i TOWN OF VIEW ROYAL
&7 COUNCIL REPORT

TO: Council DATE: November 12, 2020

FROM: J. Chow, MCIP RPP MEETING DATE: November 17, 2020
Senior Planner
FILE NO.: 3440-20-2020/01
3360-20-2020/04

OFFICIAL COMMUNITY PLAN AMENDMENT BYLAW NO. 1060, 2020
AND ZONING BYLAW AMENDMENT BYLAW NO. 1061, 2020
— 298 ISLAND HIGHWAY

RECOMMENDATION

THAT, coincident with final reading of Zoning Bylaw No. 900, 2014, Amendment Bylaw No.
Bylaw No. 1061, 2020, a covenant be registered on the lands at 298 Island Highway for the
provision of a community amenity contribution of $3,500 per residential unit prior to issuance of
a building permit.

CHIEF ADMINISTRATIVE OFFICER’'S COMMENTS

| concur with the recommendation.

DIRECTOR OF DEVELOPMENT SERVICES' COMMENTS

| concur with the recommendation. p{%

DIRECTOR OF ENGINEERING’'S COMMENTS

I concur with the recommendation. ‘%M
e

PURPOSE OF REPORT

1. To introduce two bylaws to create a new OCP land use designation and a new zone to
permit redevelopment of the property at 298 Island Highway for commercial and
residential use

2. To register a covenant for the provision of a cash community amenity contribution
coincident with fourth reading of the zoning amendment bylaw
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Report to Council
OCP Amendment Bylaw 1060 and Zoning Amendment Bylaw 1061 — 298 Island Highway
Meeting Date: November 17, 2020

RECENT UPDATES SINCE NOVEMBER 3, 2020 COUNCIL MEETING

Project Information Section

The proposed zoning bylaw has been revised to specifically permit only a neighbourhood
grocery (ground floor location with size and business hour limits) and apartment uses on this
site (see Project Information section).

Traffic Impact Section (Turning Movements)
o Staff and the Town’s traffic engineering consultant reviewed the potential for a
roundabout on Helmcken Road / Eltham Road intersection and have identified concerns

with:
0 Horizontal and vertical alignment
0 Sight lines
o Insufficient right of way to fit a roundabout

o Concerns regarding disparity in leg volumes
e There is a significant right turn demand at Island Highway on to Helmcken Road heading
toward Trans Canada Highway. Removing the right turn lane would create longer
gueues on Island Highway west bound during peak times, especially pm peak.

BACKGROUND

The 1853 m? subject property is located at the east corner of the Island Highway / Helmcken
Road intersection. A single storey restaurant building with surface parking has occupied the lot
since the early 1980s.

PROJECT INFORMATION
The purposes of the proposed bylaws are as follows:

1. Official Community Plan Bylaw Amendment Bylaw No. 1060

To change the Official Community Plan land use designation for the subject property from
Neighbourhood Mixed Use (1.5:1 Floor Space Ratio) to a new Neighbourhood Centre land
use designation that would permit commercial and residential use. The difference from
the Neighbourhood Mixed Use designation is that Neighbourhood Centre land use
designation would support buildings up to six storeys and 3.0:1 Floor Space Ratio.
Development of land in this new designation would be subject to the existing
Neighbourhood Mixed Use Development Permit Area guidelines.

2. Zoning Bylaw No. 900, 2014, Amendment Bylaw No. Bylaw No. 1061, 2020
To change the zoning of the subject property from C-1: Community Commercial to a new
CD-26: Island Highway/Helmcken Comprehensive Development zone. The rezoning
bylaw addresses zoning issues of land use, density, and standards for lot coverage,
percentage of impervious surface, the height and siting of buildings in general.

The uses to be permitted by this new zone are:
¢ Neighbourhood Grocery (new land use)
¢ Residential, Apartment
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OCP Amendment Bylaw 1060 and Zoning Amendment Bylaw 1061 — 298 Island Highway
Meeting Date: November 17, 2020

“Neighourhood Grocery” use would be a new land use defined as “a grocery with a
leasable floor area of less than 700m2. Neighbourhood Grocery may include, as an
accessory uses only: bakery, café, and delicatessen.” The conditions of use for the new
zone would require the neighbourhood grocery use to be located on the first storey and
business hours to be within the hours of 6am and 11pm.

The permitted building height of 21m would allow sufficient height for a six storey building.
The zone would permit buildings to be located close to the front and flanking lot lines to
engage the street but would require the fifth and six storeys to be set back at least 2.0m
from those lot lines. This is to avoid rectangular, boxy building forms.

Official Community Plan Amendment Application 2020/01 and Rezoning Application 2020/04
were introduced at the September 8, 2020 Committee of the Whole meeting and discussed at the
September 15, 2020 Council meeting. Issues regarding traffic impacts, servicing, and public
consultation have been addressed and are discussed in the corresponding sections of this report.

The Director of the Provincial Land Remediation Section (formerly Contaminated Sites Branch)
provided a letter dated September 15, 2020 allowing the Town to move forward with the zoning
application pursuant to s.557(2)(b) of the Local Government Act and not require a site
investigation for the zoning application. In accordance with section 7(1) of the Contaminated Sites
Regulation, the Director will require a preliminary site investigation following completion of the
rezoning.

Development Concept

The development concept has not changed since it was introduced at the September 8, 2020
Committee of the Whole meeting, aside from an updated transportation impact assessment. The
proposal (Attachments 5-7) is for a six-storey building with the upper two storeys set back as
shown in Figures 1-3. The ground floor would be 560m? commercial use with 54 apartment units
on the five upper floors. Two levels of underground parking are proposed.

The following attachments to this report provide more information on the proposal:
Subject Property Map

Subject Property Orthophoto

Letter from Applicant

Open House letters

Design Rationale

Architectural Drawings

Landscape Plan

Traffic Impact Assessment *updated*

Water, Storm and Sanitary Review

©CoN>Tr~WNE
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OCP Amendment Bylaw 1060 and Zoning Amendment Bylaw 1061 — 298 Island Highway
Meeting Date: November 17, 2020

Figure 2. Island Highway frtage(proposed boulevard trees not shown)

Figure 3. Helmcken Road frontage (proposed boulevard trees not shown)

The average depth of the boulevard along Island Highway is over 6m, which would allow the
creation of a pedestrian plaza as shown in Figures 4 and 5.

There are two small trees on the property and bushes along shared property lines. The landscape
plan (Attachment 7) proposes more trees to screen adjacent Eltham Road properties.

o b R

Figure 4. Plaza rendering
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Site Data Summary

Required (New CD-26 Zone) | Proposed
Lot Size 1500m? 1853m?
Floor Area - 5559 m?
Floor Space Ratio 3.0:1 3.0:1
Units/Hectare 292
Building Height 21.0m 20.3m
Storeys 6 6
Site Coverage 80% 75%
Units Proposed 54
Vehicle Parking 102 + 1 loading 102 + 1 loading
Secure Bicycle Parking 56 62

Unit Mix

The proposed residential unit mix is as follows:

e 16 one-bedroom units
e 37 two-bedroom units
e 1 three-bedroom unit

Building Height

The building is proposed to be 20.3m and six storeys as measured from the base of the building.
The final heights from (calculated) average grade would be finalized at time of Development

Permit.
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OCP Amendment Bylaw 1060 and Zoning Amendment Bylaw 1061 — 298 Island Highway
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ANALYSIS AND DISCUSSION

Official Community Plan and Land Use Context

The subject property is within the Helmcken-Harbour Community Corridor which separates the
Helmcken and Harbour Neighbourhoods. The proposal is consistent with OCP policy LU9.1
(Attachment 10) for the corridor as follows:

1. Mixed-use intensification and public space improvement would be concentrated at the
Helmcken Intersection.

2. The applicant’s concept for a neighbourhood grocery/deli is consistent with the policy that
commercial uses should be neighbourhood-serving and limited to properties located near
the Helmcken Intersection.

3. The plaza would provide extra space for pedestrian safety and support connections across
Island Highway and Helmcken Road.

4. The proposal would provide a high-quality built environment. The building and pedestrian
plaza would become a landmark for this neighbourhood centre.

5. Strong and safe connections would be provided to surrounding residential areas, the

waterfront, Helmcken Road, View Royal Elementary School and the planned Town

Centre.

Higher residential densities fronting the Island Highway are supported.

The proposed commercial use would complement and not compete with the future Town

Centre and would not inhibit eventual development of the Town Centre desired for the Fort

Victoria site.

~No

The policy also states consideration should be made on whether the mixed-use intensity would
be appropriate for the corridor’s lots sizes and adjacent residential areas. The proposal may seem
dense in terms of residential units per hectare as shown in following table, but in comparison to
the other two similar sized recent development sites with 37 units, this proposal translates into an
additional 17 units plus the commercial floor space.

Development Address Units | Lot Area | Units per hectare
Current proposal 298 Island Highway 54 0.1853 ha | 2914

Lions Cove 288/290 Island Highway | 66 0.8275 ha | 80.0

Maija London 280 Island Highway 37 0.1677 ha | 220.6

<DP approved, not built> | 242-244 Island Highway | 37 0.1860 Ha | 198.9

The current land use designation is Neighbourhood Mixed Use, which supports commercial uses
with townhouses and apartments up to four storeys with a maximum Floor Space Ratio of 1.5:1.
The proposed new Comprehensive Development Area land use designation and new CD-26:
Island Highway/Helmcken Comprehensive Development zone would accommodate the
development concept with a maximum FSR of 3.0:1 and sufficient building height for six storeys.

The site has been developed and substantially altered for decades and there are no sensitive
ecosystems on the property.

Design comment

While the form and character of the development would be addressed at the development permit
stage, the application provides a level of detail in the development concept that illustrates their
intent. Council will formally review the form and character of the project when considering the
Development Permit.
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Stepping back the upper two floors of the building will reduce massing and provide a human scale
at the street level. The terraced and articulated facade is a complementary interface to the
adjacent Lion Cove Apartment and the taller building at a lower starting grade will provide a
consistent skyline. A line of trees is proposed to provide some screening for adjacent residential
properties on Eltham Road that have Neighbourhood Mixed Use OCP land use designations and
are zoned commercial. The proposed public plaza in and along the Island Highway frontage would
create a vibrant pedestrian-oriented street realm.

Transportation Impact
The Engineering Department reviewed the updated Traffic Impact Assessment (Attachment 8)
with comments (Attachment 12) as follows:

e The proposed development is forecasted to add approximately 3% impact to the volume
of automobile traffic moving through the Island Highway / Helmcken Road intersection.
The assessment suggests long term (>10 years) lane changes to the Island Highway at
the Helmcken Road intersection as shown in Figure 6. Staff does not support this concept
because:

o Although more vehicles would move through the intersection on each signal cycle,
it would not improve the traffic volume through other intersections of the Island
Highway.

o Itdoes notreflect the current Town philosophy regarding commuter through-traffic.

o It would not conform to the Town’s intended cross section for Island Highway.

A . :
Figure 6. Proposed intersection lane modifications

e There are no left turns in/out on Island Highway and Helmcken.
0 On Helmcken this can be achieved by installing a small concrete median with a
few knock down posts for delineation.
o0 On Island Highway it will be more problematic depending on the frontage design
works and how they are achieved especially if the Island Highway work is
sequential on the north and south side of island Highway.

e For Transportation Demand Management, staff recommends that bicycle parking be
located at the ground level to support alternative transportation (instead of on both levels
of underground parking) and that a bike repair station be incorporated in the bike room to
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further encourage mode shift as the close proximity to the E&N rail trail is ideal. This can
be explored further at the development permit stage.

e The study examined the Town’s 2017 traffic counts and conducted another count in June
2020. It should be noted the more recent counts may be atypical due to influences from
summer, the COVID-19 pandemic, and the construction of the Trans Canada Highway /
McKenzie interchange.

e There is a discrepancy between Section 5.1 of the Transportation Impact Assessment
(Attachment 8) and architect's allocations for commercial parking, but the overall number
of spaces meets Zoning Bylaw requirements and will be clarified at the DP stag.

Turning movements

By restricting left turns out onto both Island Highway and Helmcken Road, a question arose at
the November 3, 2020 Council meeting whether vehicles exiting the subject property intending to
head southeast on Island Highway would take Rudyard Road and Stormont Road to access Island
Highway instead of using the Helmcken Road / Pheasant Land roundaboult.

Staff and the Town'’s traffic engineering consultant reviewed the potential for a roundabout on
Helmcken Road / Eltham Road intersection and have identified concerns with:

o] Horizontal and vertical alignment
0 Sight lines
o] Insufficient right of way to fit a roundabout

oConcerns regarding disparity in leg volumes

The Town'’s traffic engineer noted that “typically roundabouts are used/ work best when the three
or ideally four approach legs have similar volumes, in this case the Island Highway’'s two
approaches very much outweigh the minor leg Eltham approach. It could be analyzed but likely
you are hindering a huge volume of traffic to assist a very small percentage of vehicles. | also
think vehicles are more likely to use the Pheasant roundabout as they should rather than travel
through the Rudyard/ Stormont route.”

A second question at the same Council meeting was whether removing the right turn lane on
Island Highway west bound would be safer. Staff and the Town'’s traffic engineering consultant
agree that:
e There is a significant right turn demand at Island Highway on to Helmcken Road heading
toward Trans Canada Highway.
e It would definitely create longer queues on Island Highway west bound during peak times,
especially pm peak
¢ It would likely create more undesirable results than positive ones

Transit impacts

BC Transit indicates that the proposed land uses are consistent with the Frequent Transit Network
(FTN) corridor and supports continued redevelopment on Island Highway because it would grow
ridership and in turn, be supported with increased service levels.

There is a two-seat transit shelter (Stop ID 101051) for the 14 Vic General route just north of the
Helmcken Road site frontage. BC Transit supports an upgrade to a T-3 type (i.e. moderate
volume) shelter as the development can be expected to produce an increase in ridership at this
stop.

Site Servicing
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Subdivision and Development Servicing Bylaw No. 985, 2017 includes servicing requirements
such for offsite works and services such as roads, sanitary sewer and storm drainage. Servicing
reviews at the rezoning stage are to determine whether there is adequate offsite infrastructure
capacity.

The Engineering Department has reviewed the Servicing Concept (Attachment 9) and is satisfied
that that the additional sewer demand would be within the Town'’s allocation for discharge to the
regional sanitary sewer system and that there is adequate capacity in the Helmcken Bay sanitary
sewer lift station to accommodate the proposed development. A more detailed servicing concept
will be required at the development permit stage if the bylaws are approved.

Fire Protection
The Protective Services Department has no issues or concerns about providing fire service for
the land uses in the proposed rezoning.

Community Amenity Contribution
The Community Amenity Contribution Policy target rate is $3,500 per multifamily residential unit.
For this proposal, the contribution would be $189,000 based on 54 units and would be provided
prior to building permit issuance. It is recommended that the community amenity contribution
provision rate be secured in a covenant.

OCP Policy HS1.4 Housing Amenity Contributions also 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.

Public Consultation
The Local Government Act has requirements for early and ongoing consultation of Official
Community Plan amendments. The application was referred to the relevant agencies as part of
the application review process with no major concerns noted. The applicant has notified the
neighbourhood as follows:
e April 2020 — door knocking campaign for residences within three blocks of the site
e May 2020 - open house for 288/290 Island Highway (Lions Cove). Comment letters are
provided in Attachment 4.
e October 2020 — over 500 flyers distributed to properties within the 400m public hearing
notification radius, with website/email address setup to receive comments. Three
questions have been received by the applicant to date (see Attachment 11).

RECOMMENDATION

THAT, coincident with final reading of Zoning Bylaw No. 900, 2014, Amendment Bylaw No.
Bylaw No. 1061, 2020, a covenant be registered on the lands at 298 Island Highway for the
provision of a community amenity contribution of $3,500 per residential unit prior to issuance of
a building permit.

SUBMITTED BY:

RPP/ Community Planner
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REVIEWED BY: ﬁ’W

L. ChaseMCIP RPP, Director of Development Services

ATTACHMENTS:

Subject Property Map

Subject Property Orthophoto

Letter from Applicant, May 27, 2020 (13 pages)

Open House - Letters (22 pages)

Design Rationale - Ankenman Marchand Architects, (3 pages)

Architectural Drawings — Ankenman Marchand Architects, June 17-Aug. 31, 2020 (35
pages)

Landscape Plan - Lombard North Group, June 12, 2020

Traffic Impact Assessment — Addoz Engineering Inc. — October 8, 2020 (47 pages)
Water, Storm and Sanitary Review - JE Anderson, August 27, 2020 (20 pages)

10 OCP excerpt: Policy LU9.1 Helmcken-Harbour Community Corridor

11. October 2020 public notification — communications with application (2 pages)

12. Bunt & Associates Review of Addoz Traffic Impact Assessment (5 pages)

ogrwNE
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A NKENMAN M ARCHAND

May 27t 2020

The Town of View Royal
45 View Royal Ave,

View Royal, BC

VOB 1A6

Attention: Mayor & Council

Dear View Royal Mayor and Council:

Re:  Potential Redevelopment/Rezoning - Corner Old Island Highway & Helmcken — View
Royal — Current Namaste Restaurant Location

As you may recall | have reached out to you on a few separate occasions to offer the
opportunity to review our schematic design and preliminary ideas our firm has created for the
above-named project with the intent of receiving initial feedback from Council on our proposal
prior to submitting an application to ensure that all questions can be answered and any
concerns addressed prior to the application.

In last week’s discussions with Mayor Screech it was determined that in lieu of current health
issues and the lack of ability to appear before Council as a delegation, that | write this
summation letter regarding our proposal as the best way to communicate with you that will then
be placed on the Agenda for the next Council meeting with the intent that comments be
forwarded to me directly following the meeting. Please note these ideas and associated drawing
package are quite preliminary in nature allowing us all the opportunity to “Workshop” this
proposal to ensure we take full advantage of the site’s potential. The following is the project
summary complete of where we currently stand along with associated images:

The Site:

Ankenman Marchand Architects 1645 West 51" Avenue, Vancouver, BC, V6J IN5
Timothy Ankenman, Architect AIBC, MRAIC - Principal Tel: (604) 872-2595  FAX: (604) 872-2505
Francois Marchand, Architect AIBC - Principal EMAIL: tim@amarchitects.com

Ankenman Marchand Architects Standard Form of Agreement


mailto:tim@amarchitects.com
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This highly visible corner site provides a tremendous opportunity to create a landmark, gateway
building that, if designed correctly, will set an outstanding precedent for future development
along this corridor. To that end, as mentioned, should the Community and Council support this
project (in whatever form it ends up being), as long as it’s financially viable, my Client intends on
purchasing other sites along this corridor, allowing everyone to initiate a larger urban design
exercise that will optimally provide positive change to the View Royal streetscape and
community.

Uses:

Consistent with View Royal’s OCP and to ensure activation of the pedestrian streetscape we
are proposing a mixed-use development with commercial use at grade, with a variety of multiple
unit residential uses above.

Site Planning:

As you will note on the Site Plan below, we are very intentionally providing “First Principle Urban
Design: considerations listed as follows:

1. Hide all parked vehicles from the main two streets/arterials:

We have intentionally split the two parking uses — the parking for commercial use has been
placed behind the building fronting onto Old Island Highway yet it has been designed as
convenient parking for the commercial users providing direct access from their vehicles into
the main commercial use. This is proposed to be accessed via a convenient right-in right out
access for those heading west along the highway.

You will also note on the site plan above that we have introduced a large landscaped buffer
between the surface parking and the 3 properties fronting onto Eltham Road c/w a high
hedge and large trees to ensure adequate buffering between our proposal and the rear of
the future townhouses proposed for those three sites once consolidated.

All residential parking, for security purposes is proposed as being housed in a secured
underground parkade accessed along the more benign street, Helmcken.

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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2. Activate streetscape for pedestrian vs. vehicular uses:

As you will note, by placing the commercial convenience parking behind the building where
it is not visible, a tremendous streetscape opportunity emerges as ample room is now
allocated to a very large, activated public gathering plaza in front of the commercial use. We
envision this space to become very well used, as long as an active retailer is selected for the
commercial use. We envisage (as per the renderings below), opportunities for this space to
become a meeting place for friends and family, spillover areas for the retail use (ie, outdoor
seating, benches and a place to simply relax after having for example walked from your
home to this gathering area. Naturally, post-Covid it will be designed as smaller, outdoor
rooms to ensure no large gathering can take place in this otherwise vast public offering.

Commercial Use:

In selecting a commercial user, we wanted to seek out a tenant that provides a convenience
offering for both the residents for the project, as well as the community at large, and further, a
tenant that would assist in aiding towards the active and colourful streetscape activities
described above. To that end, our Client has been in discussions with Red Barn Market who
have expressed a strong interest in this location and the size of the retail component being
offered. If we are successful in soliciting a small boutique grocery retailer to this site, we believe
it will provide all the active streetscape opportunities that are envisaged for this important site as
reflected in the following renderings, and will include outdoor colourful fruit and vegetable
displays, overhead doors allowing the transition between the store and sidewalk/plaza to
become seamless, a coffee bar with outdoor seating, outdoor flower displays, outdoor seating
and the like:

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Residential Uses:

In order to designate ground floor of the Old Island Highway frontage as purely pedestrian-
activated, we have located the main residential entry adjacent the residential parkade entry
along the west side of the building on Helmcken where the pedestrian activity will be much more

benign.

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Again, we are proposing a very wide variety of units ranging from one-bedroom units for first
time purchasers and investors for rental to 3-bedroom family units. This wide variety is intended
to appeal to all socio-economic demographics as possible including renters, first time
purchaser’s young families, empty-nesters, seniors and the disabled.

Proposed Second Floor Plan

Proposed Third Floor Plan

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Proposed Fourth Floor Plan

Proposed Fifth Floor Plan

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Proposed Sixth Floor Plan
Common Amenities:

While the “standard and typical” strata meeting room has been conveniently placed on the
ground flor adjacent the building’s entry, a large area on the roof of the building has been
allocated for other common amenity uses (to be defined) but is not limited to an exercise studio,
yoga room, common work place/offices, etc. It is also located on the roof to provide direct
access to large outdoor patio and urban agricultural gardening plots for the residents, as the
views from this terrace will be outstanding and will capture water views as well as maximizing
sun exposure for growing medium for the proposed resident gardening plots.

And, of course, ample bicycle storage, EV charging stations and the like are implemented into
the parkade design and ample room has been reserved for other amenities desired from future
residents when our marketing team are able to solicit feedback from end-users such as a
workshop, kayak storage (similar to the Glen now under construction), common office work
spaces etc. We always make an attempt to include common work spaces as we have learned
(like communal veggie plots) this provides a tremendous opportunity to bring a community
together to share ideas, increases affordability (those that typically need to purchase an
additional bedroom or den for their workspace no longer need to do so), and of course less
reliance on the automobile (or given this site’s immediate proximity to public transit many users
may not require an automobile) but regardless providing this use on site precludes many from
having to drive to work on a daily basis!

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Partial Sixth Floor Plan (Common Amenity)

Massing & Height:

As you will note in the following renderings, the massing has been very intentionally designed
so the building in its entirety reads as 3 stories of residential around the building’s commercial
floor with the top two floors of residential set far back from the main fagade:

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Upper Floor only visible from across Highway

The only exception to this guiding principle is the corner element, which we believe is
appropriate given the site’'s gateway location and can be supplemented with signage that may
read “Welcome to View Royal” if desired by Council.

This form of terracing also ensures no overlooking, privacy nor overshadowing will occur
between the proposal and the adjacent multiple-unit residential project named “Lion’s Cove”
which is also well set back from the common property line and has a significant existing tree
buffer separating the two buildings.

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Overshadowing:

As seen in the shadow diagrams below, no spilling of shadows shall occur onto the Lion’s Cove
neighbouring property — in fact, that project spills shadows onto the subject site:

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Community Consultation:

As noted in my previous correspondence with Council, in lieu of our historic ability to host Public
Open Houses, my Client’'s Team have initiated an ongoing door-knocking campaign c/w our
proposal in-hand in an effort to solicit feedback from View Royal residents, including our
immediate neighbours. It is our intention once this neighbourhood survey is complete to provide
all associated correspondence with our rezoning application, but in order to allow you a
preliminary viewing of responses so far, | provide you with the following sampling as follows:

May 15th, 2020

View Royal Town Hall
45 View Royal Ave,
Victoria, BC V9B 1A6

Attention;  Mayor and Council

Re: 298 Island Highway, Victoria, B.C
Dear Worship & Council:

lmwriﬁngloyoulocxpmsmy[nﬂwppoﬂfoﬂhcdwclopmenl lans that have been prepared
by Ankenman Marchand. %

I apgfra'ale all the design work that has gone into the fronts and sides of the building- the ideas
for signage, the custom canopies that will provide protection from the rain, and the plaza in
fm:t! Bnll:anll It scems that we will all finally have a place to go and gather outside for coffee
and a snack!

This in my opinion is exactly what our town needs and | therefore offer my full support as this
project moves shead.

é,uw Soyd

N

A4 my oo

Date

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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May 214, 2020

View Royal Mayor and Council
45 \fiew Royal Ave,
Victoria, BC VOB 148

Re: Corper Old Island Highway & Heimcken, View Royal

| have been approached by & member of the Development Team that are responsible for the _ahove
project and have reviewed the plans that have been prepared for this location where the existing
Namaste Indian Restaurant is currently located. They have asked for my opinion on their proposal
which | am happy to share.

| believe this is precisely the type of development that View Royal needg.. it is @ very high _qual.'rty-
design, it offers a wide variety of much needed housing in our town, and is located on major road
where this type of development is appropriate.

Please support this project as it moves forward as this is a project that our antire town will ba vary
proud ofi!l

— - .-::l-'hu.‘_;-

Adam Pedersen

President
Governors Point Strata
Wiew Royal, BC

Again Covid also precluded our ability to host a private Open House for the residents of the
adjacent Lion’s Cove project that we had previously organized and since then offered their
strata and residents a virtual open house to which we received no response until a few days
ago. We have now though managed to coordinate an Open House with those Residents for this

evening and the Strata Presiden sent me a copy of the notification that was sent to all residents.

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
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Naturally, we will notify Council as part of our Community Consultation package the results of

that meeting.

Summary:

We believe that consistent with the glowing feedback we have received from the View Royal

Hello everyone,
This Wednesday (27th) there will
be a presentation by the architects

Ankenman Marchand
on the proposed development
On the Namaste restaurant site.
It will be held in the Dogwood room
And will begin at 6.30pm.

Due to covid restrictions we can
only accommodate 18 people from
Lions Cove so please only one
person per unit to attend.

There should be information packs available for those who
can't or don't feel comi N
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Community we have received thus far as well as View Royal’s Planning Staff that caliber of the
project being proposed and the benefits it will bring to the community will become a project that

we can all be proud of and will raise the bar for future development along the Old Island
Corridor. We do however believe that it is those members of the community including Council
who live in View Royal that have a far better “pulse” on what’s needed and will be deemed

appropriate hence our efforts in reaching out to everyone pre-application to assist us in ensuring
that this project can be the best it can possibly be and will meet the needs of the community as

much as possible. We look very forward to your feedback and thank you so much in advance for
your efforts in reviewing this project.

Yours truly,

Per:

Timothy Ankenman

Architects

Architect AIBC | MRAIC | M. Arch. | AIA| Founding Principal

Ankenman Marchand Architects
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A NKENMAN M ARCHAND

DESIGN RATIONALE - 289 ISLAND HIGHWAY, VIEW ROYAL

The Site:

This site is currently used by Namaste restaurant with a large surrounding parking lot and is
located on the north-east corner of Island Highway and Helmcken Road. The site is bordered by
Island Highway, a busy corridor on the south and Helmcken Road on the west, that connects
the ocean front with View Royal Elementary school and Helmcken Central Park. On the north
and east of the site are residential buildings.

This highly visible corner site provides a tremendous opportunity to create a landmark, gateway
building that, if designed correctly, will set an outstanding precedent for future development
along this corridor.

The Context:

Across Island Highway on the south-east corner is View Royal Square, a two-story commercial
use building. To the west, on the south side is one-story residential building and the Salvation
Army Thrift store. Across Helmcken Road to the west on the north side, there is an undeveloped
site. To the immediate north, at the slightly higher elevation, there are single family buildings
that potentially are going to be developed into townhomes. To the immediate east of the site,
there is Lion’s Cove, a three-story residential building seated at a visibly higher elevation then
the subject site. The site is also in close proximity to the ocean front, parks and schools.

The Proposal:

Consistent with View Royal’s OCP and to ensure activation of the pedestrian streetscape, we
are proposing a mixed-use development with commercial use at grade with a variety of multiple
unit residential uses above.

The two parking uses are intentionally split — the parking for commercial use has been placed
behind the building fronting onto Island Highway yet it has been designed as convenient parking
for the commercial users providing direct access from their vehicles into the main commercial
use. This is proposed to be accessed via a convenient right-in right out access for those
heading west along the highway.

A large landscaped buffer is introduced between the surface parking and the 3 properties
fronting onto Eltham Road c/w a high hedge and large trees to ensure adequate buffering

Ankenman Marchand Architects 1645 West 5™ Avenue, Vancouver, BC, V6J 1N5
Timothy Ankenman, Architect AIBC, MRAIC - Principal Tel: (604) 872-2595 FAX: (604) 872-2505
Francois Marchand, Architect AIBC - Principal EMAIL: tim@amarchitects.com

Ankenman Marchand Architects Standard Form of Agreement
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between our proposal and the rear of the future townhouses proposed for those three sites once
consolidated.

All residential parking, for security purposes are proposed as being housed in a secured
underground parkade accessed along the more benign street, Helmcken.

The commercial convenience parking is placed behind the building where it is not visible. A
tremendous streetscape opportunity emerges here as ample room is now allocated to a very
large, activated public gathering plaza in front of the commercial use.

This space is envisioned to become very well used when an active retailer is selected for the
commercial use. This space will become a meeting place for friends and family, spillover areas
for the retail use (ie, outdoor seating, benches, and a place to simply relax at this gathering
area.

Commercial Use:

In selecting a commercial user, we envision a tenant that provides a convenience offering for
both the residents for the project, as well as the community at large, and further, a tenant that
would assist in aiding towards the active and colourful streetscape activities.

We believe that a small boutique grocery retailer to this site, will provide all the active
streetscape opportunities that are envisaged for this important site and will include outdoor
colourful fruit and vegetable displays, overhead doors allowing the transition between the store
and sidewalk/plaza to become seamless, a coffee bar with outdoor seating, outdoor flower
displays, outdoor seating and the like.

Residential Uses:

In order to designate the ground floor of the Island Highway frontage as purely pedestrian-
activated, we have located the main residential entry adjacent to the residential parkade entry
along the west side of the building on Helmcken where the pedestrian activity will be much more
benign.

The proposal consists of a very wide variety of units ranging from one-bedroom units for first
time purchasers and investors for rental to 3-bedroom family units. This wide variety is intended
to appeal to all socio-economic demographics as much as possible including renters, first time
purchaser’s, young families, empty-nesters, seniors and the disabled.

Common Amenities:

While the “standard and typical’ strata meeting room has been conveniently placed on the
ground floor adjacent the building’s entry, a large area on the roof of the building has been
allocated for other common amenity uses (to be defined) but is not limited to an exercise studio,
yoga room, common work place/offices, etc. It is also located on the roof to provide direct
access to large outdoor patio and urban agricultural gardening plots for the residents, as the
views from this terrace will be outstanding and will capture water views as well as maximizing
sun exposure for growing medium for the proposed resident gardening plots.

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
Page 2 of 3
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Ample bicycle storage, EV charging stations and the like are implemented into the parkade
design and ample room has been reserved for other amenities desired from future residents
like, kayak storage, etc.

Massing:

The massing has been very intentionally designed so the building in its entirety reads as 3
stories of residential around the building’s commercial floor with the top two floors of residential
set far back from the main facade:

This form of terracing also ensures no overlooking, privacy nor overshadowing will occur
between the proposal and the adjacent multiple-unit residential project named “Lion’s Cove”
which is also well set back from the common property line and has a significant existing tree
buffer separating the two buildings.

The accent is intentionally given to the corner element, taking in consideration the site’s
gateway location to View Royal.

Summary:

It is anticipated that the building design will be highly enjoyed by the building's ultimate users,
the public and visitors alike, will be harmonious at the same time distinct from the surrounding
context.

Ankenman Marchand Architects
Old Island Highway - Initial Council Enquiry
Page 3 of 3
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RESIDENTIAL AREA BREAKDOWN
298 ISLAND HIGHWA I y VIC I ORIA, B.C. LEVEL UNIT # UNIT TYPE [AREA m2) | AREA (SF)
MIXED-USE - COMMERCIAL / RESIDENTIAL DEVELOPMENT LEVEL 2 RES. CIRCULATION 111.36 m* 1,198.7 SF
LEVEL 2 201 2BDR+D 103.29 m? 1,111.76 SF
Issued for Rezoning - June 17, 2020 LEVEL2 [202 2BDR 90.44 m? 973.49 SF
LEVEL 2 203 2BDR 90.44 m? 973.49 SF <
LEVEL 2 204 2BDR 91.75 m? 987.6 SF E] g >
LEVEL2 [205 2BDR 74.34 800.23 SF 8= 2
LEVEL2 |206 2BDR+D 100.99 m? 1,087.02 SF é 2 x
— LEVEL2 |207 2BDR+D 98.36 m? 1,058.69 SF @
STATISTICS: F5R CALCULATION GROSS FLOOR AREA EXCLUSIONS 1 LEVEL 2 208 2BDR + D 92.91 m? 1,000.08 SF O i m
# OF UNITS UNITS CIRCULATION GROSS AMENIT WALL AREA |NET FLOOR AREA| FSR OPEN BALCONY JOPEN BALCONY| <=z
FLOOR AREA | FLOOR AREA | FLOOR AREA | Amanty, Mech./Elec., far total FSR cale. AREA LEVEL2 209 2BDR+D 68.14 m* 948.74 SF 23 Z
Legal Description: PER USE al or below grade LEVEL 2 210 2BDR 85.62 m? 921.58 SF =5
LOT 1, SECTION 8, ESQUIMALT DISTRICT, —~ - - LEKC";"H’! = ! - - — LEVEL 2 21 2BDR 80.8 m? 869.75 SF (% g
PLAN 35505, PID 000-348-554 ~ — - — — —_ = | LEVEL2 [212 1BDR 54.45 m? 586.14 SF >
Ui . LEVEL 1 | 1,162.89
gé‘élfsg:?jraisgsﬁway Victoria. BC RESIDENTIAL 80.34 126.72 4838 0.00 80.34 0.04 LEVEL 2 me  12517.27 SF o 2
\ . — COMMERCIAL - RETAL] 1 559.31 46,66 654,49 48.52 0.00 50597 0.33 (EVEL3 RES. CIRCULATION 1136 m? 71987 SF o
Zoning: RESIDENTIAL] 12 1,051.53 111.36 1,164.58 1,68 0,00 | 1,162 89 0.63 .00 0.00% LEVEL3 |301 2BDR+D 103.29 m? 1,111.76 SF 3 g
Current: C-1 (Community Commercial LEVEL 3 t me
¢ v RESIDENTIAL] 12 1,051.54 111.38 1,184.59 169 000 | 118290 063 7234 8.21% LEVELS |302 2BDR+D 90.44 m* 97349 SF 3o
T T LEVEL3 |303 2BDR + D 90.44 m? 973.49 SF 23 >
Proposed Use: N— RESIDENTIAL] 12 98537 111.36 1.098.42 1.69 0.00 | 1.006.73 (] | 7950 7.24% LEVEL 3 |304 2 BDR 91.75 m? 987.6 SF g '8 m
Proposed: CD (Comprehensive Devolpment - Mixed Use) RESIDENTIAL 1 76014 113.15 B74.98 168 0.00 | Br329 047 1815 207% LEVEL 3 305 2BDR 74.34 m* 800.23 SF @ §
LEVEL & | LEVEL 3 |306 2BDR+D 100.99 m* 1,087.02 SF @ o o
Survey Information: RESIDENTIAL 7 41760 98.44 £04.25 28.21 0.00 576.04 0.31 0.00 0.00% LEVEL3 |307 2BDR +D 98.36 m? 1.058.69 SF -
Based on survey information by Glen Mitchell Land GTAL RESIDENTIAL 54 432618 (0] EXGERED) B35 () (EEFAL] 267 LR REIL - : J§>’8 I
Surveying Inc. Victoria, B.C. [TGTAL COMMERCIAL T T5a.a1 3660 EEE 852 T | BO5 87 LX) LEVEL3 308 2BDR 92.91 m 1,000.08 SF 3
Dated: January 13th, 2020 A = 488549 57257 N IEEEH A J%I LEVEL3  [309 2BDR 87.9m? 946.14 SF =% >
LLUEERNES U LEVEL3 [310 2BDR 85.87 m? 924.26 SF [N Z
LEVEL 3 311 2BDR 80.8 m? 869.75 SF 8 § U
. LEVEL3 |312 1BDR 54.45 m? 586.14 SF 3a
DEVELOPMENT DATA SUMMARY: EVEL 3 T1620m 1251735 SF
Site Area: PARKING: LEVEL 4 RES. CIRCULATION 11136 m? __ 1,198.7 SF
ite Area: LEVEL4  [401 2BDR +D 10329 m?|  1,111.76 SF
1,853.00 m2 (19,945.53 SF) >
PARKING REQUIRED PER 5.10 (TABLE 5.2): LEVEL4 402 2BDR 90.44 m 973.49 SF
Permitted FSR: LEVEL4 |403 1BDR + D 77.84m? 837.81 SF
PerC-1=0.8 1,482.40 m2 (15,956.42 SF) Residential: LEVEL4 |404 1BDR 64.04 m? 689.28 SF
P d G FSR Studi One Bed| 1 stall dweli it 16 units x 1 slatll 16 stall LEVEL 4 405 1BDR 48.32 m* 520.07 SF
roposed Gross : udio or One Bedroom 1 stall per dweling unit: units x 1 slatll = stalls >
Proposed per CD = 3.0 5,559.00 m2 (59,836.58 SF) Two Bedroom 1.5 stall per dweling unit: 37 units x 1.5 stall = 56 stalls LEVEL4 1406 2BDR+D 101.17 m2 1,089 SF
Three Bedroom or more 2 stalls per dweling unit: 1 unit x 2 stalls = 2 stalls LEVEL4 407 2BDR +D 98.36 m 1,058.69 SF Project:
LEVEL 4 408 2BDR+D 92.91 m? 1,000.08 SF )
Permitted Site Coverage: Total Residential number of stalls required: 74 stalls LEVEL4  |409 2BDR +D 88.14 m* 948.73 SF 1938
Per C-1 =50% 926.50 m2 . LEVEL4 |410 2 BDR 85.62 m? 921.64 SF Jeffrey Sengara
Proposed Site Coverage: Commercial: LEVEL4 |41 2BDR 80.8 m* 860.75 SF 298 ISLAND HIGHWAY
Proposed per CD = 75% 1,391.00 m2 Retail store: 1 per 20m2 of floor area 569.3m2/20m2 = 28 stalls LEVEL4 |412 1BDR 54.45 m* 586.14 SF 298 Island Highway
1,096.73
HEIGHT: Total Commercial number of stalls required: 28 stalls LEVEL4 m? 11,805.15 SF Drawing:
. _ LEVEL 5 RES. CORRIDOR 11315 m?|  1,217.89 SF STATISTICS
:erlglt:ed Height: 0 TOTAL NUMBER OF STALLS REQUIRED: 102 STALS LEVEL 5 501 2 BDR 74.31 m? 799.87 SF
Pf;po'sed Height: m LEVEL5 |502 1BDR 58.61 m? 630.86 SF
Proposed per CD 20.23 m (6 Storeys) LEVEL5 |503 1BDR 58.61 m? 630.86 SF Project Status:
PARKING PROPOSED: LEVEL5 |504 1BDR 60.36 m? 649.75 SF RZ
LEVEL 5 505 2BDR 83.57 m? 899.57 SF
. esidential: 5 |5 .32 m’ 70.
ETBACK Residential LEVEL 06 1BDR 62.32 m? 670.81 SF SUBMISSION
LEVEL5 |507 1BDR 62.32 m? 670.81 SF Date Description
gg:gzlr:d parking stalls: 21 z:z::: LEVELS |508 1BDR+D 271 m* 782,61 SF ZO‘;JL‘;'I:'I““J d for R
. 4. : -06-17 Issued for Rezoning
"};‘:}‘t"lget‘l’i;’:’ C-t: min 75m Small parking stalls: 51 stalls LEVEL5 |509 1BDR+D 703 m? 756.72 SF
Rear lot line min 7 em Disability parking stalls 2 stalls LEVEL5 [510 2BDR 7429 m? 799.64 SF
Side lot line min. 6m . . . BICYCLE PARKING: LEVEL 5 511 2BDR+D 82.73 m? 890.52 SF
Flanking lot fine min. 3m Total Residential parking proposed: 76 stalls LEVEL 5 873.28m*  9,399.91SF
. LEVEL 6 CORRIDOR 85.63 m? 921.75 SF
Commercial: .
REQUIRED PER 5.1 (TABLE 5.4): LEVEL 6 601 2BDR 71.85 m? 773.41 SF
Proposed per CD: Paraellel: stalls Residential: LEVEL6 |602 2BDR +D 63.52 m? 683.69 SF
Front lot line om Standard parking stalls: 12 stalls 1 stall per dweling unit (Class 1): 54unitsx 1slatl = 54 stalls (Class 1) LEVEL6 |603 3BDR 108.88 m?|  1,171.94 SF
Rear lot line varies 3.12m to 3.95m g?;:giﬁtir;:ii?\?”sstélls- 13 :::::5 6-space rack per entrance (Class 2): six space rack = 1 Rack (Class 2) LEVEL6 |604 1BDR+D 60.46 m2 650.8 SF
Side lot line Om : 2
Flanking lot line varies 3.12m to 4.33m ) Commercial: LEVEL6 605 1BDR 46.78 mz 503.57 SF REVISION
Total Commercial number of stalls proposed: 28 stalls LEVEL6 606 1BDR 56.45 m 607.66 SF .
Retail store: 1 per 250m2 of floor area 65449 m2/250m2 = 26 stalls LEVEL6 [607 2BDR 69.66 m® 749.8 SF No. Date Description
Class 1 (50%) = 2 stalls LEVEL 6 563.23 m? 6,062.6 SF 1 20200825  Revision per City comments
Standard stalls total: 40 (40%) (30% allowed) Class 2 (50 % = 1 stalls A 4.859.04
Small stalls total: 64 (60%) TOTAL e 52,302.29 SF
TOTAL NUMBER OF STALLS PROPOSED: 104 STALLS
Seeking relaxation on Standard v.s. Small stalls ratio. PROPOSED:
Residential: UNIT MIX:
. Classs 1 Horizontal stalls: 32 stalls
LOADING: Classs 1 Vertical stalls: 30 stalls
Class 2 Rack: 6 stalls RESIDENTIAL UNITS BREAKDOWN
LOADING SPACES REQUIRED PER 5.10 (TABLE 5.3): ) ] UNIT TYPE COUNT
Total Residential stalls proposed: 68 stalls
Commercial: 1BDR 12 - — -
All Drawings in this set to be read in
Retail st Commercial: ; :BE +D 240 conjunction with each other. Any errors
etail store: or discrepancies to be reported to the
One for up to 500m2 floor ara; ) Classs 1 Horizontal stalls: 2 stalls 2BDR +D 17 Architect before commencing work.
Two for 500m2 to 2,500 m2 floor area: Class 2 Rack: 6 stalls 3BDR 1 Corltr:a;:to"rs ari responsitblz :o ?r:]sure
Commercial floor area = 656 m2 Total Commercial number of stalls proposed: 8 stalls RESIDENTIAL UNITS TOTAL 54 re:uifen\:/:r:tsszet)r(\?:p‘;rogria?e
Total Commercial number of stalls required: 2 stalls Building Code Authority.
Total al £ stall 1 " TOTAL NUMBER OF STALLS PROPOSED: 76 STALLS © Copyright Ankenman Marchand
otal Commercial number of stalls proposed: stal COMMERCIAL UNITS BREAKDOWN Architects. All rights reserved.
Seeking relaxation on 1 loading stall. UNIT TYPE ‘ COUNT Scale: = DWG.NO:
COMMERCIAL \ 1 %
COMMERCIAL UNITS TOTAL 1 *’7? AO 02
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CALCULATION OF SPRINKLERED BLDG EXPOSING BLDG FACE:

CALCULATION OF SPRINKLERED BLDG EXPOSING BLDG FACE:

BCBC 2018 TABLE 3.2.3.1.D
EAST ELEVATION

LIMITING DIST. 3.31m
WALL AREA: 448.89 m2
OPENING AREA: 66.32 m2
ALLOWED %: 24.5%

PROPOSED %: 15%
BASED ON BCBC 2018 Table 3.2.3.7
ALLOWED CONSTR+CLADDING:
1 HR Combust. or Noncombust. constr. + Noncombust. Clad
PROPOSED CONSTR+CLADDING:
1HR Combust. Constr. + Noncombust. Clad
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BCBC 2018 TABLE 3.2.3.1.D
NORTH ELEVATION

LIMITING DIST.: 6.3m
WALL AREA: 844.0 m2
OPENING AREA: 317.73 m2
ALLOWED %: 56.2%

PROPOSED %: 38%
BASED ON BCBC 2018 Table 3.2.3.7
ALLOWED CONSTR+CLADDING:

45 min Combust. or Noncombust. constr. + Combustable or Noncombust. Clad

PROPOSED CONSTR+CLADDING:

45 min Combust. Constr. + Noncombust. Clad
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1 FIBRE CEMENT PANEL SYSTEMS. COLOR: LIGHT GREY.
2 FIBRE CEMENT PANEL SYSTEMS. COLOR: DARK GREY.
3 FIBRE CEMENT PANEL SYSTEMS. COLOR: WHITE.
4 FIBRE CEMENT PANEL. COLOR: ASH, WOOD TEXTURE.
5 FIBER CEMENT PANEL. COLOR: MAHOGANY, WOOD TEXTURE.
6 FIBRE CEMENT PANEL SYSTEMS. COLOR: LIGHT BEIGE.
7 FABRIC AWNING. COLOUR: RED.
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10 METAL & AND GLASS GUARD RAIL. COLOR: ALUMINUM.
11 VINYL WINDOWS COLOR: CHARCOAL.
17 CAST-IN-PLACE CONCRETE.
18 ALUMINUM WINDOW. COLOR: CHARCOAL.
19 METAL SUNSHADE. COLOR: ALUMINUM.
20 WOOD & AND GLASS CANOPY.
22 METAL AND GLASS CURTAIN WALL.COLOR: ALUMINUM.
23 METAL AND GLASS CURTAIN WALL.COLOR: CHARCOAL
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LEVEL | UNIT# UNITTYPE __ [AREA (m2)| AREA (SF)
LEVEL 2 RES. CIRCULATION | 111.36 m?| _ 1,198.7 SF
LEVEL2 |201 2BDR + D 10329 m?| 1,176 SF
LEVEL2 |202 2BDR 9044 m? 97349 SF
LEVEL2 |203 2BDR 9044 m? 97349 SF
LEVEL2 |204 2BDR 91.75 m? 987.6 SF
LEVEL2 |205 2BDR 74347 80023 SF
LEVEL2 |206 2BDR+D 100.99 m?|  1,087.02 SF
LEVEL2 |207 2BDR+ D 98.36m?  1,058.69 SF
LEVEL2 |208 2BDR+D 9291 m?_ 1,000.08 SF
LEVEL2 |209 2BDR + D 8814 m? 94874 SF
LEVEL2 |210 2BDR 8562m? 92158 SF
LEVEL2 |211 2BDR 808m  869.75SF
LEVEL2 |212 1BDR 5445m7 58614 SF
TOTAL 116289 12517.27 sF
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1.0 INTRODUCTION

1.1 General

Jeffery Sengara retained Addoz Engineering Inc. to prepare a traffic impact assessment (TIA) in
support of the proposed Mixed Use, Commercial & Residential Development, View Royal,
British Columbia. The proposed project will be built on a 19,945 Sq. Ft. lot. The development will
be located on the northeastern quadrant of Island Highway and Helmcken Road intersection.
This traffic impact assessment is being prepared to assess potential transportation impacts of
the proposed development and to satisfy the Town of View Royal requirements for such a study
as a result of the proposed development.

Figure 1a presents a site map that shows the general location of the proposed development,
and Figure 1b presents a local context aerial map.

1.2 Planned Development

The proposed development will be a 6 storey high building with two underground parking levels.
Access to the development will be provided via two access points, one access point on
Helmcken Road that would lead to the two parking levels and a second access point on Island
Highway that would lead to the commercial parking area. The development will have a
maximum of 59 residential units and 6,014 Sq. Ft. of retail space on the first floor. The proposed
site plan is attached in Appendix A of this report.

1.3 Purpose of Study
The primary purposes of this traffic impact assessment study are:

e To evaluate the traffic operations and levels of service (LOS) at the following
intersections (please refer to Figure 1):

o0 Island Highway and Helmcken Road intersection (Signalized);
o First Site Access and Helmcken Road intersection; and
0 Second Site Access and Island Highway intersection.

e To evaluate any potential project traffic impacts of the proposed development to the
surrounding roadway network, and to determine if the roadways, site accesses and
traffic circulations in the project vicinities would be suitable for the intended development
and the amount of development traffic volumes anticipated.

e To identify suitable intersection control and geometric configurations that would be
required to properly service the proposed development.

e Also, to identify needed short-term and long-term roadway improvements in the areas to
enable acceptable traffic operations that would satisfy View Royal’s requirements.

TIA — Mixed Use, Commercial & Residential Development, View Royal, BC
Addoz Engineering Inc., October 2020 Page 5
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1.4 Methodologies
This traffic impact assessment utilizes the following evaluation methodologies:

e Data collection including but not limited to existing roadway and intersection geometric
characteristic, pavement markings, traffic control types, and intersection turning
movement traffic counts.

e The forecast of background peak hour traffic volumes without the site traffic for the 2023
(Opening) and 2033 (Opening + 10 year) horizons.

e Trip generation estimate for the proposed development based on appropriate Trip
Generation land use categories and corresponding trip generation rates by the Institute
of Transportation Engineers (ITE).

¢ Distribution of the site generated trips to/from the development site based on population,
land uses, roadway network, and existing traffic patterns in the project vicinities.

e Assignment of the project trips to the adjacent roadways based on the proposed project
site plan and the estimated roadway trip distribution characteristics.

e Existing, background, Opening and future traffic capacity analysis for the study area
intersections and roadways to identify possible capacity constraints and to assess
overall traffic impacts of the proposed development, which is based on the latest
Highway Capacity Manual (HCM) methodologies by the Transportation Research
Board, the US National Academies of Sciences, Engineering and Medicine.

|
TIA — Mixed Use, Commercial & Residential Development, View Royal, BC
Addoz Engineering Inc., October 2020 Page 7




Attachment 8
Page 8 of 47

2.0 EXISTING CONDITIONS

21 Area Road Network
There are two roadways providing access to the site as described below. These roadways are
Island Highway and Helmcken Road. A brief description of each of these roadways follows.

Island Highway is a two-lane two-way undivided highway that runs in the southeast / northwest
directions in the vicinity of the proposed development. Island Highway is a major highway within
View Royal with raised median sections east of View Royal Avenue. The speed limit of Island
Highway in the vicinity of the proposed development is posted at 50 Km/hr. Bicycle lanes exist
on the two sides of Island Highway west of HelImcken Road. However, bicycle lane exist only on
the westbound direction east of Helmcken Road.

Helmcken Road is a two-lane two-way undivided roadway that runs in the north / south
directions in the vicinity of the proposed development site and intersects with Island Highway.
This road connects the areas south of Island Highway to provincial Highway 1 and the areas to
the north of Highway 1. The speed limit on Helmcken Road is posted at 40 Km / hr. to the north
of Island Highway and posted at 30 Km/hr. to the south of Island Highway.

The intersection of Island Highway and Helmcken Road is a four-leg signalized intersection
with exclusive left-turn only lanes on all approaches. The detailed lane configuration for each
approach along with the available storage lengths for the right-only and left-only lanes are
presented on Figure 1¢c. The westbound right-turn only lane is channelized with a Yield traffic
control sign.

2.2 Historical Roadway Traffic Volumes

The Town of View Royal was contacted to provide their recent counts available for the study
roadways. The available recent counts were performed in 2017 at two locations along Helmcken
Road. The AM and PM northbound (NB) and southbound (SB) peak hour volumes are
presented in Table 1 below.

Table 1: Historical Traffic Volumes along Helmcken Road

Helmcken Road Helmcken Road
Land Use ‘ Observed 2017 at 225 Helmcken Rd Observed 2017 at 168 Helmcken Rd

NB SB Total NB SB Total

AM Peak Hour

PM Peak Hour

Note that the 225 Helmcken Road data was collected from 5/26/2017 9:31:19 AM through
6/5/2017 9:56:21 AM and the 168 Helmcken Road data was collected from 6/23/2017 11:01:12
AM through 7/5/2017 2:21:42 PM. The 225 Helmcken Road is closer to study intersection.
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23 Existing Traffic Volumes and Conditions

A field reconnaissance of the site and its surroundings was conducted to establish a database
of the existing conditions. The peak period for the proposed residential and commercial
Development would typically occur during the weekday morning and the late afternoon periods.

Turning movement traffic count data was collected on Wednesday June 3, 2020 from 7:00 AM
to 9:00 AM and from 3:00 PM to 6:00 PM for the a.m. and p.m. peak periods respectively at the
following study intersection:

o Island Highway and Helmcken Road Intersection.

The observed AM and PM peak-hour traffic volumes for the above intersection are illustrated on
Figure 2. The AM and PM peak hours of traffic occurred from 8:00 AM to 9:00 AM, and from
3:00 PM to 4:00 PM, respectively. Details of the collected traffic count data for the study
intersection are contained in Appendix B.

Due to the current COVID-19 conditions the observed traffic would not properly represent the
typical volumes in 2020 regular condition. Therefore, Addoz Engineering Inc. utilized the Town
of View Royal’'s 2017 traffic count data collected along Helmcken Road in order to determine the
appropriate factors to estimate 2020 volumes. The historical 2017 traffic counts presented under
section 2.2 were utilized.

The process utilized for the estimation is described below:

1. Since the available counts were performed in 2017 an appropriate annual traffic growth
factor should be used to determine what these volumes would become in 2020.

2. An annual traffic growth factor of 1.4 % has been utilized that was applied on 2017 data
for 3 years to estimate 2020 volumes. Note that this factor has been determine after
reviewing Town of View Royal’s Transportation Master Plan (TMP) completed by BUNT
& ASSOCIATES that utilized a 1.5% annual growth factor.

3. The following tables were prepared:

a. Table 2 presents the traffic volumes related to the 225 Helmcken Road Data.
b. Table 3 presents the traffic volumes related to the 168 Helmcken Road Data.

4. These tables present four groups, the first shows the 2017 observed volumes, the
second shows the 2020 grown volumes after applying 1.4% growth per year for 3 years,
the third presents observed 2020 Helmcken Road volumes collected as part of this TIA,
and the last column presented the calculated growth factor.

5. The Growing factors were calculated by dividing the Estimated 2020 Volumes /
Observed 2020 Volumes for each peak hour and for each count location.

6. Since the 225 Helmcken Road location is closer to this TIA study intersection, these
factors should be used. However, to be conservative the two locations’ factors were
averaged, and the resulted values were utilized.
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Table 2: Historical 225 Helmcken Road & Observed Counts to Determine Growth Factors

Helmcken Road -He|mcken Road Helmcken Road (Est.20 /
Estimated 2020 (Est.20) Observed 2020 Obs.20)

Observed 2017 at ’
225 Helmcken Rd Applied on 2017 Data) Growing

NB @SB ‘ Total ‘ Total Total | Observed

I K A K
I 20 A N N

Table 3: Historical 168 Helmcken Road & Observed Counts to Determine Growth Factors

Helmcken Road Helmcken Road Helmcken Road (Est.20 /
Observed 2017 at Estimated 2020 (Est.20) Observed 2020 Obs.20)

Peak Hour (with 1.4% Annual Growth Obs.20 Rate for
468 Hoimcken Rd Aoblied = 2017 Data) ( : Growing

NB SB Total | NB Total Total

Nhearvad

I e N A
R A R e A e N

Based on the above table results and discussion, the combined Growth Factors, which are the
averages of the factors at the two Helmcken Road Count Locations, are presented below:

AM Average Growth Factor = 1.35
PM Average Growth Factor = 1.21

The above two factors were applied on Figure 2, the 2020 study intersection observed peak
hour traffic volumes, to determine the estimated 2020 Existing peak hour traffic volumes, which
are presented on Figure 3.
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24 Existing Heavy Vehicle Composition

The AM peak hour and PM peak hour heavy vehicle compositions were determined from the
intersection turning movement traffic count performed at the study intersection and are
presented in Table 4. Note that the sum of Single Unit Trucks and the Tractor Trailer Unit were
considered to represent heavy vehicle traffic and their percentages are presented in the below
table.

Table 4: Adjacent Highway Heavy Vehicle Composition (in %)
2020 Traffic Count Data

L Island Highway ‘ Helmcken Road
Description

West of East of Helmcken North of Island South of Island
Helmcken Road Road Highway Highway

AM Peak
Hour

PM Peak
Hour

A review of Table 2 indicates that Island Highway as well as Helmcken Road carries low
amounts of heavy vehicle traffic. Based on the above results, the capacity analysis for the study
intersection utilized the 2020 observed heavy vehicle percentages as noted in Table 4. Noting
that for the approaches where the observed percentage was less than 2% a heavy vehicle
percentage of 2% was utilized in the capacity analysis software for that approach.

25 Planned Roadway Improvements

Town of View Royal was contacted to find out if there are any plans for any roadway
improvements within the study area in the near future. The Town provided Addoz Engineering
Inc. with their plan for improvements of the Island Highway starting from Helmcken Road to the
east. Here is a description of the planned improvements compared to existing conditions for this
roadway section:

A raised median island separating EB and WB movements will be constructed.
2. Bicycle lane will be installed on the south side of Island Highway for EB direction.

Pedestrian sidewalks would continue to exist on both sides of Island Highway but there
will be some modifications and portions of the sidewalks will have buffers between the
paved roads and sidewalks.

4. Intersection lane configuration will not change.
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3.0 PROJECTED TRAFFIC VOLUMES

31 Trip Generation for Known Background Developments

Background traffic takes into account additional traffic on the roadway systems that will be
generated by approved developments in the area that may be completed by the time of the site
build-out. The current project is projected to be built-out within the coming 3 years. Based on
Addoz Engineering Inc.’s discussions with the Town of View Royal staff, there are no approved
developments in the vicinity of the project site that are being developed. Therefore, known
background development traffic has not been considered for this TIA.

3.2 Historical Traffic Growth Rate

To account for inherited growth in traffic and those ftraffic generated by other unknown
developments that may occur at the build-out of the proposed project, a traffic growth factor was
applied to the existing traffic volumes to forecast the future traffic conditions. A 1.4% annual
growth rate was used to estimate traffic growth for the 3-year opening horizon as well as the 10-
year after opening horizon, which was applied to the 2020 existing traffic volumes to derive the
2023 and 2033 background growth traffic volumes for future development impact analyses.
Note that the 1.4 annual growth factor has been determine after reviewing Town of View Royal’s
Transportation Master Plan (TMP) completed by BUNT & ASSOCIATES that utilized a 1.5%
annual growth factor. The background growth only peak hour traffic volumes for the 2023 and
2033 scenarios are presented on Figure 4 and Figure 5, respectively.

3.3 Total 2023 and 2033 Background Traffic

The background growth due to unknown developments presented on Figure 4 and Figure 5
were added to the existing 2020 peak hour traffic volumes shown on Figure 3, creating the
2023 and 2033 total background traffic scenarios as illustrated on Figure 6 and Figure 7,
respectively.

|
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3.4 Site Generated Trips

To estimate the number of vehicle trips expected to be generated by a development, trip
generation rates are applied based on the proposed land uses and intensity. The number of
trips that would be generated by a proposed development would be estimated based on the
rates published in Trip Generation Manual, 10" Edition by the Institute of Transportation
Engineers (ITE). The trip generation rates along with the proposed land uses and the
corresponding ITE land use codes are presented in Table 5. The proposed development’s
generated trips are presented in Table 6. The Pass-by and internal capture trip generation are
discussed in the following subsections.

Table 5: Trip Generation Rates — ITE Trip Generation Manual 10*" Edition
AM Peak Hour PM Peak Hour

in t
Mid-Rise Residential with umoer
'1't l'jl'e ‘és' entia _W:t of 28% | 72% | 0.30 | 70% | 30% | 0.36
St-rloor Lommercia Dwelling
Units

Table 6: Projected Site-Generated Peak-Hour Traffic Volumes
AM Peak Hour PM Peak Hour

ou total in out
(o]

Density
Land Use (# of

ITE Code  Units) out total in out total

6 Storey building with
1st-Floor Commercial

3.41 Pass-by Trips

Pass-by trips are not new trips, but they are the trips that are attracted from the traffic passing
the site on adjacent roadways. While pass-by trips are new trips at the access points to the site,
they are not new trips on the adjacent roadway systems. Since the proposed development will
include residential and commercial components pass-by trips may be expected for such
development. However, to be conservative in this analysis, no reduction for pass-by trips
considered.

3.4.2 Internal Trips

An internal trip is a trip that has both its origin and destination within a multi-use development
area under investigation, which should be deducted from the total number of trips departing and
entering the study site. The appropriate internal trip reduction rates are based on the
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characteristics of the mixed land uses. Since the proposed development will include residential
and commercial components internal trips would be expected for such development. However,
since the land use category, ITE #231 was utilized, which is as follows: “Mid-rise residential with
1st-floor commercial are mixed-use multifamily housing buildings that have between three and
10 levels (floors) and include retail space on the first level.” Therefore, internal trip generations
have already been accounted for, and therefore, no additional reduction for internal trips
required.

3.5 Trip Distribution

The directions from which vehicles will approach and depart a site is a function of several
variables, including the population and employment distribution within the development’s area of
influence, the operational characteristics of the road system, and the ease with which drivers
can travel over various sections of the roadway network without encountering congestion. The
directional distribution of new project trips by the proposed Mixed Use, Commercial &
Residential Development was estimated based on the consideration of all the pertinent factors
above including existing traffic patterns. The resulting directional distributions are as follows:

o 38% of site generated trips will travel to and from the west on Island Highway;

46% of site generated trips will travel to and from the east on Island Highway;
13% of site generated trips will travel to and from the north on Helmcken Road; and
03% of site generated trips will travel to and from the south on Helmcken Road.

The resulting final direction of approach and site access distribution is illustrated on Figure 8.
3.6 Trip Assignment

3.6.1 Opening 2023 Volumes (Project Built-Out)

The projected peak-hour traffic volumes for the proposed Residential and Commercial
development were assigned to the adjacent roadways based on the estimated directional
distribution as shown on Figure 8. The resulted site generated AM peak hour and PM peak
hour trips are illustrated on Figure 9.

The development site-generated trips shown on Figure 9 were then added to the 2023 total
background peak-hour traffic volumes shown on Figure 6 to arrive at the Opening 2023 peak-
hour traffic volumes, which are illustrated on Figure 10.

3.6.2 Future 2033 Volumes

The development site-generated trips shown on Figure 9 were added to the 2033 total
background peak-hour traffic volumes shown on Figure 7 to arrive at the Ultimate Future 2033
peak-hour traffic volumes, which are illustrated on Figure 11.
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4.0 EVALUATION AND RECOMMENDED IMPROVEMENTS

4.1 Level of Service Criteria for Intersections

The intersection identified for the study was analyzed according to the methodologies presented
in the 2016 Highway Capacity Manual (HCM 6™ Edition). The analysis determines the "Level
of Service (LOS)" of signalized and unsignalized intersections considering the factors including
but not limited to number and types of lanes, traffic volumes, heavy vehicle composition, peak
hour factors, pedestrian activities, etc. Levels of service are expressed in a range from "A"
through "F," with "A" being the highest level of service, and "F" representing the lowest level of
service. Table 7 shows the thresholds for Levels of Service "A" through "F" for unsignalized
intersections and, Table 8 presents the LOS criteria for signalized intersections.

Table 7: Level of Service Criteria for Unsignalized Intersections *

Description

Level of Delay/Vehicle
Service (seconds)

<10.0 Little or no delay, very low main street traffic.
10.1t0 15.0 Short traffic delays, many acceptable gaps.

15.1t0 25.0 Average traffic delays, frequent gaps still occur.

25.1t035.0 Long traffic delays, limited number of acceptable gaps.

35.11050.0 Very long traffic delays, very small number of acceptable gaps.

>50.0 Extreme traffic delays, virtually no acceptable gaps in traffic.

* Note: Capacity analysis for two-way stop-controlled intersection provides the LOS for the critical movements, not of
the overall intersection.

Table 8: Level of Service Criteria for Signalized Intersections

Level of Delay/Vehicle

. Description
Service (seconds)

<10.0 Most vehicles do not stop at all.
10.1 t0 20.0 Some vehicles stop.

20.1t0 35.0 The number of vehicles stopping is significant, although many
passes through without stopping.
35.1t0 55.0 Many vehicles stop. Individual cycle failures are noticeable.

55.1 to 80.0 Considered to be the limit of acceptable delay. Individual cycle
failures are frequent.
>80.0 Unacceptable delay.

|
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4.2 Capacity and Level of Service Analyses
Capacity and level of service analyses were conducted for the following conditions:

Existing 2020 Conditions;

Existing 2020 Mitigated Conditions;

Background 2023 Conditions (without site traffic);
Background 2033 Conditions (without site traffic);
Background 2033 Mitigated Conditions (without site traffic);
Opening 2023 Conditions (with site traffic); and

Future 2033 Conditions (with site traffic).

The software package Synchro 10 was utilized for the capacity analyses of all study
intersections and site accesses. The Synchro software utilizes Highway Capacity Manual (6"
Edition) methodologies for the evaluations.

Note that the observed heavy vehicle percentages and peak hour factors (PHF) were utilized in
the capacity analysis of study intersection.

4.2.1 Existing 2020 Unmitigated and Mitigated Conditions

Existing 2020 capacity and level of service analysis results for the study intersection are
presented in Table 9. These results were taken from the HCM 6™ Edition Un-Signalized
Intersection Capacity Analyses Reports produced by Synchro software. The detailed capacity
and LOS analyses reports for all analyses scenarios are contained in Appendix C of this report.

Table 9: Capacity Analysis for Existing 2019 Traffic Conditions

AM Peak Hour PM Peak Hour
|ntersecti°n App_ V/C(a) 95th % Delay V/C(a) 95th % Delay
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall

Highway EB
and WB

Helmcken
Road NB
(Signalized) SB

A review of Table 9 indicates that the study intersection is currently operating at acceptable
levels of service during the AM peak hour. However, during the PM peak hour the westbound is
operating at capacity conditions with the volume to capacity ratio (V/C) exceeding 1.0.
Therefore, mitigation is needed under existing traffic conditions.
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The proposed mitigation is to the optimization of signal cycle length and splits. The AM and PM
peak hour Synchro files were optimized utilizing Synchro’s optimization tool and the optimized
capacity analyses results are presented in Table 10.

Table 10: Capacity Analysis for Existing 2019 Mitigated Traffic Conditions (Optimized)

AM Peak Hour
|ntersecti°n App_ V/C(a) 95“‘ % Delay V/C(a) 95th % Delay
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall
Highway EB
and WB
Helmcken
Road NB
(Signalized) | SB

A review of Table 10 indicates that the overall intersection operation improved significantly
during the PM peak hour as the overall intersection average delays reduced by 23%. Therefore,
no further mitigation is needed under existing conditions.

4.2.2 Background 2023 and 2033 Unmitigated and Mitigated Conditions

LOS and capacity analyses results for the background 2023 traffic conditions, without site
development generated traffic and with the existing cycle length and split optimization, for the
study intersection are presented in Table 11.

Table 11: Capacity Analysis for Background 2023 Traffic Conditions (with Optimization)

AM Peak Hour PM Peak Hour
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall

Highway EB
and WB

Helmcken
Road NB
(Signalized) SB

A review of Table 11 indicates that intersection operation would deteriorate with the growth of
traffic but may still be considered acceptable. Therefore, no mitigation is being considered
background 2023 conditions.
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LOS and capacity analyses results for the background 2033 traffic conditions, without site
development generated traffic and with existing cycle length and split optimization, for the study
intersection are presented in Table 12.

Table 12: Capacity Analysis for Background 2033 Traffic Conditions (with Optimization)

AM Peak Hour
|ntersecti°n App_ V/C(a) 95“‘ % Delay V/C(a) 95th % Delay
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall
Highway EB
and WB
Helmcken
Road NB
(Signalized) | SB

A review of Table 12 indicates that intersection operation would deteriorate significantly by 2033
with the increased traffic volumes; also, WB approach would operate at LOS “F”. Therefore,
mitigation measures must be considered under the background 2023 conditions.

Suggested Mitigations for the Background 2033 Conditions:

Convert the WB left turn only lane to a shared through/left lane

Convert the currently EB left turn only lane to become a receiving through WB lane
Convert the currently EB Through only lane to become an EB Left turn only lane

Convert the currently EB right-turn only lane to become a shared through/right lane
Construct a receiving downstream EB through lane to receive traffic from the now
shared through/right lane.

abwd~

An illustration diagram of the above suggested improvements is presented on Figure 12. The
capacity analyses result for the Background 2033 mitigated traffic conditions are presented in
Table 13.

Table 13: Capacity Analysis for Background 2033 Mitigated Traffic Conditions

AM Peak Hour PM Peak Hour
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall

Highway EB
and WB

Helmcken
Road NB
(Signalized) SB
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It should be noted that the above suggested improvements would require additional 3.5 m right
of way (ROW) width to be acquired along the south side of Island Highway. The required length
would be approximately 70m west of Helmcken Road and 35m east of it. This additional ROW
would allow maintaining the bicycle lane continuity on both sides of the intersection. Also, the
pedestrian sidewalk would be maintained as well. Hence cycling and pedestrian crossings
would not be impacted. The suggested improvements would not impact Town of View Royal’s
planned Island Highway frontage improvements except along the westerly 35 metres on the
south side (east of HelImcken Road).
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A review of Table 13 indicates that the study intersection of Island Highway and Helmcken
Road would improve significantly with the suggested intersection improvements and would
operate at acceptable levels of service. In fact, the PM peak hour overall intersection delay
would be reduced 65% and the WB queue length would be reduced more than 70% compared
to without improvement conditions. Therefore, no additional mitigation would be needed under
background 2033 conditions.

The suggested intersection improvements would mainly be required due to the background
traffic growth not due to the proposed development’s traffic. This fact will be discussed in detail
under section 4.2.5 “Background 2033 and Future 2033 Without Intersection Improvement
Analyses”. The results indicated that proposed site traffic impact is very minimal ranging
between 0.21% and 3.17% increases in the MOE’s considered. Refer to section 4.2.5 for more
details.

4.2.3 Opening Year 2023 Traffic Conditions

LOS and capacity analysis results for the Opening 2023, Built-Out traffic conditions with site
development traffic, for the major study intersection and proposed site access intersections are
presented in Table 14.

Table 14: Capacity Analysis for Opening 2023 Conditions (With Existing Optimization)

AM Peak Hour PM Peak Hour
|ntersection App_ V/C(a) 95th % Delay V/C(a) 95th % Delay
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall
Highway EB
and WB
Helmcken
Road NB

(Signalized) SB

Access A1 EB
and Island WB

Highway SB

Access A2 WB

and NB
Helmcken

Road SB

> > Wm0 0 0 0w
> > W > > 0O|mmm om

A review of Table 14 indicates that the study intersection of Island Highway and Helmcken
Road would continue to operate at levels of service comparable to those observed under
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Background 2023 conditions without site traffic. No mitigation is being considered under
Opening 2023 scenario.

A second review of Table 14 with concentration on the site access intersection operations
indicate that the two proposed site access intersections would operate at acceptable levels of
service during the AM and PM peak hours of traffic. Therefore, no mitigations would be needed
at these new intersections. Note that Addoz Engineering Inc. is assuming right-in/right-out for
site Access A1 on Island Highway as a raised median will be constructed on Island Highway.
However, for Access A2 on Helmcken Road, all movements are considered allowed.

4.2.4 Future 2033 Traffic Conditions

LOS and capacity analysis results for the future 2033 traffic conditions, with site development
traffic and the recommended background 2033 improvements, are presented in Table 15 for the
maijor study intersection and the proposed site access intersections.

Table 15: Capacity Analysis for Future 2033 Conditions (With Background Mitigation)

. _AMPeakHour
Intersection  App. Vv/IC@ 95t % Delay VIC® 95th % Delay
Ratio Queue “Sec” LOS Ratio Queue “Sec” LOS
(m) (m)

Island Overall
Highway EB
and WB

Helmcken

Road NB

(Signalized) SB

Access A1 EB
and Island WB
Highway SB

Access A2 WB

and NB
Helmcken SB

>0 O >0 0O 0 oO
> >mm > > 00 0 WO

A review of Table 15 indicates that all study intersections would operate at acceptable levels of
service under this scenario. Therefore, no further mitigation would be need under the future
2033 traffic conditions.
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4.2.5 Background 2033 and Future 2033 Without Intersection Improvement Analyses
LOS and capacity analysis results for Background 2033 without site development traffic and
Future 2033 with site development traffic both WITHOUT improvements, are presented in Table
16 for the major study intersection.

Table 16: Analysis for Background 2033 and Future 2033 Traffic — No Improvements

AM Peak Hour PM Peak Hour
Intersection App_ V/C(a) 95“‘ % Delay V/C(a) 95th % Delay
Queue | “Sec” LOS Ratio Queue “Sec”

Ratio (m) (m)

BG 2033 Overall
Without EB
Improvement WB
& without Site NB

SB
Overall

Traffic

FU 2033
Without EB
Improvement WB
& with $|te NB

Traffic
SB

OO0 TOIOIO|O|mTO
Mm@ m| M m| T om

A review of Table 16 indicates that the V/C, the queue lengths, and the delays for PM peak
hour are very similar to each other. In fact, the percentage increases in these three measures
of effectiveness (MOE) have been calculated and presented below”

VIC % = 0.85% increase
95" %tile Queue = 0.21% increase
Delay for the worst movement = 2.99% increase
Overall Intersection Delay = 3.17% increase

The above percentage increases are very small and all of them are below 5%. Therefore, the
proposed development’s impact is considered insignificant. Hence, the improvements needed at
the study intersection are mainly needed for the background general growth in traffic with minor
contribution of the proposed development.

|
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4.3 Merge Spillback Assessment

Addoz Engineering Inc. utilized SimTraffic simulation program, which is part of Synchro 10
software package to compare the future 2033 conditions operations with and without the
proposed intersection improvements that are presented on Figure 12. The maximum queue
length was the MOE utilized for this comparison. The maximum queue lengths for each
scenario are presented in Table 17 for each movement of the major study intersection.

Table 17: Future 2033 With and Without Improvement Simulation Queue Lengths

Island Highway and Helmcken Road Intersection — Future 2033
Maximum Queue Length in Metres

Without With Difference
Improvements Improvements (with — without)

37.0 -2.1%

TR: 105.4 -18.0%
NA NA

TL: 423 +82.5%
66.3 -56.9%
375 0%
28.4 . -11.5%
30.3 . -8.2%
15.7 -51.5%
54.0 . -6.1%
63.1 -68.3%

Movement
Percentages

A review of Table 17 indicates that the majority of intersection movements’ queue lengths
shortened significantly compared to the without improvement scenario. The movements with
higher that 50% queue length reduction are highlighted with green. Only the WBL turn lane
queue length increased, highlighted with yellow, compared to the without improvement scenario.
This is because this lane became a shared left/through lane. Therefore, queue length would be
actually expected to increase; however, the maximum projected queue length would reach
42.3m, which is almost equal to the available WBL turn storage length, as per Town’s proposed
plan for Island Highway Frontage improvements. Therefore, no issues would be expected for
this shared through/left movement.

There is one concern with regard to the creation of a two lane to one lane merge west of the
intersection on Island Highway could result in merge spillback of traffic into the intersection. The
SimTraffic simulation was visually reviewed with the proposed improvements and no traffic
queues were observed spilling back into the intersection. Additionally, the fact that WBT queue
lengths were reduced with the proposed improvements, as per the results in above Table,
indicates that queues do not form past the intersection.
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Also, note that the SB through/right queue length would decrease from 199m to 63m with the
proposed improvements. If there were queues spilling back (or would be), then the SBTR queue
length would not become shorter. Therefore, merge spillback would not be expected with the
proposed improvements.

It should also be noted that the following simulation methodology was utilized in the Future 2033
traffic volume scenario for the ‘With’ and ‘Without’ improvements assessments:

» Network seeding for 30 minutes
» Network recording for 60 minutes

» Five runs completed for each scenario, for statistical randomness

The SimTraffic simulation summary reports as well as the queuing and blocking reports by each
intersection movement are contained in Appendix C of this report.

44 Sightline and Sight Distance Review

Island Highway eastbound and westbound approaches to/from the proposed Site Access A1
were reviewed in the field to make sure no obstructions exist. The review covered approximately
more than 175 metres to the east and more than 300 metres to the west of the site access
intersection. The available sight distance east of Site Access A1 to/from the access point is 140
metres. Also, the available sight distance west of Site Access A1 is 240 metres. It should be
noted that the minimum sight distance required to be available as per 2017 TAC standards for
site access intersections is 125 metres.

Helmcken Road northbound and southbound approaches to/from the proposed Site Access A2
were reviewed in the field to make sure no obstructions exist. The available sight distance to the
north of Site Access A2 is approximately 85 metres. Also, the available sight distance south of
Site Access A2 is 165 metres. The minimum sight distance required to be available as per 2017
TAC standards for site accesses on this type of road is 83.5 metres.

4.5 Site Access on Helmcken Road Operation

A review of Figure 9 that presents the site generated traffic volumes that would utilize the site
access on Helmcken Road indicates that the projected left turns are very low, 6 vehicles during
the AM peak hour and 3 vehicles during the PM peak hour. Even though these volumes are
very low, the owner of the property would like to make this site access a right-in / right-out only
access point. A right-turn only arrow pavement marking with the word ‘ONLY’ will be drawn on
the exiting lane to inform users this is a right-turn only movement. Additionally, a right-turn only
sign will be placed facing site’s exiting traffic to Helmcken Road. Helmcken Road already has
double solid yellow lines separating the NB and SB movements; drivers understand that these
lines cannot be crossed. Please refer to proposed site access design and AutoTurn template
designs in Appendix D for the details. AEI believes these measures would be adequate to
manage site exiting traffic operations safely and smoothly.
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However, in case issues were observed after the development opens; a solution would be to
install FG 300 posts between the two double yellow lines along Helmcken Road facing the site
access. A picture of these posts installed in a similar fashion follows for clarification purpose:

These FG 300 posts would prevent all left turn movements off the site as well as into the site
safely and comfortably without any operational issues.
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5.0 PARKING, LOADING AND TRAVEL DEMAND MANAGEMENT

5.1 Vehicle Parking Supply / Demand Analysis and Loading Requirement

A summary of the parking supply / demand for the proposed Residential Building with first floor
commercial is presented in Table 18. The rates presented in the below table were taken from
the Town of View Royal’s 900 — Zoning Bylaw standards included in Section 5.10, “Parking and
Loading Schedule”. As far as the parking supply, the commercial area that is accessed via the
site access located on Island Highway has a total of 19 parking spaces. Underground parking
level (P1) has a total of 43 vehicle parking spaces and underground parking level (P2) has a
total of 41 parking spaces. Therefore, the total parking spaces for the building is 103 spaces. It
should be noted that retail customers would be allowed to utilize the 9 commercial spaces
located in underground parking P1.

Table 18: Town of View Royal’s Parking Requirements (Supply / Demand Analysis

Parking
Requirement
(Demand)

Development Detail Description Density Parking Rate Supply

First Floor Retail Retail in 15t | 559.31 | 1 per 20m? of floor area
Floor m2

1 bedroom | 16 units | 1.0 per dwelling units
2 bedrooms | 37 units | 1.5 per dwelling units
3 bedrooms 1 unit | 2.0 per dwelling units
Totals 54 units

Apartment Units

A review of Table 18 indicates that the parking supply is meeting the parking bylaw requirement
for all development portions with one surplus parking space. Therefore, the Town of View
Royal’s bylaw off-street parking requirements are satisfied.

Additionally, AEI reviewed the loading requirements for the proposed first floor commercial
land use in the building. The Town of View Royal’s loading bylaw states the following:

1 loading space is required for up to 500 m? floor area

2 loading space are required for 500 m? to 2500 m? floor area

Since the proposed development’s floor area is 559.31 m? one loading space would be
adequate for the retail use. Note that the 500 m? is only exceeded by 59.31 m?, which is not
considered significantly bigger than the 500 when compared to the 2,500 m?. Therefore, loading
space requirement has been met.

5.2 Bicycle Parking Supply / Demand Analysis

A summary of the bicycle parking supply / demand for the proposed Residential & Commercial
Building is presented in Table 19. The rates presented in the below table were taken from the
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Town of View Royal’'s 900 — Zoning Bylaw standards included in Section 5.11 under “Bicycle
Parking” for Off-Street Bicycle Parking requirements.

Table 19: Town of View Royal’s Bicycle Parking Requirements (Supply / Demand

Density / Required

Description Number of Parking Rate Bicycle
Apartment Parking

Dwelling Units (Bylaw)

1 per 250m2 of floor area for the
559.31 m? first 5000m2, plus one per 500m?
of additional floor area

Commercial Portion
Retail Stores

1 per unit, plus a 6-space rack at
54 units each entrance of an apartment
Building

Residential Apartment
Building

A review of Table 19 indicates that the number of bicycle parking spaces provided in the
building is 119 spaces that would be available for the residential portion and the commercial of
the building. The bicycle supply exceeds the Town of View Royal’s bicycle parking requirements
by 50 spaces. These extra bicycle racks would encourage the building residents as well as the
customers to utilize the bicycle for their transportation needs. Therefore, Town of View Royal’s
bicycle parking requirements are met.

5.3 Travel Demand Management

Travel demand management (TDM) strategies were investigated as part of this study. This
development encourages the utilization of alternative modes of transport. The following
transportation management initiatives are being considered and implemented to encourage
non-vehicle modes of transportation:

» Bicycle parking at a rate exceeding 1.0 per unit is being provided. The total bicycle
spaces provided in the building with 50 spaces extra significantly exceeds Town’s
bicycle parking bylaw requirement.

» Bicycle parking will be provided indoors in a safe and secure locations in P1 and P2
parking levels.

» Ramps to the building will be provided for cyclists to access the bike storage facilities.

» Plenty of sidewalk areas are provided around the building to encourage walking to/from
the building.

» The retail planned on the first floor of the building encourages less utilization of the
vehicle as the tenants would be able to get the merchandise, they need without traveling
outside the building.
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54 Access Design and AutoTurn Templates

The loading vehicles, including commercial loading and garbage/recycling collection vehicles
will access the site via the site access located on Island Highway. The largest vehicle that
would be able to maneuver within the site was tested and it is the Light Single Unit (LSU)
vehicle. Island Highway site access design was completed to accommodate the LSU vehicle.
The design vehicle turn-paths have been confirmed with the AutoTurn software and the
AutoTurn templates as well as Island Highway site access design plan are included in
Appendix D of this report.

It should be noted that the site access on Helmcken Road will be dedicated to passenger car
vehicle types. The retail customers will be allowed to enter/exit via this access to park on the
designated parking spaces located in P1 parking level. Large loading vehicles will not use the
Helmcken Road site access. Helmcken Road site access design plan as well as the AutoTurn
templates for passenger vehicle are included in Appendix D of this report.

|
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6.0 CONCLUSIONS AND RECOMMENDATIONS

This study analyzed the traffic impacts of the proposed Mixed Use, Commercial & Residential
Development to be located in View Royal, British Columbia. The proposed project will be built
on a 19,945 Sq. Ft. lot. The development will be located on the northeastern quadrant of Island
Highway and Helmcken Road intersection. The estimated number of total site generated trips
entering and exiting the development would be 18 trips during the AM peak hour and 22 trips
during the PM peak hour. The following conclusions have been reached by this traffic impact
assessment study:

e LOS and capacity analyses indicated that under the Existing 2020 traffic conditions, the
study intersection of Island Highway and Helmcken Road located is currently operating
at acceptable level of service during the AM peak hour and unacceptable level of service
during the PM peak hour. Therefore, mitigations at this intersection are needed under
existing 2020 conditions.

e The suggested mitigation is the optimization of signal cycle length and splits. The AM
and PM peak hour Synchro files were optimized utilizing Synchro’s optimization tool and
the optimized capacity analyses results for existing mitigated conditions indicated
acceptable operations.

e Background 2023 without the Project Site Traffic LOS analyses indicated that the study
intersection would continue to operate at acceptable levels of service but with increased
delays as a result of traffic growth. Traffic operation still considered acceptable and
hence no mitigations would be needed under background 2023 conditions.

o Background 2033 without the Project Site Traffic LOS analyses indicated that the study
intersection would deteriorate significantly, and WB approach would operate at LOS “F”.
Therefore, mitigations to this intersection must be considered under this scenario.

e The proposed intersection improvements to mitigate the unacceptable operations are
listed below (refer to Figure 12 for graphical illustration):

1. Convert the WB left turn only lane to become a shared through/left lane

2. Convert the currently EB left turn only lane to become a receiving through lane
for the new WB shared through/left lane

3. Convert the currently EB Through only lane to become an EB Left turn only lane

4. Convert the currently EB right-turn only lane to become a shared through/right
lane

5. Construct a receiving downstream EB through lane to receive traffic from the now
shared through/right lane
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e The above suggested improvements would require additional 3.5m right of way (ROW)
width to be acquired along the south side of Island Highway. The required length would
be approximately 70m west of Helmcken Road and 35m east of it. This additional ROW
would allow maintaining the bicycle lane continuity on both sides of the intersection.
Also, the pedestrian sidewalk would be maintained as well. Hence cycling and
pedestrian crossings would not be impacted.

e The suggested improvements would not impact Town of View Royal’s planned Island
Highway frontage improvements except along the westerly 35 metres on the south side
of Island Highway (east of HelImcken Road).

e Background 2033 Mitigated conditions without the Project Site Traffic LOS analyses
indicated that the study intersection would improve significantly, and all approaches
would operate at acceptable levels of service with the proposed improvements.
Therefore, no additional mitigation would be needed.

e A comparison was completed between Background 2033 without site development traffic
and Future 2033 with site development traffic, both WITHOUT improvements, the results
indicated that the MOE’s impact of the development ranged between 0.21% and 3.17%;
all of which are lower than 5%. Therefore, the proposed development’s impact is
considered insignificant.

e Future 2033 with Full Project Site Traffic LOS analyses indicated that the study
intersection would continue to operate at acceptable levels of service with background
2033 mitigations. Also, all site access intersections would operate acceptable.
Therefore, no additional mitigations would be needed under future 2033 conditions.

o Merge Spillback assessment was completed utilizing SimTraffic simulation and the
simulated queue lengths were compared between the ‘with’ and ‘without’ improvement
scenarios. The results indicated that overall intersection approach queue lengths would
be shorter with the improvements and if queue spillback occur approach queue lengths
would not become shorter.

e As part of this TIA, a sightline and sight distance review were completed for the
proposed access points on Island Highway and Helmcken Road. The results of the
review indicated that the available sight distances to/from both site access points meet
TAC requirements. Therefore, no sightline issues would be expected.

e AEIl completed an assessment of the Site Access on Helmcken Road. Even though
site’s exiting volumes to the left are very low, the owner of the property would like to
make this site access a right-in / right-out only access point.
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e A right-turn only arrow pavement marking with the word ‘ONLY’ will be drawn on the
exiting lane to inform users this is a right-turn only movement. Additionally, a right-turn
only sign will be placed facing site’s exiting traffic to Helmcken Road.

o Helmcken Road already has double solid yellow lines separating the NB and SB
movements; drivers understand that these lines cannot be crossed. AEI believes the
proposed measures would be adequate to manage site exiting traffic operations safely
and smoothly.

e However, in case issues were observed after the development opens; a solution would
be to install FG 300 posts between the two double yellow lines along Helmcken Road
facing the site access. These would prevent all left turn movements off the site as well as
into the site safely and comfortably without any operational issues.

o Vehicle parking supply / demand analysis has been completed for the proposed Building
Development. The results indicated that parking supply is meeting the parking
requirement for all development portions with one surplus parking space. Therefore, the
Town of View Royal’s bylaw off-street parking requirements are satisfied.

o The proposed site plan has been reviewed by Addoz engineering Inc. and one loading
space was found provided, which meets bylaw standards. Therefore, loading spaces
requirements has been met.

¢ Bicycle parking supply / demand analysis for the proposed Building was completed. The
results indicated that the number of bicycle parking spaces provided exceeds Town’s
bicycle parking requirements with 50 spaces.

e Travel demand management (TDM) strategies were investigated, and the following
initiatives are being considered:

» Bicycle parking at a rate exceeding 1.0 per unit is being provided. The total
bicycle spaces provided in the building with 50 spaces extra significantly exceeds
Town'’s bicycle parking bylaw requirement.

» Bicycle parking will be provided indoors in a safe and secure locations in P1 and
P2 parking levels.

» Ramps to the building will be provided for cyclists to access the bike storage
facilities.

> Plenty of sidewalk areas are provided around the building to encourage walking
to/from the building.
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» The retail planned on the first floor of the building encourages less utilization of
the vehicle as the tenants would be able to get the merchandise, they need
without traveling outside the building.

e The loading vehicles, including commercial loading and garbage/recycling collection
vehicles will access the site via the site access located on Island Highway. The largest
vehicle that would be able to maneuver within the site was tested and it is the Light
Single Unit (LSU) vehicle.

e Island Highway site access design was completed to accommodate the LSU vehicle.
The design vehicle turn-paths have been confirmed with the AutoTurn software. The
completed AutoTurn templates as well as Island Highway site access design plan are
included in Appendix D.

In summary, this traffic impact assessment concludes that the proposed Mixed Use,
Commercial & Residential Development will have some impact on the traffic operations of the
future road network. However, this impact will be alleviated by implementing the improvements
recommended above.

Yours truly,
ADDOZ ENGINEERING INC

Prepared by:

October 8, 2020

Emad Alsaidi, PhD, PEng, PE
Direct Phone: (5687) 703-5222 Or
(587) 703-9321

E-mail: ealsaidi@addozeng.ca

Web: www.addozeng.ca
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Appendix A

Project Development Site Plan
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Appendix B

Observed 2020 Intersection Turning Movement Traffic Counts
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Appendix C

Synchro - HCM 6% Edition Capacity Analysis Reports / SimTraffic Reports
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Appendix D

Site Access Design and AutoTurn Templates
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Hydrant Curve for VRFDO77 on Island Hwy
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Hydrant Curve for VRFD190 at Island Hwy and Helmcken Rd
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Attachment 10. OCP Policy excerpt

Policy LU9.1 Harbour-Helmcken Community Corridor

Support the development of the Harbour-Helmcken Community Corridor along the portion of the
Island Highway located between Burnett Road and Beaumount Avenue.

The Community Corridor area includes lots fronting the Island Highway and some adjoining lots on the
north side of the Island Highway. Limited mixed-use intensification and public space improvement
should be concentrated at the Helmcken Intersection, with residential uses occupying the other
portions of the corridor.

Development in the Harbour-Helmcken Community Corridor should be carefully reviewed to consider
the following:

e Mixed-use intensities appropriate for the corridor’s lots sizes and adjacent residential areas.

e Commercial uses should be neighbourhood-serving and limited to properties located near the
Helmcken Intersection.

e Circulation, access and parking.

e Right-of-way conditions and pedestrian safety, including connections across the
Island Highway and Helmcken Road.

e Placemaking and the quality of the built environment.

e Strong and safe connections to surrounding residential areas, the waterfront, HelImcken Road,
View Royal Elementary School and the planned Town Centre.

e Opportunities to consolidate and rezone lots fronting the Island Highway to higher residential
densities.

The Harbour-Helmcken Community Corridor should be planned to compliment [sic] and not compete
with the future Town Centre. Planning decisions in the Harbour and Helmcken neighbourhoods should
recognize the community’s aspiration for the development of the Town Centre and ensure that land
use planning in other areas does not inhibit eventual development of the Fort Victoria site.
Development outside the Community Corridor shall be discouraged.
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Comments from October 2020 mailout

Communication 1 of 3

From: Timothy Ankenman <timothy@amarchitects.com>
Date: Mon, Oct 26, 2020 at 10:27 AM

Thanks, S 'l don't know if you have access to or renderings but the building "reads" as a
four-storey project albeit we do have 2 partial floors terraced back from the main facades. The
overall height of the building (even with the top two floors) will be at the approximate height of
the building right next door (Lion's Cove) so | am very confident the building will blend in very
suitably with the existing and future context.

Please do not hesitate to contact me should you have any further questions or if you don't have
access to the renderings.

We really appreciate your support!!!!
Timothy Ankenman Architect | AIBC | MRAIC | M.Arch. | AIA | Founding Principal

On Mon, Oct 26, 2020 at 7:47 AM S wrote:

Thanks Timothy, my initial question is regarding the proposed height of the building, how many stories
are currently being planned? I’'m happy to see the next phase of redevelopment of this intersection, the
vision as | understand it has long been for the area to become the equivalent of a village centre.
Increasing foot traffic and a sense of community whilst simultaneously shifting away from the growing
feeling of Craigflower/ Helmcken being a secondary highway would be positive.

Thanks for your time, S

From: Timothy Ankenman <timothy@amarchitects.com>
Sent: October 23, 2020 2:38 PM

To:

Subject: Island Highway and View Royal

Hi, S Il Thank you so much for your email and your interest on this project! Now that we are directly
connected you can ask me any questions or raise any concerns you might have.

Regarding public input from a municipal level we are hoping for this project to be brought forth to
Council in the coming weeks. That is the formal forum for you to voice your support or concerns.

Now that we have your contact information we will be sure to notify you when the Public Hearing is
scheduled but again - in the interim please feel free to contact me if you have any questions or concerns
regarding this exciting project!!

Timothy Ankenman Architect | AIBC | MRAIC | M.Arch. | AIA | Founding Principal
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Comments from October 2020 mailout

Communication 2 of 3

From: Timothy Ankenman <timothy@amarchitects.com>
Date: Fri, Oct 23, 2020 at 12:24 PM

Thank you so much for your email and interest in this project, C____ !l We are very familiar with the
parking issues surrounding the site. To that end, we are proposing 19 surface parking stalls behind the
neighborhood grocery store, and 2 levels of underground parking which includes additional parking for
the grocery store employees, visitor parking for the residential units, and ample parking for the
residential units themselves.

If you have any further questions or concerns please do not hesitate to contact me directly!!!
Again thank you!!

Timothy Ankenman Architect | AIBC | MRAIC | M.Arch. | AIA | Founding Principal

Date: October 23, 2020 at 11:42:03 AM PDT

Hello. I'm wondering about parking arrangements for this development. As neighbours, we have a big
problem with the development across the Old Island Highway from there: cars parking in no parking
areas, on boulevards, and on yellow lines. What provisions will be made to avoid this in your proposed
development?

Thank you. C

Communication 3 of 3

From: Timothy Ankenman <timothy@amarchitects.com>
Date: Fri, Oct 23, 2020 at 6:15 PM

| am humbled!! Thank you so much for the compliment and your support! It's truly appreciated.

Timothy Ankenman Architect | AIBC | MRAIC | M.Arch. | AIA | Founding Principal

On Fri., Oct. 23, 2020, 3:01 p.m. M wrote:
Hello, I live around the corner from this location and want to say | love your design and idea! You have
our support, | truly hope this project is pushed forward. It would be an excellent addition to the

community!

Thank you.
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October 30, 2020
Bunt File #: 04-20-0296

John Rosenberg

Director of Engineering& Parks
Town of View Royal

45 View Royal Ave.

Victoria, BC

V9B 1A6

VIA E-MAIL: JRosenberg@viewroyal.ca

Dear John:

Re: 298 Island Highway Traffic Impact Assessment Report - Review Letter

As requested, Bunt & Associates have conducted a review of Addoz Engineering Inc.’s October 8, 2020
Traffic Impact Assessment (TIA) report. The TIA report was revised from a previous July 9, 2020 report.

The TIA report was prepared for a proposed 59 residential unit plus approximately 6,300 Sq. Ft. of retail
area on the ground floor. The site is located on the northwest corner of the Helmcken Road & Island
Highway intersection in View Royal, BC.

Planned road alterations to site’s Island Highway frontage were also examined, these were prepared by
Westbrook Consulting Group (attached as Appendix A).

Comments based on our review of the report are provided below.

1. The report acknowledges that the Town of View Royal has plans for Helmcken Road & Island
Highway intersection improvements and that no alterations from these plans are being
considered. They then however proceed to recommend and analyze in detail significant road
alignment and laning alterations.

2. It is recommended that the Town maintain its current plans for the intersection as illustrated in
Westbrook’s attached drawing. This is preferred over the report’s recommended laning
alterations for the following reasons:
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e Adding second Island Highway through lanes at the intersection does indicate better
intersection performance when examining the intersection in isolation, however the
operation and safety impacts of introducing merge points is not fully considered
within the analysis.

e The report indicates the intersection will encounter reduced queue lengths, however it
is noted that these reduced queues are largely due to the second storage lane being
added at the intersection and therefore they are not a product of fewer queuing
vehicles or more vehicles traveling through the intersection.

e The Town proposed alignment creates important consistency along the Island
Highway corridor which has a one lane cross section at both approaches to the
intersection.

3. The report discusses various options to enforce the no-left turn regulations at each site
driveway. While the report does not recommend the addition of physical barriers we would
suggest the Town consider requesting that the applicant provide flex posts on pin-curbs or a
similar physical barrier system (with both curb and flex posts) to ensure vehicles do not attempt
potentially dangerous left-out/in turn movements.

4. The proposed parking supply as shown in Table 18 is compliant with bylaw for residential
vehicle spaces, but it is not compliant with commercial space requirements. The report does
note that commercial visitors may use nine parking spaces within the parkade structure,
however this is not illustrated in the report (area would need to be outside of parkade gate) or
in Table 18. The Town should seek confirmation that nine spaces marked as visitor spaces, that
are accessible for commercial and residential visitors will be provided within the parking
structure. These additional nine commercial spaces not being outside of resident parking gates,
would represent a variance from Town bylaw.

5. All bicycle parking should be provided at the P1 level for easier cyclist access to encourage mode
shift towards more sustainable forms of transportation.

6. Loading vehicle turn paths and design vehicles appear appropriate for the proposed land uses.

7. It is recommended that the development seek more substantive Transportation Demand
Management (TDM) initiatives to offset its impact to the adjacent transportation network and to
promote non-single occupant vehicle transportation. The report’s offer of bicycle parking over
Bylaw requirement is considered a minimal offering. Additional TDM should be offered, items to
consider are:

e Contribution to proposed active transportation elements of the planned frontage
improvements;
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e Engage with BC Transit to explore opportunities to improve adjacent bus stop(s),
improvements may include shelters from rain and wind, benches, and/or real-time transit
information displays.

e A bicycle repair station provided within the buildings bicycle parking room can help
promote resident cycling.

Kdkkkdk

Thank you for the opportunity to provide comment on this report. Please contact the undersigned should
you have any questions.

Best regards,
Bunt & Associates

Jason Potter, M.Sc. PTP
Senior Transportation Planner
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APPENDIX A: WESTBROOK CONSULTING INC. ISLAND HIGHWAY IMPROVEMENTS
DRAWING # 306702
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