had been built. The north had a
home at 1445 Burnside Rd W was under residential home
construction. and a building

consistent with a
barn directly
adjacent to the
northern
boundary.

1974 BC 5568 0082 The apartment building on the southeast Observations
corner of the Site was visible (#3 Helmcken were like 1968.
Rd). A third residential home had been built
along the east of the Site off Burnside Rd W
(1445 Burnside Rd W). To the west of the
houses was a building consistent with a shed.

1980 15 BC 80005 A structure consistent with a shed had been Helmcken Rd

272 removed and a building had been constructed | and Burnside Rd
on the north central part of the Site. W had been
upgraded and
widened.

1986 FF 8606 70 Observations were like 1980. Helmcken Rd

had been

extended to the

A McElhanney
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Adjacent
Properties

east, cutting off

Holland Ave.
The barn to the
east had been
removed to allow
the road
expansion.

1997

15 BCB 97005
14

Observations were like 1986.

Observations
were like 1986.

2005

ME 05 439C
0093

On the northwest quarter of the Site,
stockpiles of soil were visible. To the south of
the stockpiles there was a new paved pad
which was consistent with a commercial
garden center or nursery. Bounding the
garden boxes was a new paved or graveled
parking area in the center of the Site. There
was a stockpile of debris in the center of the
Site on the new parking lot.

The property to
the west had
been
redeveloped to a
high density
residential
development.

2010

Google Earth

The plant nursery was removed, and a geo-
synthetic lined fabric pad remained.

to the south of
Helmcken single
family residential
homes had been
demolished and
were being
redeveloped.

2014

Google Earth

Observations were like 2010.

To the west a
large commercial
development was
under
construction.

2017

Google Earth

Observations were like 2014.

The commercial
development to
the west was
complete.

Based on the review of available aerial photographs, the historical Site and surrounding property land usage
is not considered an environmental concern at this time.

3.5 CIVIC DIRECTORIES

A search of historical local property uses was conducted by the City of Vancouver Public Archives, and
available directories from the years 1910-1999 were reviewed. The City of Vancouver Public Archives civic
directories search results are presented in Appendix F. Figure 5 below depicts the buildings on-Site and the

in the surrounding areas.

incorrectly plotted the civic addresses for the houses at 1447 & 1445 Burnside Rd W.

A McElhanney

It should be noted that the CRD webmap tool (used to create the figure) had
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owing listings for the Site gives an approximate time frame for which the houses/residences were first

constructed:

5 Helmcken Rd was first listed in the directories in 1954 and visible first in the 1956 aerial photograph
which indicates it was constructed in the early 1950s,

3 Helmcken Rd (the Robalee Apartments) were first listed in the 1974 directories, anecdotal
information indicates that the apartment building was constructed in 1970,

1445 Burnside Rd W the house was listed as a “new house” in the 1969 directory and anecdotal
information indicated that it was constructed around 1969 to 1970. The 1968 aerial photograph
shows that construction was underway on the house,

1447 Burnside Rd W is the original house on the property which was first listed in the 1959
directories. This home was first visible on the 1946 aerial photograph. It should be noted that the
block numbers change in the directory in 1945, which makes interpreting the information from the
directories prior to 1949 difficult,

1449 Burnside Rd W first shows up on the 1969 directory listed as Henson William Building
Contractor. It is first visible in the 1968 aerial photograph and Robert Henson indicated that it was
constructed around 1966. The house at this location was originally listed as the location of the family
business until the mid-1970s. In 1979, Henson W building contractors moved to the residence to the
north at 1480 Burnside Rd W where it remained until the last directory listing. The Robalee
Apartments were constructed 1969-1970 by the Henson family, thus it is inferred that the business
at 1449 Burnside Rd W was related to the construction of the apartment building.

y
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Figure 5. Civic addresses at the Site and surrounding areas used in the public directory search
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McElhanney also reviewed the directories for the surrounding area. Primarily the listings were for residential
properties and businesses associated with rural residential communities such as a plant nursery, a dairy
farm, grocery and general stores, churches, and a few general contractors. No listings for the Site or
surrounding areas were of environmental concern to the Site.

Site Visit

McElhanney personnel conducted a Site visit on February 24, 2018. Field reconnaissance was limited to
visual and olfactory observations. The following sections summarize observations. Select Site photographs
captured during the Site visit are presented in Appendix A.

4.1 PROPERTY DESCRIPTION

The Site was first developed in the 1940s and land use at the time included a single residential home and
cattle pasture/agricultural land. The Site and neighbouring land to the north and east are currently owned by
the Henson family. Information obtained in a review of the public directories as well as anecdotal information
provided by Robert Henson indicates that the Henson family has owned and occupied buildings on the Site
and neighbouring properties since approximately the early 1950s.

Additional single-family residential homes were built in the 1950s and 1960s. The Henson family also
constructed and managed a 12-unit apartment building on-Site in 1970. Members of the Henson family
continue to reside in several homes in the area but primarily rent the residencies on the Site to various
tenants.

The Site is bounded by Helmcken Rd to the south and Burnside Rd W to the east. The surrounding
neighbouring property use was identified as mainly residential to the south and west. Land use to the north
and east are agricultural. There was a dairy farm historically located to the east of the Site. Mr. Robert
Henson now resides in a home to the east of the Site where he has some cattle which use the lot for grazing.

4.1.1 Topography, Fill Areas, and Local Geology

Imported fill presents environmental concern if the quality of fill is unknown. The general Site topography
was undulating with a rocky outcrop on the west of the Site. On the southeast corner of the Site there is a
retaining wall and the intersection of Helmcken Rd and Burnside Rd W is approximately 1 m higher than the
yard at the Site. This indicates that when the road was upgraded in 1980, fill was brought in within the road
right of way.

A large natural hill is located to the southeast of the Site. Despite the undulating and hilly local topography,
the regional topography gradually slopes south towards Portage Inlet. According to Mr. Henson, the gravel
fill observed in the center of the Site is road-based fill that was put in place as part of the developing the plant
nursery in the mid-2000s. Anecdotal information obtained from the land owner, indicated that the area was
regraded to develop the plant nursery.
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The Henson family has operated contracting companies for over 50 years, currently under the legal name
J&R Henson Construction Ltd. As part of business operations, loads of mixed soil/fill materials were
deposited on the Site for segregation. The aerial photograph record shows this land use occurring from
around the year 2005 until approximately 2016 (as seen in Figure 6).

Mr. Henson indicated that initially some of the soil stockpiles at the Site were generated from regrading the
plant nursery area. The photograph record indicates that the soils included woody debris/field stones, mineral
soil, and top soil which was confirmed by Mr. Henson during the Site visit. Mr. Henson indicated that the
segregated materials were reused for landscaping. Contaminated fills are not suspected to have been placed
on the Site, therefore this land use is not considered to be of environmental concern.

.t. . '."- r
(’fPIénEnu‘l"sm‘
3 ¥
v A 7‘ o

Figure 6. Soil segregation activities historically occurring on the northwest portion of the Site.

4.1.2 Buildings and Structures

At the time of the Site visit, several buildings and structures were present on the Site. There was a total of
nine structures which consisted of four single-family residential homes, a twelve-unit apartment building, two
detached garages, and a couple of sheds. There is also a large fenced area on the west side of the Site on
#5 Helmcken Rd that was formerly used as a plant nursery.

The apartment building is a two-storey, stucco/cedar shake sided building with a tar and gravel roof. The
home at 1447 Burnside Rd W has asbestos cement siding. The home at 1449 Burnside Rd W has stucco
siding with shingle roof construction. There was concrete/stucco siding with shingle roof at the home on
1445 Burnside R W. The home at 5 Helmcken Rd appeared to be wood shingles with a shingle roof
construction.

Several out buildings were on the Site which included a detached garage, some sheds, a shipping container
and a weathered Quonset hut made of canvas on a metal frame.

4.1.3 Services and Utilities

The Site is serviced with electricity via BC Hydro. Sanitary and storm water services are provided by View
Royal. The Site was connected to the municipal sanitary sewer system in 1980 when the roadways bounding
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the Site were upgraded. Mr. Henson indicated that the former septic field and tank for the apartment building
is in the lawn to the south of the building and were left in place. It is inferred that the homes along Burnside
Rd W would have had septic fields in the back yards (to the west of the homes).

4.1.4 Heating and Cooling Systems

The following heating systems were noted during the Site visit:

e 5 Helmcken Rd building is heated via electric baseboards,

e 3 Helmcken Rd building is heated via electric baseboards and the hot water tanks are heated with
fuel from an above ground storage tank (AST),

e 1445 Burnside Rd W building is heated via electric baseboards, there is an abandoned home
heating oil AST in the crawlspace which is inferred to have been formerly used to heat the house.

e 1447 Burnside Rd W building is heated via electric baseboards,

e 1449 Burnside Rd W building is heated a forced air furnace that is fueled by home heating oil.

4.1.5 Mechanical Equipment.

No mechanical equipment was present on the Site.

4.1.6 Underground Storage Tanks

Underground storage tanks (USTs) have the potential to affect soil and or groundwater if the contents of the
UST leak into the surrounding environment or the tank is accidentally spilled during fill up. No indications of
USTs were observed on the Site.

In addition, an inquiry regarding the availability of fire insurance maps for the Site was made through ERIS.
Historical fire insurance plans are used to identify historical USTs if present on the Site or surrounding
properties. No fire insurance plans were available for the Site or surrounding area. A letter response
provided by ERIS is included in Appendix F. No evidence of historical USTs was indicated from available
historical information.

4.1.7 Above Ground Storage Tanks

The presence of above-ground storage tanks (ASTs) could pose environmental concern if leakage onto
underlying soils had occurred. Three home heating oil ASTs were observed on the Site:

e 3 Helmcken Rd 1000 L heating oil tank. Located on the ground-floor and used to heat the hot water
tanks. The tank is in relatively good condition but there are a few small stains under the tank. The
tank is on a concrete floor but directly adjacent to the tank is a gravel floor. It is inferred that this tank
is not the original one and that an older tank would have been replaced with this tank as some point
in time. This is an area of potential environmental concern (APEC) to the broader Site,

e 1445 Burnside Rd W abandoned home heating oil AST in the crawlspace which is an APEC for the
Site,
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e 1449 Burnside Rd W 1000 L heating oil tank. Located on the northwest corner of the building. The
original tank was leaking as was replaced with the current tank. This is considered an APEC for the
Site.

4.2 EXTERIOR OBSERVATIONS

4.2.1 Surface Staining and Site Vegetation

The presence of stains on road surfaces or porous media such as soil and gravel may be indicative of
environmental contamination caused by leaks or spills. Furthermore, stressed vegetation or an absence of
vegetation may be regarded as viable bio-indicators for the presence of contaminated environmental media.

The Site was mainly comprised of grass covered lawn, a parking lot, and gravelled surfaces. Recent
precipitation on exterior surfaces made it difficult to identify any potentially stained surfaces. In the ground
floor of the apartment building there was extensive staining/moisture observed on the concrete and gravel
surfaces. Staining was primarily attributed to leaking water tanks and moisture from the ground. There was
small staining inferred to be from hydrocarbons under the AST.

In the crawl space under the home at 1445 Burnside Rd W there was staining on the concrete floor, there is
an abandoned AST in the area which was not accessible, thus it cannot be concluded if the staining is due
to moisture, a leaking tank or a combination of both.

4.2.2 Pits, Lagoons, Waste Water and Liquid Discharges

Pits and lagoons may warrant environmental concern if they are used to collect streams of waste water or
liquid waste streams. No pits or lagoons were observed at the Site or on adjacent properties.

4.3 HAZARDOUS MATERIALS AND SPECIAL ATTENTION
ITEMS

Hazardous materials listed under the BC Hazardous Waste Regulation (HWR) such as asbestos or lead paint
may be present in structures built before 1990. In addition, the BC HWR defines hazardous waste as
dangerous goods that are no longer used for their original purpose. These wastes require special
consideration for disposal and are commonly produced as part of regular commercial/industrial business
operations. Examples of some common hazardous wastes include waste oil, oily rags/filters, used
paints/thinners, and spent aerosols.

No hazardous materials were observed during the Site visit. Special attention substances such as asbestos,
urea formaldehyde foam insulation (UFFI), polychlorinated biphenyls (PCBs), lead and mercury are
potentially present on the Site due to the age of the structures. It is recommended that prior to the future
building demolition that a hazardous material assessment be conducted to rule out the possibility of the
presence of potential hazardous materials.
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4.3.1 Radon

Radon is a known carcinogen and is estimated to cause up to 10% of all lung cancers in Canada. It is a
radioactive gas that is produced by the decay of uranium. Radon is naturally occurring within certain soil and
rock formations. It has the potential to percolate through soil into buildings if it is not evacuated. Fortunately,
high radon levels can be easily tested for, allowing for mitigation. Health Canada’s guideline for the
acceptable level of indoor radon in a normal living area has changed from 800 Bg/m? to 200 Bg/m? (guidelines
changed in 2009). Elevated radon levels are not typical within the Victoria region (BC Center for Disease
Control), and radon is not considered to pose an environmental concern to the Site.

4.3.2 Polychlorinated Biphenyls (PCBs)

PCBs may be present in electrical components such as pad-mounted or overhead transformers. Several
pole mounted transformers were observed surrounding the Site, however; as the transformers are
maintained by and the responsibility of BC Hydro, they are not considered to be an environmental concern
to the Site.

4.3.3 Chemical Storage Containers

No major sources of chemical storage were observed on the Site. In the yard at #5 Helmcken Rd there was
a variety of debris discarded and overgrown with blackberries. This included an old rusted drum and several
rusted chemical containers. There was a 20 L metal kerosene pail and the other containers were inferred to
be for lawn care or home maintenance. This area had poor housekeeping which included improperly
discarded chemical waste containers and is an APEC for the Site.

4.4 NEIGHBOURING PROPERTIES

Properties neighbouring the Site were observed for indications of current and/or historical land use activities
that could potentially represent off-site sources of contamination. A summary of neighbouring property land
uses are presented in Table 3 below.

Table 3. Neighbouring Properties

Direction Address Current Use Potential Environmental
from Site Significance
North 1471 Burnside Rd W Rural residential with a No environmental concerns
barn adjacent to the Site. associated with the properties
Owned by the Henson to the north are anticipated.
family.
East 1446 Burnside Rd W Rural residential, with No environmental concerns
cattle grazing pasture associated with the properties
to the east are anticipated.
South 1285 Burnside Rd W Single-family and high No environmental concerns
11, 4 and 6 density residential housing associated with the properties
Helmcken Rd to the south are anticipated.
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Direction Address Potential Environmental
from Site Significance

West 15 Helmcken Rd Hidden Oaks Townhouses No environmental concerns
associated with the properties
to the west are anticipated.

Based on the available information, the surrounding current and historical property usage is not considered
to have environmentally impacted the Site, and no off-Site APECs have been identified.

4.5 BC CSR SCHEDULE 2 ACTIVITIES

BC Contaminated Sites Regulations identifies Schedule 2 Activities for commercial or industrial sites and are
regarded under the regulation as showing potential to release contaminants into the environment. Schedule
2 Activities, thus, are subject to scrutiny in the context of environmental site assessment. No current or
historical Schedule 2 Activities were identified during this investigation.

Interviews

5.1.1 Mr. Robert Henson

Mr. Robert Henson, land owner and property manager of the Robalee Apartments accompanied McElhanney
personnel during the Site investigation and answered questions pertaining to the current and historical Site
use and operation. Mr. Henson grew up on the Site and currently lives on the neighbouring land to the east.
His parent and grandparents also lived on the land and the family originally moved to the area in the early
1950s. Anecdotal information provided during the Site investigation has been included within the relevant
sections of this report.

The Henson family has also operated contracting businesses on the Site. The first was Henson W Building
Contractors which owned by William Henson and operated out of the home at 1449 Burnside Rd W from
around 1969 to the mid-1970s. The business then moved to a newly constructed home at 1480 Burnside Rd
W (north of the Site) and was in operation until the early 1990s. The second contracting business is owned
and operated by Julie and Robert Henson (J&R Henson Construction Ltd). For a period, they operated a
plant nursery on the Site (circa 2005). The business also brought soil materials onto the northwest portion
of the Site to be segregated and reused in landscaping (i.e. top soils, field stones and woody debris were
separated on Site into various stockpiles).

5.1.2 Eddie Trembay

Mr. Trembay is the long-time resident at 1445 Burnside Rd W and has lived on-Site for 18 years. Mr. Trembay
provided McElhanney with access to his home and indicated that there was an AST in the crawl space under
the home. He provided McElhanney access to the crawl space by removing a side panel on the south side
of the home so that photographs of the tanks and the crawl space could be obtained. The crawl space was
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not entered due to the small space and extensive storage of materials in the space and confined space
considerations. Mr. Trembay indicated that the tank had not been used for his entire tenancy. The land
owner (Mr. Henson) was present during this time and indicated that he had been unaware that a tank was in
the crawl space under the house. It is inferred by all parties that this had previously been a heating oil tank.

5.1.3 Tracy Bruno

Ms. Tracy Bruno has been a tenant at 1449 Burnside Rd W for 8 years. She indicated that the home heating
oil AST was replaced approximately 7 years ago when the original tank was identified as having a leak. To
the best of her knowledge the tank was replaced relatively quickly after a leak was detected but there was
no soil remediation conducted in the area of the leaking tank.

Summary and Conclusions

McElhanney was retained by Highstreet Ventures Inc. to conduct a Phase | ESA of the property located at
the intersection of Helmcken Road and Burnside Road W, View Royal, BC. McElhanney conducted visual
observations of land in and adjacent to the Site, a comprehensive review of historical records, interviews,
and a Site visit.

It is McElhanney’s opinion that, based on the findings of this Phase | ESA, historical and current activities
present a potential risk of impacting environmental media at the Site and further environmental investigation
is warranted. Based on our assessment of the Site, four areas of potential environmental concern (APEC)
were identified that require further investigation and is presented in Table 4 and Figure 7.

Table 4. Areas of potential environmental concern

Area of Potential Description
Environmental Concern
APEC 1 3 Helmcken Rd Approximately 1000 L heating oil tank.

Small stains noted under the tank, gravel floor is directly adjacent to the
AST providing a pathway for contamination to enter the subsurface.

APEC 2 1445 Burnside Rd W abandoned home heating oil AST in the
crawlspace on the southwest corner of the building
APEC 3 1449 Burnside Rd W 1000 L heating oil tank located on the northwest

corner of the building. The original tank was leaking as was replaced with
the current tank.

APEC 4 5 Helmcken Rd poor housekeeping in the yard to the north of the house
included disposal of a kerosene container, a 250 L steel drum of unknown
contents and several other chemical containers inferred to be for lawn
care or general home maintenance.
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Figure 7.  Areas of potential environmental concern.
A limited Phase Il Environmental Site Assessment (Limited Phase Il ESA) is recommended to quantitatively
assess surficial soils at the identified APEC locations. The collected soil samples would be analyzed by an
accredited laboratory. Potential contaminants of concern will be determined during the planning stages of
the Phase Il ESA.

7. Limitations of Report

This report was prepared by McElhanney Consulting Services Ltd. ("McElhanney") for the exclusive use of
Highstreet Ventures Inc. and may not be reproduced in whole or in part without the prior written consent of
McElhanney, or used or relied upon in whole or in part by a party other than Highstreet Ventures Inc. Any
unauthorized use of this report, or any part hereof, by a third party, or any reliance on or decisions to be
made based on it, are at the sole risk of such third parties. McElhanney accepts no responsibility for
damages, if any, suffered by any third party as a result of decisions made or actions based on this report, in
whole or in part.

This report is intended to provide a preliminary assessment of potential environmental concerns at the subject
properties. This report is not meant to represent a legal opinion regarding compliance with applicable laws
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nor to judge the acceptability of risk associated with any potential contamination. Note that environmental
statutes, regulations and guidelines, and the interpretation of such environmental statutes, regulations and
guidelines, are subject to change over time and such changes, when put into effect, could alter the
conclusions and recommendations noted in this report.

The investigation program followed the standard of care expected of professionals undertaking similar work
in British Columbia under similar conditions. No warranties, either express or implied, are made as to the
professional services provided and included in this report.

This report is based on data and information collected during the investigation conducted by McElhanney
Consulting Services Ltd. personnel or agents and is based solely on the conditions of the subject properties
at the time of the site work completed, as described in this report. McElhanney has relied in good faith on
information provided by individuals and third parties noted in this report. McElhanney accepts no
responsibility for any deficiency, misstatements or inaccuracy contained in this report because of omissions
or errors in information provided by third parties or for omissions, misstatements or fraudulent acts of persons
interviewed. The compliance of past owners with applicable environmental statutes, regulations or guidelines
was not within the scope of the services provided for this report.

Achieving the objectives stated in this report has required us to arrive at conclusions based upon the best
information presently known to us. No investigative method can eliminate the possibility of obtaining partially
imprecise or incomplete information; it can only reduce the possibility to an acceptable level. Professional
judgment was exercised in gathering and analyzing the information obtained and in the formulation of the
conclusions. Like all professional persons rendering advice, we do not act as absolute insurers of the
conclusions we reach, but we commit ourselves to care and competence in reaching those conclusions

The scope of work for this Phase | ESA did not include any subsurface investigation and testing (of soils,
groundwater or other materials), and it was based on a limited review of regulatory files. The findings cannot
be extended to portions of the site which were unavailable for observation at the time of McElhanney's field
investigations. If new information is discovered in the future during site excavations, building demolition or
other activities, or if additional subsurface investigations or testing are conducted by others, McElhanney
should be requested to re-evaluate the conclusions of this report and to provide amendments as required
prior to any reliance upon the information presented herein.
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8. Professional Statement

In conformance with applicable regulations we confirm that:

e This Phase | ESA Report has been prepared in accordance with the applicable standards; and

e The undersigned have demonstrable experience in investigation of the type of contamination at the
Site for which this statement applies and are familiar with the investigation carried out at the Site.

Should there be any questions regarding the information within, please do not hesitate to contact the
undersigned.

Yours truly,

MCELHANNEY CONSULTING SERVICES LTD.

CeN )
Sandra Hemstock, M.Sc., R.P.Bio J. Dan Clowater, P.Eng.
Environmental Scientist Senior Environmental Engineer

A McElhanney 2243-18014-00 Task 2000| Page 21


dclowater
Stamp


Phase | ESA: HelImcken Rd & Burnside Rd W, View Royal, BC
March 8, 2018

Appendix A
Select Site Photographs
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Photograph No.1: The Robalee Apartment Building at #3 Helmcken Rd, lawn in front of building former septic field.

Photograph No.2: The parking lot on the north side of the Robalee Apartment Building at #3 Helmcken Rd.
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Photograph No.4: View west of 1447 Burnside Rd W (left side of photo) and 1449 Burnside Rd W (right side)
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Photograph No.6: The detached garaged on the north boundary of the Site at 1449 Burnside Rd W
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Photograph No.8: Detached garage/shed along the western boundary of the Site for # 5 Helmcken Rd
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Photograph No.10: Geosynthetic fabric lining the ground surface of the former plant nursery
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Photograph No.11: Lawn area along Helmcken Rd, undulating topography with a rocky outcrop in the background

Photograph No.12: Neighbouring cattle pasture and rural residential home to the east
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Photograph No.14: Newly constructed townhouses to the west of the Site
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