HIGH BIRNSIEEN

RESPONSIBLY DEVELOPING SMARTER REAL ESTATE

5. be arranged so rays of light are directed upon the parking, walking, loading, or corridor
areas and not upon adjacent land or streets; and
Lighting will be designed such that it provides ample lighting for security with
minimal pollution to adjacent properties.

6. excluding light fixtures that are incorporated into canopies, lighting of offstreet parking
and loading areas should:
i. be so arranged that no part of any fixture is more than 4.5 metres above
finished ground level, and
ii. not overhang manoeuvring aisles or loading spaces

Energy, Water Conservation, and Greenhouse Gas Reduction
a. Building siting, design and landscaping to take advantage of passive solar exposure in
wintertime and reduce sun penetration in summer is encouraged. This guideline does not apply
to sites which do not receive substantial solar exposure;
Windows have been provided along South-Facing units, allowing for passive solar gain in the
winter. Shading through use of architectural brise-soleils over South-Facing windows will
provide protection against overheating in the summer.

b. Incorporation of solar panels as a supplementary or alternative energy and geothermal heating
is encouraged; and
- Highstreet will provide each building with as much as 90kW of solar photovoltaics, enough to
offset nearly all common area energy use. Highstreet has installed over 500kW of solar
photovoltaics to date.

¢. Landscaping should be drought resistant; xeriscaping is encouraged.
- The landscaping chosen for the property will be dominated by native, drought-resistant
plants, and provided with Built Green approved water-efficient irrigation practices.

Landscape Guidelines
a. All areas not covered by buildings, structures, driveways or parking and loading areas should be

landscaped;
- Confirmed. See landscape plans.

b. All landscaping should be installed in accordance with sound landscaping principles;
- Confirmed. See landscape plans.

c. Landscaping of boulevards should be required, including street trees, in accordance with the
following: A minimum of:

1. one high-branched tree, of at least 5-centimetre calliper at breast height at time of
planting, for every 6.0 metres of street property line with a maximum distance between
trees of 12.0 metres, where the type and spacing of trees is to form a sidewalk canopy.
Tree species should be compatible with the overall street tree character of the area; and
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- It should be noted on title document FB161769 Schedule A, a requirement of trees is
“provision of 5cm caliper street trees along the boulevards at approximately 20m
spacing” This would mean a total of approximately 16 trees, whereas with the
above DPA Guideline requirement it would mean a total of 56 trees. We have
provided a total of 22 trees at key points between the development and the pathway
to the west.

2. aminimum of 3 cubic metres of appropriate soil and growing space for each tree.
- Confirmed. See landscape plans.

d. Landscaping for screening purposes should provide an effective landscape screen at the time of
planting;

- Landscaping has been designed such that adjacent roadways are screened visually from the
community and road noise is attenuated through use of mid-height bushes and trees.
Additional landscaping will be provided between the property and the pedestrian
thoroughfare to the West to mitigate any light or noise pollution.

e. Existing mature trees should be retained wherever possible;
- There are minimal mature trees that can be retained. Where possible, existing trees and
shrubs will be retained.

f. Alllandscaping should be serviced with an automatic watering system to allow new plantings to
become established and where necessary for landscape maintenance;
- The landscaping chosen for the property will be dominated by native, drought-resistant
plants, and provided with Built Green approved automated water-efficient irrigation
practices.

g. Fences should be aesthetically designed and be compatible with adjacent developments. Chain
link fences should not be permitted. Fencing should be robust and minimum commercial grade.
Wood fencing should have minimum 6” x 6” posts and 2” x 4” horizontal supports at the top and
bottom of fence panels. All wooden fencing and other wooden landscape components should
be treated with paint, stain, or other preservative, or contain a natural preservative (i.e. cedar);
- The site fencing will be aluminum fencing as shown on the landscape plan in this submission.

h. Extensive landscaping should be provided along Anderton Road frontages between Comox Ave
and Guthrie Road; and
- N/A

i. Wherever practical, surface parking areas should be softened with the planting of trees
throughout to visually break-up the parking areas.

- Tree islands and shrubs have been provided throughout to break-up parking areas. Please
see the landscape plan in this submission.
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Pedestrian Guidelines:
a. Continuous “active” frontages should be provided along all streets, for example shops, displays,
entrance doors;
Commercial space, residential balconies, and main entryways have all been provided along
adjacent streetfronts.

b. Continuous weather protection on all main streets is encouraged. Weather protection should
consist of light, translucent or transparent canopies and awnings. Solid, built canopies or
arcades, which tend to reduce desirable daylight and brightness, should not be permitted. These
features should project at least 1.8 metres over the sidewalk;

- Highstreet has provided solid canopies over entryways, as well as a shorter “brow” sheltering
storefront glass on the 1* floor of building D. Non-permanent weather protection has not
been provided.

c. Safe, convenient pedestrian routes for all units should be provided from the unit to an abutting
street;
- Safe convenient pedestrian routes have been provided from all building entryways, either to
adjacent streets or as a direct connection to a proposed pedestrian thoroughfare.

d. All pedestrian routes should be designed for universal access to accommodate persons with
disabilities;
- Pedestrian routes that are required to be barrier free have been designed to accommodate.

e. Where a driveway or manoeuvring aisle provides part of a pedestrian route, the pedestrian
pathway should be a minimum width of 1.5 metres and be demarked by use of concrete or
interlocking brick to differentiate it from the rest of the driveway or manoeuvring aisle. If the
pedestrian pathway is the same elevation as the adjacent driveway or manoeuvring aisle, it may
be included in the overall driveway and manoeuvring aisle width in determining compliance to
minimum widths established in the Town’s Zoning Bylaw.

- All pedestrian routes are separated from driving aisles.

Parking Guidelines:
a. Residential parking for a mixed-use development on a parcel should be separated from parking
for commercial or other uses;
- Commercial space has been planned for Building D only. Residents of the building will have
exclusive access to belowground parking, and aboveground parking will further be
delineated via permanent signage.

b. Council may consider a reduction in parking spaces based on a mix of complimentary uses,
different peak time usage or other factors. A parking study by a professional engineer may be
required in accordance with Comox Development Approval Information Bylaw No. 1530, 2007
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- Aparking study performed by a McElhanney Engineering Services has been. included as part
of the Traffic Impact Assessment, as included in the application.

¢. No parking spaces, loading spaces other than passenger drop off areas, associated manoeuvring
aisles or driveways should be located between a building and adjacent street;
The proposed site plan conforms to this requirement.

d. Residential parking facilities are encouraged to be under cover and below the building or below
ground, except on sites of less than 630 square metres in area or for detached housing;
- Underground parking has been provided under the footprint of each building. Below grade
parkades comprise almost 50% of the proposed parking.

e. Except for developments containing no more than two dwelling units, all off-street parking and
loading spaces should be located a minimum of 4.6 metres, measured horizontally from an
openable window to residential accommodation located on a storey within 3.0 metres
measured vertically from the surface of the parking or loading space; and
- The project conforms to this requirement, with distances from parking spaces to the nearest

residential window ranging from4.62m — 6.05m.

f.  Except for driveways and loading areas, all parking areas not located within a structure should
be set back 1.5 metres from the site boundaries. This setback should be landscaped with ground
cover with a continuous hedge or wood or masonry wall between 75 centimetres and 90
centimetres in height.

- The project cohforms to this requirement, with parking setbacks being 1.5m or greater
except for the proposed parking on Lot B on the west side of building D.
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To review the full 695 Aspen Traffic Impact Assessment dated
August 18, 2019 by Denny Leung, P.Eng. and Cameron Perkin, EIT,
please visit the Planning Department at 1809 Beaufort Avenue
between the hours of 8:30am and 4:30pm or use the following link:
http://comox.ca/modx/traffic-impact-assessment-for-rz-19-7-695-
aspen-road

Following this page is an Engineer's Traffic Review of Pedestrian
Crossings and Curb Extensions as an addendum to the above Traffic
Impact Assessment.
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Elliot Turnbull
m———— —
From: Jody Martens
Sent: January-23-20 5:53 PM
To: Regina Bozerocka; Gail Andestad; Elliot Turnbull
Cc: Christina Wilson; Denny Leung
Subject: FW: 695 Aspen - Traffic Review of Pedestrian Crossings and Curb Extensions

From: Denny Leung <dleung@mcelhanney.com>

Sent: January 23, 2020 5:27 PM

To: Jody Martens <jmartens@highstreetventures.ca>

Subject: 695 Aspen - Traffic Review of Pedestrian Crossings and Curb Extensions

Hi Jody,

As requested in your January 21, 2019 email, the following is our response and comments to the pedestrian crossing
questions raised by the Town of Comox:

Based on our initial assessment, additional pedestrian crossing infrastructure beyond a ground mounted sign, is not
warranted at both of the crosswalk locations along Murrelet Drive. This is based on Table 1 (Decision Support Tool ~
Treatment Decision Matrix) of the Pedestrian Crossing Control Guide (3™ Edition) developed by the Transportation
Association of Canada (TAC), as shown below.

Table 1: Decision Support Tool - Treatment Selection Matrix

Total Number of Lanes |

Average Daily Speed Limit ' 3 e 2or3 2 fanes/
Traffic {krn/h) 1 or 2 lanes , tanes/direction direction w/fo
(two-way) {one-wayl
w/ raised refuge raised refuge
1,500 £50 | GM GM GM GM GM+
<ADTS [ 60 | GM+ GM+ OF RRFB or OF * RRFB
4,500 20 ___RRFB RRFB OF oF OF
4,500 550 M GM GM GM RRID
<ADT < & | aMe GM+ OF RRFB or OF * oF
5,000 70 | RRFB OF OF OF 15
000 | s50 | GM RRFB OF RRFB or OF OF
<ADTS | €0 ~___RRFB RRF8 OF RRFB or OF TS
12,000 70 e O _ OF _OF 15 15
12,000 < 50 RRFB RRFB OF "RRFB or OF © OF
<ADT S 51 RRFB OF OF RRFB or OF ~ 15
15,000 70 OF T 1S TS TS
%50 | RRF8 OF OF RRFB or OF * TS
15000 | 60 | RRFB BgIE TS s 15
70 ; OF 15 TS TS 15

The average daily traffic currently does not exceed 1,500 vehicles even with the addition of development traffic in 2021.
By 2041, daily traffic volumes are not expected to exceed 2,000 vehicles. Regardless of pedestrian volumes, a minimum
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of 12,000 vehicles per day is required to warrant a RRFB (Rectangular Rapid Flashing Beacon) based on a 2-lane road
with a 50 km/h posted speed limit.

Also, regarding the proposed curb extensions, we provide the following additional comments:

o In general, curb extensions create a shorter crossing distance for pedestrians and increase visibility of
pedestrians.
e For the main development driveway, we support truncating the south curb extension and removing the

northwest curb extension, as this would help channel pedestrians to use the east crosswalk. Refer to sketch
below:

e For the existing crosswalk that connects to a pedestrian path to the west, we recommend removing the south
curb extension as there could be an impact to the existing driveway. The proposed north curb extension can
remain to reduce crossing distance. Refer to sketch below:
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e Hazard markers (sign number RB-36R) should be installed at the front of the curb extensions to warn motorists
of the raised curb, as shown in sample image below:

(RS |

e To further enhance safety, pedestrian crosswalk ahead signs (sigh number WC-2R) can be installed to notify
motorists that there is an upcoming crosswalk. This sign is typically used when visibility is limited.

3
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WC-2R
RIGHT SIDE
PEDESTRIAN
CROSSWALK AHEAD
{8080}

In addition, we recommend adding zebra crossing and sidewalk at the north end on the east side of the main driveway
for pedestrian crossing continuity and consistency inside the development.
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I trust this high level review met your requirements. Please consider this email as a certified statement and forward this
to the Town of Comox.

S LEI_

As agreed, Highstreet Ventures Inc. will retain McElhanney to provide traffic and safety engineering related reviews on
an as & when basis during the detailed design stage.

If you have any other questions, please let us know.

Regards,

Denny Leung, P.Eng.

Division Manager

Traffic & Road Safety Division

McElhanney

www.mcelhanney.com

Suite 2300 Central City Tower | 13450 - 102 Ave | Surrey BC V3T 5X3
D 604 424 4860 | T 604 596 0391 | C 604 657 2117
dleung@mcelhanney.com

Regular Council Meeting February 5, 2020 PAGE 136



Connect with McElhanney: Facebook | Twitter | LinkedIn

A McElhanney

This message and attachment may contain privileged and confidential information. If you are not the intended recipient, please notify us of our error, do not
disseminate or copy this communication, and destroy all copies.
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* SOUTHERN PROPERTY.
LINE - VIEW FROM
NORTH SIDE O
MURRELET
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Shadow Study - 10:14am, December 21st - 2 Hours after sunrise

Produced January 10, 2020 695 Aspen Rd, Comox BC'
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Highstreet Ventures - 602 -1708 Dolphin Ave, Kelowna BC

Shadow Study - 12:00pm, December 21st - Noon

_| Produced January 10, 2020 595 Aspen Rd, Comox BC
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Shadow Study - 2:22 pm, December 21st - 2 Hours before sunset

Produced January 10, 2020 | 695 Aspen Rd, Comox BC
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Highstreet Ventures - 602 -1708 Dolphin Ave, Kelowna BC

Shadow Study - 7:12 am, June 21st - 2 Hours after sunrise

Produced January 10, 2020 695 Aspen Rd, Comox BC
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Highstreet Ventures - 602 -1708 Dolphin Ave, Kelowna BC

Shadow Study - 12:00 pm, June 21st - Noon

Froduced January 10, 2020 695 Aspen Rd, Comox BC
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Shadow Study - 7:31 pm, June 21st ~ 2 Hours before sunset

Produced January 10, 2020 695 Aspen Rd, Comox BC
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Highstreet Ventures - 602 -1708 Dolphin Ave, Kelowna BC

Shadow Study - 9:19 am, March 21st - 2 Hours after sunrise

Produced January 10, 2020 695 Aspen Rd, Comox BC
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Highstreet Ventures - 602 -1708 Dolphin Ave, Kelowna BC

Shadow Study ~ 12:00 pm, March 21st - Noon

Produced January 10, 2020 695 Aspen Rd, Comox BC
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Shadow Study - 5:35 pm, March 21st - 2 Hours before sunset

Produced January 10, 2020 695 Aspen Rd, Comox BC:
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