STAFF
REPORT

TO: Advisory Design Panel MEETING DATE: April 7, 2021
FROM: Katie Thomas FILE NO:3220-GibsonsWay-1028
Planner 1

SUBJECT: Development Permit (Form and Character) for 1028 Gibsons Way

RECOMMENDATIONS

THAT the report titled Development Permit (Form and Character) for 1028 Gibsons Way
be received;

AND THAT the proposal for Development Permit DP-2021-03 for 1028-1042 Gibsons Way
aligns with the majority of the Development Permit area guidelines.

BACKGROUND / PURPOSE

The Town of Gibsons has received an application for Development Permit for a new car
dealership at the site of Haley Dodge — 1028-1042 Gibsons Way, enclosed as Attachment A, the
subject property is shown in figure 1.

The property is currently 3 lots and will be consolidated prior to Building Permit. The proposed
consolidated lot will be spilt zoned Upper Gibsons Commercial (C-1) and Automobile Commercial
3 (C-3). The Official Community Plan designates the property in Development Permit Area 3
(DPAS3) Upper Gibsons Commercial Area. Form and Character guidelines apply to all buildings
and structures within a DPA and are evaluated with consideration to the intended use and project
scope and context.

The purpose of this report is to review the proposed building design in relation to the Development
Permit Area 3 guidelines and obtain comments from the Advisory Design Panel (ADP).

— T W e — s

Figure 1: Location of subject property
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DISCUSSION
Role of staff, ADP and Council in Form and Character Development Permit Area decisions

Staff usually meet with an applicant at least once prior to application submission to explain the
planning process, Development Permit guidelines, fees and timelines. Once an application for
form and character is received, staff will assess the proposal and refer the application to the
Building Official, Infrastructure Services, Gibsons Fire Department, Squamish Nation and the ADP
for comments prior to Council’s consideration of a decision.

Staff prepare a report evaluating the proposal against the Form and Character guidelines and
make a recommendation to the ADP for consideration.

The ADP will review the proposal along side the Development Permit guidelines and provide
comments as to whether the proposal fits with the guidelines, or if revisions should be made. The
recommendations from the ADP will be used to prepare a staff recommendation to Council.
Should the ADP provide several proposed changes, staff may take these back to the applicant in
order for the application to be revised prior to taking the application to Council for consideration.

When presenting the application to Council, staff will provide a report, application materials,
referral comments, and minutes from the ADP as well as a staff recommendation.

Council’s role is to decide whether the application meets the design guidelines outlined in the
Official Community Plan’s Development Permit Area and provide authorization for issuance.

Proposal

The applicant proposes to consolidate the 3 existing lots, shown in figure 2, into one parcel. Lot
D (1042 Gibsons Way) is zoned C-1 while Lots 52 and B (1028 Gibsons Way) are zoned C-3.
The applicant proposes to demolish the 2 existing buildings and replace them with one large
building which will serve as a dealership and service centre for vehicles. Due to the differing
zones, there is a difference between front setbacks along Gibsons Way. The front of lots 52 and
B will become an outdoor sales centre, with new vehicles parked here for sale, as shown in figure
3. A rendering of the proposed building is shown in figure 4.

"
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Figure 2: Survey of the existing buildings and the composition of the lots
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Figure 3: Proposed Site Plan
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Figure 4: Rendering of the new proposed dealership

Development Permit Area Guidelines

The objective of DPA 3 is to improve the commercial area and enhance the appearance of private
developments for the benefits of visitors, residents and businesses.

Staff have reviewed the application, enclosed as Attachment A, with DPA 3 guidelines. Table 1
summarizes the DPA 3 guidelines, provides staff comments and determines whether the proposal
meets the design guidelines
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DPA 3 Guidelines

Staff Comments

General Form and Character of Develo

pment

Siting of buildings near the front of a
parcel with the building’s front face and
main access facing the street

Yes —the showroom has been located along the front
property line of 1042 Gibsons Way. Figure 2, shows
that the front property lines of 1042 are located closer
to the paved road than 1028 and neighbouring lot 52

Parking at the rear or side of buildings
rather than the front.

No — there is a large expanse of parking area at the
front of the building

Significant landscaping adjacent to
public roadways and integrated within
the site, use of both architectural and
landscape features to provide a
“gateway” or distinct entrance.

Yes- the landscaping improves the existing condition
of the site, and creates an attractive frontage to the
vehicle centric property.

The form and character should support
and enhance the small town character.

Input required-

Staff suggest that the landscaping helps to add
personality to the property and create a more unique
site.

West Coast design features should be
included in the design.

Input required -it is Staff opinion that the form and
character is generic and lacks west coast design
features along the frontage

The use of natural colours is
encouraged, and the use of a variety of
complementary colours as accents is
also encouraged to promote visual
interest.

Yes - The corporate greys and silver colours are
used, the wood-type elements break up the massing
to promote some visual interest

Design lighting to minimize light spill,
glare and sky glow by using non-glare
full cutoff fixtures.

Yes - Down lights are proposed minimizing light spill

Building Form, Scale and Massing

Varied building forms will be
encouraged. Long, single story buildings
should incorporate elements that add
vertical definition such as sloped roofs or
facade treatments such as facia or
awnings.

Yes - The building is modulated with 2 heights and
added roof modulation, the windows, garage doors
and different siding to add vertical definition

Large areas of blank wall are not
acceptable on a face with a pedestrian
or residential area orientation. Smart
Plan — Page 107

Yes — no blank walls are proposed

Wall lines should be off-set and
modulated along the building elevation
to create visual interest along the
building section

Yes — the building steps back dramatically
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DPA 3 Guidelines

Staff Comments

Pitching and stepping down of rooflines
should be incorporated to vary height in
the roofscapes of buildings.

Yes — The building steps down on the west side

General modification of standardized
corporate franchise building designs or
features may be required in the event of
conflict with these design guidelines.

Yes - The landscaping plan helps to detract from the
standardized corporate design

Siting of Building and Structures

Buildings should be sited with the
entrance to the buildings facing the
street (Gibsons Way, North Road or the
access road) to encourage creation of
an interest and access for pedestrians.
Buildings on corner sites should have
facade interest facing both streets.

Yes - The pedestrian entrance is located along
Gibsons Way, the entrance is emphasized with steps
from the Gibsons Way sidewalk and the corporate
“archway”.

Accessible access is located at the rear, next to the
parking .

Parking should occur at the rear or side
of buildings rather than the front and
shall be buffered from view by significant
landscape islands.

Input required — Parking for the sales centre and
service is located at the rear of the building. The
frontage is predominately outdoor vehicle sales

The buildings or structures should be
used to reinforce the definition of street
corners.

No -the building is situated along the west side of the
property, with the east portion of the lot open for
outdoor car sales.

Natural landscape which includes
significant tree stands should be
retained and incorporated into site

development plans when feasible.

n/a -There are no significant trees on the property.
The landscaping plan is to be updated to the latest
plan.

Pedestrian Environment

Buildings and structures should be
pedestrian oriented at the ground level.
This can be achieved by:

e an emphasis on the fenestration
(the arrangement and
positioning of windows)

e inclusion of weather protection
along outside pedestrian routes
through the use of awnings,
arcades and canopies

e weather protection must be
integral with the building form,
and the materials and colors
used should be consistent with
the facade

Input required —the sales centre along the Gibsons
Way frontage provides an active frontage with large
windows.

The proposal looks to provide an awning over the rear
pedestrian entrance, which will likely be the most
active entry to the building.
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DPA 3 Guidelines

Staff Comments

A minimum 3.0 metre planted edge
between the sidewalk and the building or
parking edge should be established

Yes - a landscaped buffer is proposed between the
sidewalk and lots 52 and C — the updated landscape
plan will include the frontage along lot B.

Landscaping

A detailed professional landscaping plan
shall be provided.

To be updated- An extensive landscape plan was
submitted with the original proposal, the landscape
plan is required to be updated to incorporate the new
design. This will be a condition of the issuance of the
DP.

Emphasis on major road edges is
required through a combination of
“street trees” and lower plantings.

Yes- the landscaping plan emphasizes each of the
three street frontages.

Native plant materials are preferred, and
shall include a mix of coniferous and
deciduous species.

Yes — native plantings have been selected.

Parking

Parking should not visually dominate a
development. Parking areas should be
integrated into developments by such
means as incorporating significant
landscaping, coordination of outdoor
elements and linking of buildings with
parking by distinctively paved walkways.

Improves existing condition - Parking currently
dominates the property and the boulevard along
Seamount Way currently as the lot isn’t designed in
a way to provide the amount of parking required.

As this is an automobile sales and servicing centre,
staff suggest that some leeway is required when
assessing the proposal with this particular guideline.

The landscaping will prevent the parking of vehicles
on the boulevard on both Seamount Way frontages.
This will clean up the site, and provide better visibility
for pedestrian and vehicles passing by.

Parking lots should be paved and shall
include landscaped areas within the lot.
No more than 10 parking stalls in a row
should be allowed without a landscaping
break.

No- Staff suggest this should be a condition in the DP
for the visitor parking.

Low, dense screening of street fronting
stalls is required. This can be achieved
through the use of landscape materials,
or, a combination of landscape features
such as arbors or trellises which run the
length of the parking area.

Improves existing — the landscape plan improves
upon the existing grassed slope with the inclusion of
boulders and low shrubs.

There is no screening proposed along the Gibsons
Way frontage as the property owner wants to be able
to display the vehicles for passersby.
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DPA 3 Guidelines Staff Comments

Support service facilities and structures | Yes — all driveways are located at the rear from
such as loading bays, refuse containers, | Seamount way. The property will have 3 driveways to
storage areas, and utility services | serve three distinct areas of the property — sales,
should be located and screened with | service and car display.

walls, fencing, hedging, planting, other
screening materials or a combination of | The site plan does not show the refuse area.
these materials to minimize visibility
from public areas.

Sighage
All  signs should be architecturally | Yes —wall signs proposed
coordinated with the overall design of
buildings and landscaping and may
require modification of corporate or
franchise design elements

Freestanding signs should reflect a | n/a— existing freestanding sign to remain
West Coast character by using elements
of wood and / or stone.

Changeable illuminated copy signs shall | No changeable illuminated copy signs proposed
not be permitted on properties in
Development Permit Area No. 3,

REFERRAL COMMENTS

The application was referred to the following agencies for comment on February 2, 2021. The
referral was resent March 24, 2021 following an update to the proposal and the inclusion of an
additional lot.

e Sqguamish Nation

e Gibsons and District Volunteer Fire Department

o Town of Gibsons Infrastructure Services

e Town of Gibsons Building Department

Comments received are shown in table 2 below.

Referral Agency Comment

Town of Gibsons Building Department No concerns

Town of Gibsons Infrastructure Services Infrastructure Services provided comments on
Department the frontage works required and servicing.

IS state that driveways are to be at least 50m
apart and therefore the driveway may need to
be reconfigured to meet the Subdivision and
Development Bylaw.

Gibsons and District Volunteer Fire Comments provides included Building Code
Department requirements and approval is recommended
Squamish Nation No response
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NEXT STEPS

Following the Advisory Design Panel’s review, the recommendation from the Advisory Design
panel will be forwarded to Council for consideration in its decision on whether to issue the
Development Permit. Should Council authorize issuance of the Development Permit, the
applicant may then proceed with a Building Permit application.

CONCLUSION

Staff note that several of the guidelines are not applicable to this particular land use, due in part
to the fact that the Official Community Plan does not envision automobile sales along the Gibsons
Way street frontage. When referencing the Upper Gibsons Commercial area, the OCP states the
following:

Support the redevelopment of automotive and industrial uses on Gibsons Way to
more compatible commercial and retail uses.

Over time, it is anticipated that this area will redevelop with a stronger retalil
orientation, with less emphasis on service and automotive uses.

The current zoning permits the automobile use and therefore staff note that some compromises
may be required to allow the car dealership while taking the design guidelines into consideration.

Staff conclude that the proposed new building and extensive landscaping improves the existing
site considerably and provides a stronger pedestrian experience, however, there is a compromise
to the lack of definition at the Gibsons Way/Seamount Way corner.

The redevelopment of the site has an opportunity to create a gateway to the Town’s industrial
area, along Seamount/Industrial and Venture Way.

Staff recommend authorization of Development Permit DP-2021-03 subject to:
e receipt of an updated landscape plan to include Lot D
e submission of an updated site plan showing the reconfiguration of driveways to meet Town
of Gibsons Subdivision and Development Bylaw 1175.

Attachments

e Attachment A — Application Proposal
e Attachment B — Landscape Plan (Original Proposal)

Respectfully Submitted,

s

Katie Thomas
Planner |

Reviewed by: Lesley-Anne Staats, Director of Planning X
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Driveway / Parking: 27,312.0 sf - 2,537.0 m2__(Approx.)
Landscaped Area: _ 13,112.0sf - 1,218.0 m2 {Approx.)

Date: Start: Feb 22021

Plan: 1 Site Plan 1 Site Plan

Scale: 1/16: 1 2 Planting Plan

Drawn by: LP Date Drawn: Feb 28 2021
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