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MINUTES - COMMITTEE OF THE WHOLE 

 
September 6, 2018, 9:00 A.M. 

COUNCIL CHAMBERS, CITY HALL, 1 CENTENNIAL SQUARE 
Located on the traditional territory of the Esquimalt and Songhees People 

 
PRESENT: Mayor Helps in the Chair, Councillor Alto, Councillor Coleman, 

Councillor Loveday, Councillor Lucas, Councillor Madoff, Councillor 
Thornton-Joe, Councillor Young 

 

ABSENT FOR PORTION 
OF MEETING:  

 

  
Councillor Isitt 

STAFF PRESENT: J. Jenkyns - City Manager, C. Coates - City Clerk , P. Bruce - Fire 
Chief, S. Thompson - Director of Finance, J. Tinney - Director of 
Sustainable Planning & Community Development, F. Work - Director 
of Engineering & Public Works, T. Soulliere - Director of Parks, 
Recreation & Facilities, B. Eisenhauer - Head of Engagement, C. 
Havelka - Deputy City Clerk, A. Meyer - Assistant Director of 
Development Services, A. Hudson - Assistant Director of Community 
Planning, C. Mycroft - Manager of Executive Operations, T. Zworski - 
City Solicitor, C. Medd - Planner, L. Taylor - Senior Planner, J. 
Tarbotton - Senior Planner Housing Policy, M. Sandhu - Manager, 
Interdisciplinary Projects, K. Sidhu - Committee Secretary 

 

A. APPROVAL OF AGENDA  

Moved By Councillor Madoff 
Seconded By Councillor Alto 

That the agenda be approved. 

 Amendment 

Moved By Councillor Madoff 
Seconded By Councillor Alto 

That the Agenda of the September 6, 2018, Committee of the Whole meeting be 
amended as follows: 
 

Consent Agenda: 

C.1 – Minutes from the Special Joint meeting held June 26, 2018 

C.2 – Minutes from the Committee of the Whole meeting held August 2,  
2018 
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F.4 – 515 Chatham Street – Development Permit with Variance Application Permit  
  No. 00085 
 
G.3 – CRD Arts and Culture Support Service Establishment Amendment Bylaw 
 
G.4 – Bylaw Officers 
 
G.5 – Proclamation – International Deaf Week 
 
G.6 – Proclamation – Wrongful Conviction Day 
 
G.7 – Proclamation – Ride for Refugee Day 
 
G.8 – Proclamation – Prostate Cancer Awareness Month 
 
G.9 – Proclamation – BC Thanksgiving Food Drive for the Food Bank Day  
 
G.10 – Proclamation – United Way Day 
 
G.11 – Proclamation – Performance & Learning Month  
 
I.1 – Attendance at the Global Climate Action Summit, San Francisco Sept 12-14 
 
I.2 – Attendance at the UBCM Conference for Councillor Isitt, Whistler Sept 11-14 
 
I.3 – Attendance at the UBCM Conference for Mayor Helps, Whistler Sept 11-13 
 
I.4 – Attendance at the UBCM Conference for Councillor Coleman, Whistler  

Sept. 11-14 
   
CARRIED UNANIMOUSLY 
 
Main Motion as amended 
 
CARRIED UNANIMOUSLY 

 
 

B. CONSENT AGENDA 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the following items be approved without further debate: 

 C.1 Minutes from the Special Joint meeting held June 26, 2018 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 
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That the minutes from the Special Joint meeting held June 26, 2018 be adopted. 

CARRIED UNANIMOUSLY 

 

C.2 Minutes from the Committee of the Whole meeting held August 2, 2018 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the minutes from the Committee of the Whole meeting held August 2, 2018 
be adopted. 

CARRIED UNANIMOUSLY 

 

F.4 515 Chatham Street - Development Permit with Variance Application Permit 
No. 00085 (Downtown) 

Committee received a report dated August 15, 2018 from the Director of 
Sustainable Planning and Community Development proposing to construct a five-
storey, mixed-use building containing ground-floor commercial uses with 
residential units above for property located at 515 Chatham Street. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, consider the following motion: 

“That Council authorize the issuance of Development Permit with Variance 
Application No. 00085 for 515 Chatham Street, in accordance with: 

1. Plans date stamped July 16, 2018. 

2. Development meeting all Zoning Regulation Bylaw requirements, except 
for the following variance: 

i. increase the height from 15m to 16.43m. 

3. That Council authorize the Mayor and City Clerk to execute 
encroachment agreements, to be executed at time of the building permit 
approval, in a form satisfactory to the City Solicitor and the Director of 
Engineering and Public Works for: 

a. building encroachment(s) adjacent to Chatham Street and Store 
Street. 

b.  anchor-pinning in the City Right-of-Way. 

4. Final plans to be in accordance with the plans date stamped July 16, 
2018, to the satisfaction of City staff. 

5. The Development Permit lapsing two years from the date of this 
resolution.” 

 

Should the above resolution be endorsed, that Council consider the following 
motion: 
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“The previously approved Development Permit No. 00034 for 515 Chatham 
Street approved May 24, 2018, be rescinded.”  

  CARRIED UNANIMOUSLY  

 

G.3 CRD Arts and Culture Support Service Establishment Amendment Bylaw 

Committee received a report dated August 21, 2018 from the City Clerk 
presenting a Bylaw that if approved, authorizes amendments to the Arts and 
Culture Support Service. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That Council consent to the adoption of CRD Arts and Culture Support Service 
Establishment Bylaw No. 1, 2001 Amendment Bylaw No. 5, 2018. 

  CARRIED UNANIMOUSLY 
 

G.4 Bylaw Officers 

Committee received a report from the City Clerk dated September 4, 2018 
regarding the requirement for a specific Council resolution to enable a Bylaw 
Officer to act with full capacity. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That Council approve the appointment of Barrie Cockle: 

1. as a Bylaw Officer pursuant to section 2(a) of the Inspection Bylaw (06-  
061); 
2. as a Business Licence Inspector for the City of Victoria 

 
CARRIED UNANIMOUSLY 

 

G.5 Proclamation - International Deaf Week 

Committee received a report dated August 16, 2018 from the City Clerk 
regarding a proclamation for an "International Deaf Week" for September 23-30, 
2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the International Deaf Week Proclamation be forwarded to the September 6, 
2018 Council meeting for Council's consideration 

  CARRIED UNANIMOUSLY 
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G.6 Proclamation - Wrongful Conviction Day 

Committee received a report dated August 16, 2018 from the City Clerk 
regarding a proclamation for a "Wrongful Conviction Day" for October 2, 2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the Wrongful Conviction Day Proclamation be forwarded to the September 
6, 2018 Council meeting for Council's consideration. 

  CARRIED UNANIMOUSLY 
 

G.7 Proclamation - Ride for Refugee Day 

Committee received a report dated August 16, 2018 from the City Clerk 
regarding a proclamation for a "Ride for Refugee Day" for September 29, 2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the Ride for Refugee Day Proclamation be forwarded to the September 
6, 2018 Council meeting for Council's consideration. 

CARRIED UNANIMOUSLY 
 

G.8 Proclamation - Prostate Cancer Awareness Month 

Committee received a report dated August 27, 2018 from the City Clerk 
regarding a proclamation for a "Prostate Cancer Awareness Month" for 
September 2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the Prostate Cancer Awareness Month Proclamation be forwarded to the 
September 6, 2018 Council meeting for Council's consideration. 

  CARRIED UNANIMOUSLY 

 

G.9 Proclamation - BC Thanksgiving Food Drive for the Food Bank Day 

Committee received a report dated August 27, 2018 from the City Clerk 
regarding a proclamation for a "BC Thanksgiving Food Drive for the Food Bank 
Day" for September 15, 2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the BC Thanksgiving Food Drive for the Food Bank Day Proclamation be 
forwarded to the September 6, 2018 Council meeting for Council's consideration. 

 
  CARRIED UNANIMOUSLY 
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G.10 Proclamation - United Way Day 

Committee received a report dated August 27, 2018 from the City Clerk 
regarding a proclamation for a "United Way Day" for September 19, 2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the United Way Day Proclamation be forwarded to the September 6, 2018 
Council meeting for Council's consideration. 

CARRIED UNANIMOUSLY 
 

G.11 Proclamation - Performance & Learning Month 

Committee received a report dated August 16, 2018 from the City Clerk 
regarding a proclamation for a "Performance & Learning Month" for September 
2018. 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That the Performance & Learning Month Proclamation be forwarded to the 
September 6, 2018 Council meeting for Council's consideration. 

  CARRIED UNANIMOUSLY 
 

I.1 Attendance at the Global Climate Action Summit, San Francisco Sept 12-14 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That Council authorize the attendance and associated costs for Mayor Lisa Helps 
to attend the Global Climate Action Summit to be held in San Francisco, 
September 13-14, 2018. 

  CARRIED UNANIMOUSLY 
   

I.2 Attendance at the UBCM Conference for Councillor Isitt, Whistler Sept. 11-
14 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That Council authorize the attendance and associated costs for Councillor Isitt to 
attend the Union of BC Municipalities Conference to be held in Whistler, BC, in 
September 2018. 

  CARRIED UNANIMOUSLY 
 

I.3 Attendance at the UBCM Conference for Mayor Helps, Whistler Sept, 11-13 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 
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That Council authorize the attendance and associated costs for Mayor Lisa Helps 
to attend the Union of BC Municipalities Conference to be held in Whistler, BC, in 
September 11-13, 2018. 

  CARRIED UNANIMOUSLY 

 

I.4 Attendance at the UBCM Conference for Councillor Coleman, Whistler 
Sept. 11-14 

Moved By Councillor Loveday 
Seconded By Councillor Lucas 

That Council authorize the attendance and associated costs for Councillor Chris 
Coleman to attend the UBCM Conference to be held in Whistler, September 11-
14, 2018.  

  CARRIED UNANIMOUSLY 

 

Councillor Isitt withdrew from the meeting at 9:09 am.  

 

D. Presentation  

D.1 Second Quarter 2018 Update 

Victoria Police Report  

The Police Chief provided Committee with a presentation outlining progress 
made in the last quarter. 

Committee discussed: 

• Solutions and strategies implemented towards current issues in the City. 

• The type of tickets given out to citizens. 

• The diversity of the police organization. 

• The effect of the amount of retirees in police force. 

• Employment with the police force. 

 

Moved By Councillor Coleman 
Seconded By Councillor Alto 

That Council receive this report for information. 

CARRIED UNANIMOUSLY 

 

Operation Plan Progress Report  

Committee received a report dated August 31, 2018 from the City Manager 
detailing the City of Victoria's activities and accomplishments on major projects, 
initiatives and programs in the second quarter. 
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Moved By Councillor Coleman 
Seconded By Councillor Alto 

That Council receive this report for information. 

CARRIED UNANIMOUSLY 

 

Committee considered staff’s report “Responses to Council Motions”. 

Beepers in the Downtown: 

Moved By Councillor Thornton-Joe 
Seconded By Mayor Helps 

That Council direct that this item be considered as a part of the 2019 budget 
process. 

 CARRIED UNANIMOUSLY 

 

School Crossing Guard Program: 

Committee considered staff’s recommendation and no further action was taken.  

 

Housing Trust Fund Rental Supports: 

Committee considered staff’s recommendation and no further action was taken. 

 

Residential Rental Zoning: 

Moved By Councillor Loveday  
Seconded By Councillor Thornton-Joe 

That Committee postpone consideration of this part of the item until after the 
discussion of item F6- Proposed Inclusionary Housing and Density Bonus Policy. 

 CARRIED UNANIMOUSLY 

 

Recommendations from Advisory Committees: 

Moved By Councillor Loveday  
Seconded By Councillor Alto 

That Council forward this report with the recommendations from Accessibility 
Working Group to the 2019 budget process to receive the financial implications of 
all of these. 

  CARRIED UNANIMOUSLY 
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Councillor Isitt joined meeting at 10:58 a.m. 

 

Topaz park improvement Plan: 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

That Council direct staff to expedite work for the Topaz Park Improvement Plan. 

Amendment: 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

  Add the following wording: 

report back on funding options…including potential cost saving on design work. 

   

FOR (1): Councillor Isitt, 

OPPOSED (8): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Loveday, 
Councillor Lucas, Councillor Madoff, Councillor Thornton-Joe and Councillor Young 

 

DEFEATED (8 to 1) 

 

On the main motion: 

FOR (2): Councillor Isitt, Councillor Loveday 

OPPOSED (7): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Lucas, Councillor 
Madoff, Councillor Thornton-Joe and Councillor Young 

 

DEFEATED (7 to 2) 

 

Councillor Coleman withdrew from meeting at 11:20 a.m. and returned at 11:22 a.m. 

 

Adoption of Canadian Code of Advertising Standards: 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

That the report be received for information 

  CARRIED UNANIMOUSLY 
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Accessibility in the City Hall: 

Committee discussed with staff the improvements for accessibility at City Hall 
which are currently being reviewed, noting that an assessment led by third party 
professionals will provide further guidance. 

 

Safe Consumption Sites: 

Moved By Councillor Isitt 
Seconded By Mayor Helps 

1. That Staff be directed to investigate beginning in the first quarter of 2019 
regulations in other jurisdictions governing consumption sites for cannabis 
use. 

2. That this review take into consideration the City and County of Denver, 
Colorado's Cannabis Consumption Pilot Program, as well as the regulatory 
context in the City of Victoria arising from regional, provincial and federal 
regulations. 

3. That staff report back to Council on the advisability of initiating a Pilot 
Program or introducing regulations for consumption sites for cannabis use. 

 

CARRIED UNANIMOUSLY 

 

Fair Trade Policy: 

Moved By Mayor Helps 
Seconded By Councillor Alto 

That Council direct that this item be considered as a part of the 2019 budget 
process. 

 

FOR (8): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Isitt, Councillor Loveday, 
Councillor Lucas, Councillor Madoff and Councillor Thornton-Joe  

OPPOSED (1): Councillor Young 

 

CARRIED (8 to 1) 

 

As a part of the quarterly update, Committee discussed with staff the status of 
 the deer management program.  

 

Committee recessed at 11:38 a.m. and reconvened at 11:53 a.m. 
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F. LAND USE MATTERS 

F.1 210 Gorge Road - Development Permit with Variances Application No. 
00076 (Burnside)  

Committee received a report dated August 23, 2018 from the Director of 
Sustainable Planning and Community Development proposing to construct a six-
storey, multi-unit residential building at property located at 210 Gorge Road. 

Committee discussed: 

• the concerns from the Land Use Committee 

• concerns with the height and density of the building 

• location of parking lot  

 

Moved By Councillor Isitt 
Seconded By Councillor Lucas 

That Council, after giving notice and allowing for an opportunity for public 
comment at a meeting of Council, and after the Public Hearing for Rezoning 
Application No. 00620, if it is approved, consider the following motion: 

 
“That Council authorize the issuance of Development Permit with Variances 
Application No. 00076 for 210 Gorge Road East, in accordance with: 

1. Plans date stamped August 17, 2018. 

2. Development meeting all Zoning Regulation Bylaw requirements, except for 
the following variances: 

ii. reduce the required number of visitor parking spaces from 8 to 4 

iii. locate a gazebo in the front yard 

iv. reduce the separation space between the gazebo and the principal 
building from 2.40m to 1.55m. 

3. The Development Permit lapsing two years from the date of this resolution. 

4. The applicant entering into an agreement with a local car share company to 
secure 20 car share memberships to the satisfaction of City Staff. 

5. The applicant providing two bikes and bike share parking spaces on-site, to 
the satisfaction of City Staff.” 

 

FOR (8): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Isitt, Councillor Loveday, 
Councillor Lucas, Councillor Madoff, and Councillor Thornton-Joe 

OPPOSED (1): Councillor Young 

 

CARRIED (8 to 1) 
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F.2 953 Balmoral Road - Rezoning Application No. 00598 and Development 
Permit with Variance Application No. 000506 (North Park) 

Councillor Young left meeting at 12:12 p.m. due to pecuniary conflict with this 
item as his clients are involved with this project.  

Committee received a report dated August 23, 2018 from the Director of 
Sustainable Planning and Community Development proposing to rezone the 
property at 953 Balmoral Road from the R-2 Zone, Two Family Dwelling District, 
to a new zone in order to construct a four-storey, multi-unit residential building. 

 

Moved by Councillor Isitt 

That Council decline Rezoning Application No. 00598 and Development Permit 
with Variance Application No. 000506 for the property located at 953 Balmoral 
Road. 

MOTION DEFEATED DUE TO NO SECONDER 
 

  Council requested an alternate motion for this application.  

Moved By Councillor Isitt 
Seconded By Councillor Alto 

This item be postponed to later in this meeting. 

CARRIED UNANIMOUSLY 

 

  Councillor Young returned to the meeting at 12:23 p.m. 

F.3 505, 517, 519/521 Quadra Street and 931 Convent Place - Rezoning 
Application No. 00610 & Development Permit with Variance No. 00088 
(Fairfield) 

Committee received a report dated August 23, 2018 from the Director of 
Sustainable Planning and Community Development presenting Council with 
information, analysis and recommendations for a Rezoning and a Development 
Permit with Variances Applications for the properties located at 505, 517, 
519/521 Quadra Street and 931 Convent Place. 

Committee discussed: 

• existing character of the area 

• setbacks on landscape 

• benefit of the tenants assistance plan 

• increase of traffic in the neighbourhood 

 

Moved By Councillor Coleman 
Seconded By Councillor Lucas 

Rezoning Application No. 00610 
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That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00610 for 505, 517 and 519/521 Quadra Street and 
931 Convent Place, that first and second reading of the 
Zoning Regulation Bylaw Amendment be considered by Council and a Public 
Hearing date be set once the following conditions are met: 

1. Statutory Right-of-Way to secure 1.59 metres of the site adjacent Southgate 
Street, to the satisfaction of the Director of Engineering and Public Works 

2. Statutory Right-of-Way to secure 2.02 metres of the site adjacent Convent 
Place, to the satisfaction of the Director of Engineering and Public Works 

3. Housing Agreement to secure the residential units as rental for a 20 year 
period, to ensure that these units are not strata titled prior to the 20 year term 
of the agreement lapsing and to ensure that future strata bylaws cannot 
restrict the rental of units to non-owners, to the satisfaction of the Director of 
Sustainable Planning and Community Development 

 

Development Permit with Variances  

That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, and after the Public Hearing for Rezoning Application 
No. 00610, if it is approved, consider the following motion: 

“That Council authorize the issuance of Development Permit with Variances 
Application No, 00088 for 505, 517, 519/521 Quadra Street and 931 Convent 
Place, in accordance with: 

1. Receipt of final plans generally in accordance with the plans date stamped 
August 20, 2018, with the following changes to the satisfaction of the Director 
of Sustainable Planning and Community Development: 

i. correct minor inconsistencies between plans 

ii. siting and design of the proposed fence and guardrail as shown on the 
landscape plan 

2. Development meeting all Zoning Regulation Bylaw requirements, except for 
the following variances: 

i. reduce the required vehicle parking from 115 stalls to 95 stalls; 

ii. reduce the required visitor parking from 9 stalls to 8 stalls 

3. Receipt of a car share agreement that includes MODO car share 
memberships for 50% of the residential units to the satisfaction of the 
Director of Engineering and Public Works. 

4. The Development Permit lapsing two years from the date of this resolution.”  

 

Amendment: 

Moved By Councillor Madoff 
Seconded By Councillor Coleman 

That the application be referred back to Advisory Design Panel for comment 
where their concerns were addressed and that this letter be added to the Public 
Hearing. 
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CARRIED UNANIMOUSLY 

  Main Motion as amended 

FOR (7): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Lucas, Councillor Madoff 
Councillor Thornton-Joe and Councillor Young 

OPPOSED (2): Councillor Isitt and Councillor Loveday 

 

CARRIED (7 to 2) 

 

F.2 Continued - 953 Balmoral Road - Rezoning Application No. 00598 and 
Development Permit with Variance Application No. 000506 (North Park) 

Councillor Young left meeting at 12:31 p.m. due to pecuniary conflict with this 
item as his clients are involved with this project.  

Moved By Councillor Coleman 
Seconded By Councillor Alto 

That Committee lift from the table this postponed item.  

CARRIED UNANIMOUSLY 

Committee received a report dated August 23, 2018 from the Director of 
Sustainable Planning and Community Development proposing to rezone the 
property at 953 Balmoral Road from the R-2 Zone, Two Family Dwelling District, 
to a new zone in order to construct a four-storey, multi-unit residential building. 

Moved By Councillor Loveday 
Seconded By Councillor Alto 

 Rezoning Application No. 00598 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00598 for 953 Balmoral Road, that first and second 
reading of the Zoning Regulation Bylaw Amendment be considered by Council, 
and a Public Hearing date be set once the following conditions are met: 

1. Preparation of the following documents, executed by the applicant to the 
satisfaction of City Staff:  

a. Statutory Right-of-Way of 1.22m on Balmoral Road.  
2. The applicant provide an amenity contribution in the amount of $76,694.69 

toward the Local Amenities Reserve Fund in accordance with the City of 
Victoria Density Bonus Policy to the satisfaction of City Staff.  

3. Following consideration of Rezoning Application No. 00487, if approved, that 
Council authorize staff to prepare and enter into an Encroachment 
Agreement for a fee of $750 plus $25 per m2 of exposed shored face during 
construction, to the satisfaction of the City staff. 
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Development Permit with Variance Application No. 000506 

That, subject to review by the Advisory Design Panel and report back to the 
Committee of the Whole, that Council, after giving notice and allowing an 
opportunity for public comment at a meeting of Council, and after the Public 
Hearing for Rezoning Application No. 00598, if it is approved, consider the 
following motion: 

“That Council authorize the issuance of Development Permit with Variance 
Application No. 000506 for 953 Balmoral Road, in accordance with: 

1. Plans date stamped January 18, 2018 
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances: 
i. reduce the required number of parking spaces from 12 to 5 
ii. Part 3.3(10): reduce the front yard setback from 10.50m to 2.00m 
iii. Part 3.3 (10): reduce the side (east) yard setback from 6.10m to1.52m 
iv. Part 3.3(10): reduce the side (west) yard setback from 6.10m to 

3.64m 
v. Part 3.3(4)(1): increase the site coverage from 30% to 43% 
vi. Part 3,3(4)(6)(1): reduce the open site space from 30% to 15.30% 

3. Registration of legal agreements on the property’s title to secure the MODO 
Car Share Vehicle and parking space, car share memberships, one monthly 
transit pass for each unit over a period of three years (396 monthly passes), 
and one bicycle for each unit to the satisfaction of City Staff.  

4. Revise the landscape plan to indicate floating pavement where the proposed 
parking spaces overlap with the tree’s critical root zone in accordance with 
the arborist report prepared by Talbot Mackenzie & Associates.  

5. The Development Permit lapsing two years from the date of this resolution.” 
 

FOR (7): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Loveday, Councillor 
Lucas, Councillor Madoff and Councillor Thornton-Joe  

OPPOSED (1): Councillor Isitt 

 

CARRIED (7 to 1) 
 

Committee recessed for lunch at 12:45 p.m. and reconvened at 1:20 p.m. 

 

F.6 Proposed Inclusionary Housing and Density Bonus Policy 

Committee received a report dated August 21, 2018 from the Director of 
Sustainable Planning and Community Development seeking direction from 
Council on a draft Inclusionary Housing and Density Bonus policy, along with 
updated affordable housing targets that together will best meet Council's 
objectives in achieving affordable housing units in projects. 

Committee discussed: 
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• the importance of providing market houses 

• differences of this policy and previous policies 

• comparisons to other cities and jurisdictions’ policies 

• the importance of affordable housing 

• timeline of changes if policy is adopted 

• if this policy is balanced  

• the grace period when the policy comes into effect 

 

Councillor Loveday left meeting at 2:06 pm and returned at 2:08 pm 

 

Moved By Councillor Coleman 
Seconded By Councillor Alto 

  Motion to extend meeting until 3:30 p.m. 

CARRIED UNANIMOUSLY 

  

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

That Council: 

1. Consider the draft Inclusionary Housing and Density Bonus Policy and direct 
staff to undertake further consultation with stakeholders. 

2. Adopt the updated affordable housing targets and levels of affordability to 
guide community amenity contribution negotiations, and incorporate these in 
the Victoria Housing Strategy to be updated in Quarter Four of 2018. 

3. Direct staff to further explore pre-zoning by consulting with stakeholders, 
including the Community Association Land Use Committees.  

 

Amendment: 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

1. That the Inclusionary Housing and Density Bonus Policy referenced in 
Recommendation 1 be replaced with the below amended Inclusionary 
Housing and Density Bonus Policy. 

 

Committee agreed to separate each point of the amendment. 
 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

Policy Application 
 The affordable housing contributions outlined in this policy will only apply to Strata  
 residential rezoning proposals that are seeking bonus density beyond the existing 
 zoning (not every residential rezoning and not projects proceeding under existing 
 zoning). 
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  Some areas of the city have been identified by the OCP as areas where future   
  growth and change would be focused. These areas include the following urban   
  place designations: 

• Core designations (Core Historic; Core Business; Core Employment where residential is 
permitted; Core Inner Harbour/Legislative; Core Songhees; Core residential) 
• Town Centre 
• Large Urban Village 
• Urban Residential 

 
Within these areas, the OCP indicates a base density and a maximum density which may 
be considered where a proposed project may support provision of on-site affordable 
housing. In cases where an amendment the OCP is sought, this policy will apply to 
density beyond the current maximum, regardless of use. 

 

FOR (3): Councillor Isitt, Councillor Loveday, Councillor Young 

OPPOSED (6): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Lucas, Councillor 
Madoff and Councillor Thornton-Joe 

 
DEFEATED 

 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

Alternative Cash in Lieu Provision 
A cash contribution of $200,000 per affordable housing unit in lieu of the delivery of on-
site affordable rental units, may be considered for the following project types: 
• Projects delivering less than 10 40 net new strata units 

   

Amendment to Amendment: 

Moved By Mayor Helps 

Seconded By Councillor Alto 

That ’10’ be changed to ‘20’ 

FOR (7): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Lucas, Councillor 
Madoff, Councillor Thornton-Joe and Councillor Young 

OPPOSED (2): Councillor Isitt, Councillor Loveday 

   

CARRIED (7 to 2) 

     

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

Hardship Clause: The City will consider negotiating a different (lower) percentage in 
cases where the applicant can demonstrate an extreme financial hardship whereby the 
development viability is compromised. For instance, evidence that the land value under 
existing zoning is higher than the land value at the base OCP density will be evaluated. 
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Financial analysis undertaken to support a case for hardship must be conducted ‘open 
book’ and with absolute transparency. 
 
Effective Date Grace Period 
This policy takes effect on January 1, 2019. Applications received up to three months 
from the adoption date will be grandfathered under the previous Density Bonus Policy 
requirements. 

 

Amendment to Amendment: 

Moved By Councillor Lucas 

Seconded By Councillor Thornton-Joe 

That the effective date be changed to March 31, 2019 

FOR (6): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Lucas, Councillor 
Thornton-Joe and Councillor Young 

OPPOSED (3): Councillor Isitt, Councillor Loveday, Councillor Madoff 

   

CARRIED (6 to 3) 

 

Moved By Councillor Isitt 
Seconded By Councillor Loveday 

2. That an additional Recommendation 4 be added to the motion: 
4. That staff report back twelve (12) months following adoption of the policy with 

information on: (a) the impacts on new developments; (b) total amenities 
received, identified by value and type; and (c) recommendations for any 
potential revisions to the policy. 

CARRIED UNANIMOUSLY 

 

  Main Motion as Amended: 

That Council: 

1. Approve the draft Inclusionary Housing and Density Bonus Policy, with the 
following amendments: 

 

A cash contribution of $200,000 per affordable housing unit in lieu of the 
delivery of on-site affordable rental units, may be considered for the following 
project types: Projects delivering less than 20 net new strata units 

 

That the Policy take effect March 31, 2019 

2. And direct staff to undertake further consultation with stakeholders. 
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3. Adopt the updated affordable housing targets and levels of affordability to 
guide community amenity contribution negotiations, and incorporate these in 
the Victoria Housing Strategy to be updated in Quarter Four of 2018. 

4. Direct staff to further explore pre-zoning by consulting with stakeholders, 
including the Community Association Land Use Committees.  

 

Amendment:  

Moved By Councillor Thornton-Joe 
Seconded By Councillor Isitt  

Add to # 3: And other interested stakeholders 

  Amendment to Amendment 

Moved By Councillor Madoff 
Seconded By Councillor Thornton-Joe  

  Add to # 3: The Victoria Civic Heritage Trust   

  CARRIED UNANIMOUSLY 

  On the amendment: 

  CARRIED UNANIMOUSLY 

 

  Amendment: 

Moved By Mayor Helps 
Seconded By Councillor Alto 

  That the Development Summit this year be called a housing summit. 

  CARRIED UNANIMOUSLY 

Amendment: 

Moved By Mayor Helps 
Seconded By Councillor Helps 

Flag for further discussion and research whether the 3 bedroom allocation at 5% 
is sufficient. 

  CARRIED UNANIMOUSLY 

   

  Main motion as amended: 

  That Council: 

1. Approve the draft Inclusionary Housing and Density Bonus Policy with the 
following amendments: 
 
A cash contribution of $200,000 per affordable housing unit in lieu of the 
delivery of on-site affordable rental units, may be considered for the following 
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project types: Projects delivering less than 20 net new strata units. 
 
That the Policy take effect March 31, 2019. 

2. And direct staff to undertake further consultation with stakeholders. 

3. Adopt the updated affordable housing targets and levels of affordability to 
guide community amenity contribution negotiations, and incorporate these in 
the Victoria Housing Strategy to be updated in Quarter Four of 2018. 

4. Direct staff to further explore pre-zoning by consulting with stakeholders, 
including the Community Association Land Use Committees. 
 
And other interested community stakeholders and Victoria Civic Heritage 
Trust 

5. That staff report back twelve (12) months following adoption of the policy with 
information on: (a) the impacts on new developments; (b) total amenities 
received, identified by value and type; and (c) recommendations for any 
potential revisions to the policy. 

6. That the Development Summit this year be called the Housing Summit 

Flag for further discussion and research whether the 3 bedroom allocation at 
5% is sufficient. 

FOR (8): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Isitt, Councillor Loveday, 
Councillor Lucas, Councillor Madoff and Councillor Thornton-Joe 

OPPOSED (1): Councillor Young  

 

CARRIED (8 to 1) 

 

Moved By Councillor Alto 
Seconded By Councillor Madoff 

  Motion to extend meeting until 4:30 p.m. 

CARRIED UNANIMOUSLY 

   

  Committee recessed at 3:30 p.m. and reconvened at 3:37 p.m. 

 

F.5 457 and 459 Kipling Street - Rezoning Application No. 00644 and 
Development Permit with Variance Application No. 00644 (Fairfield) 

Councillor Young excused himself at 3:37 p.m. for a non-pecuniary conflict of 
interest due to family members living at this location.  

Committee received a report dated August 23, 2018 from the Director of 
Sustainable Planning and Community Development proposing to rezone from the 
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R1-B Zone, Single Family Dwelling District to R-2 Zone, Two Family Dwelling 
District, to permit an existing non-conforming duplex to be strata titled and to alter 
the building. 

Moved By Councillor Madoff 
Seconded By Councillor Coleman 

Rezoning Application No. 00644 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00644 for 457 and 459 Kipling Street, that first and 
second reading of the Zoning Regulation Bylaw Amendment be considered by 
Council, and a Public Hearing date be set. 
 

Development Permit with Variance Application No. 00644 

That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, and after the Public Hearing for Rezoning Application 
No. 00644, if it is approved, consider the following motion: 
 

“That Council authorize the issuance of Development Permit Application No. 
00644 for 457 and 459 Kipling Street in accordance with: 

1. Plans date stamped July 3, 2018. 

2.  Development meeting all Zoning Regulation Bylaw requirements, except to 
increase the combined floor area maximum from 380m2 to 389.78m2. 

3.  The Development Permit lapsing two years from the date of this resolution.  

 

CARRIED UNANIMOUSLY 

Councillor Young returned to the meeting at 3:38 p.m. 

 
Residential Rental Zoning – Postponed from Second Quarter Update 

Moved By Councillor Loveday  
Seconded By Councillor Thornton-Joe 

That Committee lift from the table this postponed item. 

CARRIED UNANIMOUSLY 

Committee considered staff’s recommendation for this item as outlined in the 
report. 

Moved By Councillor Loveday  
Seconded By Councillor Isitt 

  That Committee receive this report for information. 

  CARRIED UNANIMOUSLY 
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G. STAFF REPORTS 

G.1 2019 Permissive Property Tax Exemptions 

Committee received a report dated August 17, 2018 from the Director of Finance 
outlining applications from non-profit organizations requesting permissive 
property tax exemptions for 2019 for Council's consideration. 

Committee discussed: 

• the scope of who is eligible for exemption 

 

Moved By Councillor Coleman 
Seconded By Councillor Madoff 

That Council: 

1. Approve all applications for permissive property tax exemption detailed in 
Table 2 for the 2019 tax year. 

2. Direct staff to prepare a 2019 permissive property tax exemption bylaw for 
Council's consideration at the September 6, 2018 Council meeting. 

 

Amendment: 

Moved By Councillor Loveday 
Seconded By Mayor Helps  

That Fairfield United Church at 1303 Fairfield Road be excluded from this 
approval.  

 

  Motion to postpone the amendment: 

Moved By Councillor Isitt 
Seconded By Mayor Helps  

That consideration be postponed pending receipt of more information on the time 
used for programming at 1303 Fairfield Road.  

CARRIED UNANIMOUSLY 

 

Motion to postpone: 

Moved By Councillor Isitt 
Seconded By Councillor Alto 

That this matter be postponed until the September 20 Committee of the Whole 
Meeting. 

CARRIED UNANIMOUSLY 
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G.2 Crystal Pool and Wellness Centre Replacement Project - Initial Parking 
Alternatives Review 

Committee received a report dated August 17, 2018 from the Director of Parks, 
Recreation and Facilities regarding an update for parking at the Crystal Pool and 
Wellness Centre. This report highlights an approach to accommodating the new 
park-space-preservation target, as well as the anticipated parking needs of users 
of the future facility. 

Committee discussed: 

• the amenities that can be implemented in the plan 

• lifecycle benefits of researching additional parking options for revenue 
potential 

• possible locations for additional parking and for this project. 

  

Moved by Councillor Isitt 
  Seconded by Councillor Coleman 

 
1. That Council direct staff to consult with stakeholders and residents from the 
North Park neighbourhood on neighbourhood street parking options associated 
with a distributed parking approach.  

 

Amendment: 

Moved By Councillor Young 
Seconded By Councillor Isitt 

That staff also be requested examine the option of locating the pool elsewhere 
on the site or re-orienting the entrance to the pool in order to reduce distances to 
potential parking locations.  

 

FOR (2): Councillor Isitt, Councillor Young 

OPPOSED (7): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Loveday, 
Councillor Lucas, Councillor Madoff and Councillor Thornton-Joe 

 

DEFEATED (7 TO 2) 

 

Moved By Councillor Coleman 
Seconded By Councillor Alto 

  Motion to extend meeting until 5:00 p.m. 

CARRIED UNANIMOUSLY 

On the main motion: 

  CARRIED UNANIMOUSLY  
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Moved By Mayor Helps 
Seconded By Councillor Loveday 

Approve $40,000 to be funded from 2018 Contingencies, to complete an 
investigation of underground parking options in Central Park and/or modular 
parking on the Save on Food Memorial Parking lot 

CARRIED UNANIMOUSLY 

 
 

J. ADJOURNMENT OF COMMITTEE OF THE WHOLE 

Moved By Councillor Coleman 
Seconded By Councillor Alto 

That the Committee of the Whole Meeting be adjourned at 4:50 p.m. 

 CARRIED UNANIMOUSLY 

 
 

________________________________ ________________________________ 

CITY CLERK MAYOR 
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Executive Summary  

The United Nations-endorsed International Covenant on Economic, Social and Cultural 

Rights (1966), Article 11, lists housing as a human right. The City of Victoria is tackling this 

human rights issue, and is experiencing similar affordable housing challenges as other cities 

around the world. When it comes to the development of such housing, additional layers of 

complexity come into the process (Office of the High Commissioner United Nations Human 

Rights, n.d.). Fear of change and of the unknown plague neighborhoods and create unnecessary 

challenges for City staff when working to create recommendations regarding densification. 

Combine this with multiple parties in the development process, all requiring knowledge of 

policies and processes in an evolving city, and the desire to make meaningful change is faced 

with challenges from all corners of the process. This is the messy wicked problem of affordable 

housing. To address the housing crunch in the City of Victoria, a review based on available 

housing data was completed looking at the number of single-family dwellings, existing policies, 

zoning within the city and actions of major cities around the world; discussions with those 

involved in the local housing sector also took place.  

Supplementing all the work the City of Victoria has already done to increasing affordable 

rental housing stock, the following recommendations are put forward for consideration: 

• Recommendation 1: Expand city policies regarding housing options and densification; 

• Recommendation 2: Create a public education campaign to address “not in my backyard” 

perspective; and 

• Recommendation 3: Reduce the complexity of the permitting and development process.  
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These recommendations include some new ways of looking at how affordable housing can be 

sustainable and strengthen community; bringing developers, builders, renters and the city 

together to solve the problem of the lack of affordable housing in the City of Victoria.  Meeting 

the needs of citizens is a challenge; however, as stated by Mead, “never doubt that a small group 

of thoughtful, committed, citizens can change the world. Indeed, it is the only thing that ever 

has” (2008). 
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Introduction  

“No housing means no community and no economy,” said Selina Robinson, Minister of 

Municipal Affairs and Housing, at the “What Have You Done for Me Lately - A Missing Middle 

Housing Panel” at the Museum of Vancouver on October 11, 2018. The simplicity and truth of 

the statement belies the messy, wicked problem of rental housing affordability currently 

affecting the region. In 2016, the City of Victoria adopted a Housing Strategy that laid out a set 

of targets and strategies aimed at supporting and incentivizing new, attainable housing 

developments (City of Victoria, 2015). The research team was engaged to come up with some 

considerations and recommendations that the City could use to supplement this strategy. Key 

initiatives and study opportunities included examining the barriers and bridges to facilitating 

supportive housing developments, reviewing the City’s inventory of existing affordable rental 

stock, considering re-evaluation of policies and incentives to support regeneration of affordable 

housing, exploring the impacts of market-based regulatory changes to facilitate increased supply 

and diversity, and examining the impact and regulations pertaining to short term vacation rentals. 

Background Information and Review 

The City of Victoria’s current Strategic Plan (City of Victoria, 2015b) states that Victoria 

is a leading-edge capital city that embraces the future and builds on the past, where human well-

being and the environment are priorities, where the community feels valued, heard and 

understood, and where City Hall is trusted. It identifies Victoria as being a liveable, affordable, 

prosperous and vibrant city where all work in partnership to create and seize opportunities, and 

to get things done (City of Victoria, 2015b). In this Strategic Plan, making Victoria more 

affordable is one of the objectives. When considering affordability in terms of housing, as 
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defined by the Canadian Mortgage and Housing Corporation (CMHC), housing provided by 

private, public and non-profit sectors that costs less than 30% of a household’s before-tax 

income were considered (CMHC, 2018). Victoria’s median individual income is $34,164 

(Statistics Canada, 2018b), meaning that the average monthly rent at this level would be $854 per 

month.   

As with past City projects between Royal Roads University and the City of Victoria, such 

as rejuvenating Centennial Square, youth working on climate change initiatives, and review of 

social procurement processes, the City of Victoria is open to new ways of addressing 

sustainability challenges facing their community. Affordable housing initiatives that increase 

density in neighbourhoods can reduce the City of Victoria’s environmental impact and have a 

positive influence on issues such as transportation by increasing the efficiency of transit and 

having more walkable and cyclable areas. This demonstrates synergies with the ‘Big Topics’ 

relating to liveable cities that municipalities confront.   

Housing and Demographic Statistics 

In 2016, Statistics Canada determined the City of Victoria’s population to be 85,792, a 

7.2% increase from the 2011 results. The breakdown of dwelling characteristics (Table 1) shows 

the different types of housing available in the City. With the City of Victoria’s population 

estimated to grow to 105,000 by 2041, particularly within the 65 years plus demographic, an 

additional 15,000 housing units are needed to meet demand, specifically 13,000 apartments and 

2,700 ground floor units (City of Victoria, 2016).  
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Table 1 

Dwelling Characteristics in the City of Victoria 

Dwelling Type Number of Units 

Single-detached house 6,545 

Apartment in a building that has five or more storeys 8,195 

Semi-detached house 1,140 

Row House 2,260 

Apartment or flat in a duplex 4,490 

Apartment in a building that has fewer than five storeys 23,035 

Other single-attached house 85 

Movable dwelling 10 

From: Statistics Canada (2016). 

 

To provide overview and insight into the current rental housing stock, there are currently 

approximately 24,885 purpose-built rental housing apartment units across the Victoria Census 

Metropolitan Area; an area which includes 13 municipalities, one electoral area, and 13 First 

Nations Reserves south of the Cowichan Valley Regional District (CRD, 2016). Not including 

strata, secondary suites, duplexes, or non-profit or government owned buildings, 703 rental 

buildings exist in the City of Victoria area, as identified by the City of Victoria Mapping Tool 

(City of Victoria, 2018c). As noted within the City of Victoria’s 2017 Housing Report, 248 
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purpose-built rental units, and building permits for 48 secondary suites, six garden suites, and 

775 net new residential dwellings were issued that year. Fifty-nine percent of current City of 

Victoria residents rent - an amount 25% higher than other municipalities in the capital region - 

while rental vacancy rates remain at 0.8% as of 2017 (City of Victoria 2017b). Efforts have been 

made to increase available affordable housing stock, yet the need for more is apparent, 

particularly with population increases and demographic changes on the way (City of Victoria, 

2016). Table 2 shows the 2018 housing targets for the City. It was assumed 20% would be 

family units and 80% would be single units. Households with incomes of $85,000 and above 

may access Below Market Ownership and Ownership Housing. The total demand of 520 units 

per year includes 124 units below market rental, which equals 24% of the total units created 

(Tinney, 2018). 

Table 2 

2018 Housing Targets for the City of Victoria 

 

From: Tinney (2018). 
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Housing Prices 

 

Over the past two decades, average prices of single-family detached homes (SFD), 

condominiums and townhouses in Victoria have all steadily increased (Figure 1); prices of these 

increasing by 13%, 17% and 12% respectively (City of Victoria, 2017b).  

 

Figure 1.  Average Victoria housing sale prices - 1997-2017. 

Compared to 2016, year-to-year average rents in the City of Victoria increased by 4.7% 

for a bachelor unit, 7.2% for a one-bedroom, and 7.7% for three-bedroom units, with overall 

average rents being 7.1% higher for all units in 2017 compared to the previous year (City of 

Victoria, 2017b). The 2018 Canadian Rental Housing Index, provides a breakdown of the 

proportion of renter household income spent on rent and utilities by type of unit (Table 3).  
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Table 3 

Proportion of Renter Household Income Spend on Rent Plus Utilities 

 

Name Household 

Income 

Range 

Quartile Average 

Income 

Studio 1-Bed 2-Bed 3-Bed 4-Bed All 

Units 

British 

Columbia 

$0 to 

$23,378 

Q1 $13,557 57% 71% 92% 109% 141% 80% 

 $23,378 to 

$45,979 

Q2 $34,352 30% 32% 36% 41% 47% 36% 

 $45,979 to 

$78,065 

Q3 $60,592 20% 21% 22% 26% 30% 23% 

 $78,065+ Q4 $126,289 12% 13% 14% 15% 16% 14% 

  All  29% 26% 23% 22% 22% 23% 

From: Canadian Rental Housing Index (2018) 

Housing and Development Subsidies 

There are a number of rental assistance programs provided by BC Housing (2018) for 

low income and elderly renters; program eligibility varies depending on income, dependent 

children, and the amount paid on housing. Shelter aid for elderly renters is also available, and BC 

Housing offers home adaptations for persons with diminished physical abilities of up to $20,000 

per year until the allocated funding is exhausted each fiscal year (BC Housing, 2018).  

The team did not come across any current subsidies or tax benefits for private 

homeowners to incentivise or facilitate the development of secondary suites; however, in the 

past, Victoria has offered grants of up to $5,000 or 25% of project costs for this (City of Victoria, 

2009). More subsidy programs and initiatives currently exist to support developers and non-

profit groups with affordable housing projects, including those from BC Housing that target the 

non-profit housing sector or builders to create subsidized rental units at cost (BC Housing, 2018). 

In November 2017, the Government of Canada (GOC) launched the first ever National Housing 
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Strategy - a 10 year, 40-billion-dollar initiative to create up to 100,000 new affordable units and 

provide housing for approximately 530,000 people (GOC, 2018). Overall, it appears available 

benefits and subsidies are for large builders creating large rental complexes, not for single family 

home owners looking to increase density through secondary suites on their properties. To solve 

the problem of the lack of affordable housing in the City of Victoria, the team looked at current 

housing available in Victoria, brought together developers, builders, renters and the city and 

looked at how affordable housing can be sustainable and strengthen community through case 

studies and city policies. 

Methodology 

The Team spent nine days in Victoria in June where we built upon the principles of 

sustainability that we had learned to date while exploring various issues surrounding affordable 

housing. The residency was structured around experiencing hands-on learning tools such as 

maker-space with representatives from the City and Pinterest to examine the ecological, social 

and economic imperatives of the city while defining and developing the methods to be used for 

this research. Presentations from a number of influential individuals from different branches of 

the housing spectrum including United We Can, Victoria’s Coalition to End Homelessness, 

United We Can and Victoria Placemaking, provided food for thought as the team worked 

through ideas for the research.  Subsequent months were spent researching and narrowing down 

the research topic, discussing affordable housing with different authorities, completing literature 

reviews, and hosting two online public collaboratory sessions on October 4, 2018 with vested 

stakeholders on affordable rental housing.  

 

- 
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Collaboratory Sessions 

 

The collaboratory sessions brought together a variety of perspectives on affordable rental 

housing; from both the development and non-profit sector. The team wanted to ground truth 

some of the theories formed from the research and existing housing numbers, and gain feedback 

on city processes in relation to rental housing. Ten participants joined the afternoon, and two 

participants in the evening session.  

 

Results and Findings 

Affordable Housing Case Studies 

Singapore. 

In Singapore, 90% of land is 

government-owned and 80% of homes are 

government-built apartments (Jha, 2018). 

Due to limited land, housing is constructed 

as bottom up designs, creating 

neighborhoods that include mixed use 

buildings proximal to high quality public 

transportation and shared green spaces. 

 

The land surface area of the City of  

 

Photograph 1. Singapore
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Victoria is 19.47 km2and the population density is approximately 4,400 people per square km 

(Statistics Canada, 2016). Singapore has approximately 5.6 million people in 716 km2 which 

equates to a population density of 7,915 per square km (World Bank Group, 2017) which is 45% 

greater than the City of Victoria.   

In 1967, the Land Acquisition Act empowered Singapore to acquire land at low cost for 

public use (Jha, 2018). In Singapore, great emphasis is placed on standardization and efficiencies 

in construction management. Despite being one of the densest cities in the World; Singapore 

regularly scores among the highest in livability ratings (Jha, 2018), which demonstrates how 

these standardization and efficiencies combined with the government owned properties were able 

to be utilized to create affordable housing. 

 

Germany. 

After the Second World War, there was a need for housing as 20% of Germany’s housing 

stock was destroyed. Mortgages were not an option as the currency was basically worthless 

(Phillips, 2014). “A housing program would simultaneously put people back to work and reduce 

the stress of the housing crunch” (Phillips, 2014). Britain also faced a similar situation after the 

war, but when they developed their housing strategy, they choose to leave private developers out 

of the offering. This difference impacted the current state of rentals in each country, with 

Germany a country of renters and Britain a country of home owners. (Phillips, 2014). Developers 

were also provided government subsidies for rentals which was not, and still is not, common, and 

a large number of rental properties were created. Unlike many other countries within the 

European Union, the German government does not encourage home ownership as mortgage 

interest cannot be deducted on taxes. This, paired with policies prohibiting rent rates from being 

39



MESSY WICKED PROBLEM OF HOUSING AFFORDABILITY 
 

10 
 

increased by more than 15% over three years, makes renting a good option; with supportive 

regulations, a good supply of units, and low increase in costs. Rental rates work out to 

approximately 30% of household income in larger cities, and 20% outside of these core areas 

(Feargus, 2016). 

 

The Eden Concept. 

The Eden Concept believes the most effective way to address the affordable housing 

crisis is to add a large number of high-quality, low rent apartments, thereby increasing supply 

(Hessling, 2016). This European-based model goes beyond building a single development and 

instead is based on an economy of scale. The more units created decreases individual unit 

construction costs which can then be passed along to the consumer in the form of lower rents. 

This allows tenants to focus on their community and personal well-being. Hessling (2016) 

believes this approach will not only support the rental market but, with an increase of affordable, 

quality units, the housing market will begin to cool, making single family housing more 

affordable. As mentioned by one of the collaboratory participants, the wheel does not need to be 

reinvented; there are already a number of solutions out there, the key will be to find solutions, 

such as the Eden Concept, that work for the City. 

 

Collaboratory Findings 

Through our facilitated discussions, similar themes arose: the need to reduce barriers and the 

cumbersome nature of application and permitting processes, the need to address the ‘not in my 

backyard’ perspective of residents and communities, and the need to increase affordable rental 
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density. Notable comments made and recommendations provided by participants included the 

following:  

• increased density, making for healthier, more interactive neighbourhoods; 

• development having the potential to be easily derailed by community “bullies” 

(naysayers) who may be misinformed; 

• the need for a viral dissemination of information regarding affordable housing with the 

intention of sparking a change in mindset; 

• community consultation being an invaluable piece of the puzzle; 

• pre-zoning for affordable housing developments and increased rental stock opportunities 

should be considered en masse; 

• the need for increased taxation of vacation rental properties; 

• a development application process that can be politicalized and non-transparent; 

• the City of Victoria having implemented zoning bylaw changes to make the development 

process easier in the downtown core neighbourhood; and 

• develop an affordable housing development strategy and community plan with consistent 

funding committed annually to support development. 

 

Current Initiatives and Policies 

A summary of the affordable housing initiatives and policies that the City of Victoria has 

undertaken, and their anticipated outcomes, are included in Appendix A. As of April 2017, 

garden suites are permitted in single-family zones across the city (City of Victoria, 2017c) but, 

there are currently no grants available to support homeowners in the development of such 

housing. Properties already possessing secondary suites were ineligible for adding a garden suite. 
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Rules are under review for this. Multiple cities in Canada offer grants to create suites for seniors 

living on low incomes, and individuals with disabilities. For example, the County of Simcoe 

provides up to $25,000 for the creation of garden or secondary suites that are to remain as 

affordable rental units for 15 years (County of Simcoe, 2018). 

In terms of short-term vacation rental properties, according to a CBC article (Wilson, 

2016), it is estimated that approximately 300 housing units in Victoria have been converted to 

short term rental properties through rental agencies such as AirBnB. Even though this is a small 

number, only 0.6% of the total number of houses in Victoria, 49,212 (Statistics Canada, 2018a), 

the popularity of AirBnB is on the rise and could create a problem in the future.  Zoning in the 

downtown core currently permits short term rentals in 1,700 units (City of Victoria, 2016) and 

the Short-Term Rental Regulation Bylaw (No. 18-036) was updated in March of 2018 (City of 

Victoria, 2018a). City of Victoria staff recommended increased enforcement and monitoring to 

ensure that business licenses are obtained for these units (Wilson, 2016). 

The McKinsey Global Institute looked at four categories that could make housing more 

affordable - land, development, operations, maintenance and financing - and suggested unlocking 

land for affordable housing, improving capital productivity and energy efficiency, and reducing 

borrowing costs to buyers as being key for success (2014). Some successful examples from the 

McKinsey report include the following: 

• Hong Kong had 1.4 million new homes constructed in the past 40 years; all within close 

proximity to transportation networks. Approximately 43% of residents and 53% of jobs 

are within 500 meters of a transit station. 
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• China, Turkey and Monterey California have all increased housing by releasing public 

land; an effective way to create housing while freeing up land costs for other 

development.

 

• Japan, South Korea, and Gujarat, 

India have successfully implemented 

housing initiatives through land 

pooling. Owners pool their land in 

exchange for higher density and 

infrastructure investment, and land is 

then redeveloped with a parcel 

coming back to the owner. The 

increase in land value makes it 

enticing for owners to contribute. 

 

Photograph 2. Hong Kong Residential 

Housing 

 

.

Recommendations 

Recommendation 1: Expand city policies regarding housing options and densification.  

In 2018, BC Housing introduced Housing Hub as the provincial land trust office. Their 

mission is to increase the supply of affordable housing for middle-income earners, many of 

whom have been priced out of the housing market (BC Housing, 2018).  
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“Community land trusts have the common purpose to provide affordable housing and 

access to land controlled by the community. They complement mainstream affordable 

housing through the creation of housing associations and can secure vital assets including 

local shops, community halls, and open spaces” (Dale et al, 2014).   

 

In British Columbia, the first land trust partnership is with the British Columbia 

Conference of the United Church of Canada who have provided land for approximately 400 units 

of housing at four church sites through the province. Project development funding of nearly 

$12.4 million has been provided by the province to advance this redevelopment proposal. Each 

development will include an affordable rental housing component, along with redevelopment of 

the existing church facilities, offices and other programming spaces (BC Housing, 2018). 

Developing further land trust partnerships with organizations such as school boards, military 

bases, and other faith communities opens up opportunities for increasing affordable rental stock. 

Another option, one perhaps a bit more radical, would be use of parkades as potential 

housing developments. Currently, as depicted in Figure 2, there are five city owned parkades, six 

privately owned parkades and 37 privately owned lots in the downtown core (City of Victoria, 

2018c).  
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Figure 2. Parkades in downtown Victoria (City of Victoria, 2018c) 

As an opportunity to increase densification and provide affordable housing, the City 

could consider permitting development on top of city-owned parkades (provided they are 

structurally sound), or the redeveloping of surface lots to permit structures above (without 

significant compromise to the surface parking space still on ground-level). A few unique and 

innovative developments have been proposed in the City of Vancouver that would see childcare 

facilities built on the top floor of a couple of city-owned parkades (Robinson, 2016), and the 

addition of temporary modular housing to one flat-topped parking lot (Chan, 2018). Although 

unsuccessful due to poor business practice, Vancouver leased the top floor of a downtown 

parkade for greenhouse space in 2012 for the cultivation of greens hydroponically (Shore, 

2011).   

With a significant and increasing senior population, many municipalities are looking at 

co-housing with students, allowing seniors, who may have more housing space than they require 

or can afford, to ‘age in place’.  This would free up rental properties previously occupied by 
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students. Students are provided housing at a reduced cost in exchange for a weekly commitment 

of assisting with household chores and errands. One example of this is the Symbiosis Co-

Housing program at McMaster University in Hamilton, Ontario (Roussy, 2018).

As a final option, micro homes are 

an affordable form of housing that could be 

used as infill to densify neighbourhoods. 

Mobile Loaves & Fishes has established the 

Community First! Village in Austin, Texas 

(Katyi Christian, 2018); a 51-acre 

community of affordable micro housing that  

 

Photograph 3. Micro Housing. 

 

provides permanent housing and a supportive community for to up to 250 people at a time. 

 

Recommendation 2: A public education campaign to address “not in my backyard” 

perspective 

The City of Victoria has done an effective job of creating, compiling and implementing 

public engagement strategies, yet a lack of trust still remains between stakeholders that is 

slowing the affordable housing development process. In the collaboratory sessions, developers 

were cautious of public consultations, stating that the participatory process often gets hijacked 

and bogged down by those resistant to development. In situations like this, it is important to have 

strong facilitators that can manage the polarizing naysayers that make it difficult for all to 

participate. “Developers are nervous about participation because they are afraid the community 

will have unrealistic expectations, but this is how good development happens” (Freeman, 2017); 
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citizen engagement and participation are critical for fostering a strong, sustainable community. 

To overcome this, all stakeholders must start from a place of gratitude which, as research shows, 

“leads to a positive spiral of helping, gratitude, trust and cooperation” (Macy & Johnstone, 

2012). This strengthens communities and provides the resilience needed to face whatever messy, 

wicked problem is at hand. 

 For real action to take place and trust to be built, engaging with people in the real world 

and having real conversations is invaluable. That being said, deliberately designed dialogues that 

are capable of bringing about personal and social change can be virtual and place-based (Dale, 

2018). Public forums, discussions and other environments that foster two-way communication, 

either in-person or virtual, should be used.  

Part of this online strategy for engagement could be a website; something comprehensive 

yet concise that provides people a one-stop-shop to hone in on the topic and issue at hand. 

Knowledge of this platform should be deliberately shared to ensure community members are 

aware the resource exists; using avenues like community newsletters, social media, print 

advertising and/or sharing at community events as ways to spread the word. No matter how 

innovative a policy is, if citizens cannot access the information or do not know it exists, it is a 

wasted opportunity. Features such as newsletter sign up requests that pop up on a timer or with 

each click to a new page, or a live chat box, could provide citizens new opportunities to engage 

and feel better informed. 

“The fastest way to grow a reliable audience is to improve the citizen experience on your 

website. No matter how you compose your message, make sure you communicate the 

value the reader will get for clicking through. Then to maintain your existing audience 
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and cultivate a new one give people the information they seek, when they need it. 

Otherwise, they will unsubscribe” (Simpson, 2016). 

Thorough public education is needed to change the “not in my backyard” perspective. A 

public awareness and education campaign designed to foster a new community attitude about 

affordable housing development could include: 

• getting developers, renters and homeowners together to create skits or drawings inspired 

by rental housing affordability as “artistic practices...can inspire dialogue” (Dale et al, 

2014);  

• creating online vision boards where citizens, developers, etc. can share cool suites and 

interesting architectural designs sparking creativity and excitement for the development; 

• creating time-lapse video clips of developments happening in the city, similar to what 

was done when the iconic blue Johnson Street Bridge was removed; 

• providing walking tours of rental properties showcasing different types of properties from 

high rises to garden suites, and laneway houses to co-operatives; and 

• facilitating open houses and question/answer opportunities for homeowners considering 

developing secondary or garden suites to walk through the processes and pieces required, 

making the process more manageable and ensuring applications are completed 

thoroughly and accurately from the get go.  

 Today the citizenry is highly informed through online participation. Getting them offline 

to not only talk, but do, is the challenge. If the City of Victoria can instill “deeper trust, deeper 

history [then people] will have moved beyond gestures and donations, (they will be able to] 

reach consensus, set goals, think strategically, and have philosophical direction” (Turkle, 2015). 
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Recommendation 3: Reduce the complexity of the permitting and development process.  

Zoning bylaws regulate how a property can be developed. The City of Victoria has two 

zoning bylaws - one applying to the Downtown Core Area, and the other to all other properties 

within the City. Respecting the complexity of the zoning system, the City has recently made 

some amendments with the intention of making it easier for developers and property owners to 

understand. In July 2018, Council approved an update to the Downtown Core Area zoning to 

include four new zones; replacing the more than 70 that previously existed (City of Victoria , 

2018d). Other improvements include editing ambiguous language, reducing the need for site-

specific zones, introducing more permitted uses, eliminating the need of cross-referencing 

between zones, and updating the off-street parking regulations for vehicles and bicycles. City 

zoning policies can make the development process extremely challenging, and through the 

collaboratory session, participants felt that zoning poses a huge barrier to developers. Developers 

should find the recent changes and simplifications encouraging.  

The City of Victoria website states the first step of the current permitting process is to 

submit an application. It is the developer’s responsibility to review the Official Community Plan 

(OCP), applicable zoning regulations, engineering standards, environmental requirements, 

building code requirements, and all other applicable City of Victoria policies in the creation of 

their plan. To ensure a speedy review, developers should properly, thoroughly and 

comprehensively prepare the application package as incomplete or inadequate applications will 

require revision and longer processing. It was mentioned in the collaborator session that 

development identified as affordable housing is moved to the head of the approval queue; an 

example of how the city is trying to encourage and promote affordable housing. When applying, 

application fees intended to cover administrative time and thorough review of the application are 
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charged; including a base cost, and potentially community meeting, public hearing, public 

comment and resubmission fees (City of Victoria, 2017a). Applicants do have the potential of 

seeing the base cost and variance fees waived but, the development must be registered as 

affordable housing with the City and be owned by, or affiliated with, a non-profit or government 

agency for this to happen. If a portion of the units are allotted for affordable housing, the base 

and variance fees are reduced as a percentage of the total floor area of the building (City of 

Victoria, 2017a). 

In the collaboratories, some participants stated that developers would argue the whole 

system needs to be fixed, and that the whole design process is very bureaucratic and restrictive. 

For example, homeowners can’t have a garden suite when the house already has a secondary 

suite, and there is a $1000 application fee to apply for a garden suite (City of Victoria, 2017a). 

These policies pose a barrier for people wanting to facilitate densification and establishment of 

affordable housing in their neighbourhoods. As garden suites can’t be strata-titled (City of 

Victoria, 2017c) the burden of financing would be on the current homeowner, this could be an 

area for consideration in increasing density and the possibility of home ownership.  

Suggestions to overcome some of these policy-based issues would be:  

• to address the disconnect between different groups (city and developers, builders and 

homeowners) and seek clarification as to where the process seems overly cumbersome; 

• to do large scale rezoning instead of spot rezoning, as was done for the Downtown Core 

Area (City of Victoria, 2018d); 

• to reclaim land and make it government owned, like Singapore (Jha, 2018), ensuring the 

land is utilized for the betterment of Victoria as a whole; and 
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• to offer workshops for developers with the aim of having a better understanding of the 

permitting process and associated fees.   

The Three Imperatives 

The social, environment, and economy imperatives should be thought of as both 

sufficient and necessary when implementing any type of change (Dale, 2001). All three of the 

recommendations above are trying to address housing shortages in the City of Victoria. While 

trying to create a solution for a complex problem, all three imperatives have to be taken into 

consideration (and integrated) as failure in one area will create failure in all three (Dale, 2001).  

The recommendations touch on all three imperatives. For example, the social imperative 

is fulfilled by involving people and giving them a platform to be heard. Rezoning areas and 

having alternative types of buildings will also increase the social capacity of a city or 

neighborhood. By making it easier for people to obtain housing in established neighborhoods it 

will reduce the need for new suburbs, thereby saving the City money on infrastructure 

maintenance and replacement costs (roads, sewer, etc.). Sandra Hamilton (State Government of 

Victoria, 2010) suggests moving from ‘doing no harm, to doing some good’ by using 

procurement processes to generate positive social outcomes in addition to economic value. 

Adopting the social procurement process will enable the City to leverage tax dollars through the 

procurement of goods and services to build strong communities, strengthen the local economy, 

and achieve more value for money spent.  Initiatives could include providing training and work 

for local disadvantaged residents, sourcing local goods and services, ensuring diversity and 

equality, and achieving social inclusion. All of these elements are keeping the economical 

imperative in check. By having housing built in established neighborhoods, the city is saving 

green space from being developed and taken over by roads, concrete, and people.  
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Keeping people close to the downtown core will also cut down on the amount of travel to 

and from work, saving on vehicle carbon emissions addressing the ecological imperative. 

Allowing individuals the option to live closer to work reduces their costs for housing and travel, 

thereby allowing time and finances to increase participation both at an economic and social level, 

in their community.  For example, supporting the revitalisation of important social gathering 

places such as Centennial Square at City Hall also supports the creation of social relationships.  

Increasing density and creating affordable housing initiatives can have a positive impact on the 

City of Victoria’s environmental, social and economic imperatives.   

Conclusion 

There is no easy fix to the lack of affordable rental housing in the City of Victoria; 

however, if the City continues to work with the community to i) expand city policies regarding 

housing options and densification, ii) develop a public education campaign to address “not in my 

backyard” attitude, and iii) reduce complexity in the permitting and development process, a 

solution can be found. 

The team encourages the City to consider the recommendations provided, and to 

incorporate a systems-thinking approach with a focus on transformational change that looks at 

many elements, including organizational structures, systems, individual and cultural mindsets, 

and processes (Anderson & Ackerman Anderson, 2010). To ensure that a change of this size is 

implemented properly, it is important to consider the change management style used. In 

particular, a conscious process thinking model which considers all of the internal and external, 

aspects of implementing a change is considered is important (Anderson & Ackerman Anderson, 

2010). The change being proposed has to take into consideration the internal elements that the 

city has the ability to change, such as policies and zoning bylaws that will impact the city, and 
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the external elements which are outside of the cities direct control.  These external elements 

could be public perceptions and people’s motivation to build secondary suites on their own 

property. All of these elements will impact the community and change the makeup of the city as 

a whole. Ensuring that all connected elements of this change from content to people (dynamics) 

and process are taken into consideration in an ongoing fashion will create a better outcome 

(Anderson & Ackerman Anderson, 2010), and a City of Victoria with affordable rental housing. 
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Appendix A 

City of Victoria Affordable Housing Initiatives Timeline 

 

Year                   

  

Action Outcome 

2015-2018  - Continue to keep subsidized housing 
units a focus and work with partners to 
create/identify new opportunities 

  

2015  - Increase City contribution to Victoria 
Housing Reserve.  - Lobby other 
municipalities in the Capital Region to do 
the same. 
 - Review Victoria Housing Reserve to 
consider increasing the amount per door 
and building family housing and creating 
guidelines to allow Housing Reserves 
monies to be used for properties outside 
the City. 
 - Initiate Municipal Housing Strategy; 
include income mixed zoning. 
 - Form an Affordable Housing Task 
Force to research, analyze and 
implement innovative housing policy 
solutions. 
- Look at zoning, bylaws and specifically 
at inclusionary zoning. 
 - Work with developers, BC Housing, 
and private sector landlords. Think and 
act outside the box. Be willing to pilot 
new ideas. 
 - Limit annually property tax increases 
to a maximum of rate of inflation plus 
1%. 
 - Drive more garden suites and 
secondary suites through an incentive 
program. 
 - Consider re-instituting incentives for 
suites. 
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Year                   

  

Action Outcome 

2016  - Continue to push for a National 
Housing Strategy. 
 - Develop Municipal Housing Action 
Plan. 
 - Work with CRD partners to implement 
a Housing First Initiative. 

 - Substantial increase in 
construction of new low-cost 
housing units with 
implementation of income-
mixed zoning. 
 - Complete Municipal Housing 
Strategy; include income mixed 
zoning. 

2017  - Continue to Implement Municipal 
Housing Strategy. 
 - Strengthen policy and regulations 
related to short-term vacation rentals. 

 - Appropriate solutions in place 
for all individuals experiencing 
chronic homelessness with 
additional or other support 
needs as identified by the 
Greater Victoria Coalition to 
End Homelessness Priority 
One Task Force. 

2017/2018  - Continue to support the work of the 
Greater Victoria Coalition to End 
Homelessness 

 - Increased range of affordable 
housing not only for those in 
need of supports but also for 
working people, families and 
youth. 

2018  - Limit property tax increase to a 
maximum rate of inflation plus 1%, 
including police. 
 - Accelerate Victoria Housing Strategy 
implementation. 
 - Implement findings from Market Rental 
Revitalization Study (MARRS). 
 - Review Community Amenity 
Contribution Policy and adopt an 
Inclusionary Housing Policy. 
Report quarterly on new affordable 
housing units under development in the 
city. 

 - More affordable and 
supportive rental units 
available. 
 - New garden and secondary 
suites are in process (Target 
TBD) 
 - There is an Inclusionary 
Housing Policy in place that 
results in affordable housing 
units in new buildings approved 
for rezoning. 

2018-2022    - Through the MARRS study, 
building owners understanding 
incentives available for 
affordability, seismic upgrading, 
and energy retrofitting and are 
actively engaged in undertaking 
such improvements. 
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Year                   

  

Action Outcome 

2021    - Appropriate solutions in 
place, including adequate 
housing, for all individuals 
experiencing chronic 
homelessness. 

From: City of Victoria Strategic Plan (2018). 

 

64



Learning Towards a Better City 
Reflections on the 2018 Europe Sustainability Field School 

Hannah Boczulak, Cam Owens, Clare Suggett
University of Victoria (Geography) 

Presentation to Victoria Council (Nov 8, 2018)
65



Europe Sustainability Field School (2018)

66



67



In a spirit of critical 
optimism

68



69



...and active 
collaboration

70



71



Bringing Playgrounds 
Downtown

Clare Suggett

72



Who is privileged? 

Who is not?

73



74



East Side Platz 

75



Guldberg School

76



“Play Street”

77



78



Enhancing and Activating 
Victoria’s Waterfront 

Hannah Boczulak

79



Inspired by Copenhagen 

80



Islands Brygge Harbour Baths

81



82



Gorge Waterway 

83



Reffen

84



85



86



CITY OF 
VICTORIA 

Committee of the Whole Report 
For the Meeting of November 8, 2018 

To: Committee of the Whole Date: October 25,2018 

From- Andrea Hudson, Acting Director, Sustainable Planning and Community 
" Development 

Subject: Rezoning Application No. 00657 for 475 Gorge Road East 

RECOMMENDATION 

That Council decline Rezoning Application No. 00657 for the property located at 475 Gorge 
Road East. 

LEGISLATIVE AUTHORITY 

In accordance with Section 479 of the Local Government Act, Council may regulate within a 
zone the use of land, buildings and other structures, the density of the use of the land, building 
and other structures, the siting, size and dimensions of buildings and other structures as well as 
the uses that are permitted on the land and the location of uses on the land and within buildings 
and other structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Rezoning Application for the property located at 475 Gorge Road East. The proposal is to 
rezone from the current S-1 Zone, Limited Service District, to a site-specific zone in order to 
allow for the retail sale of cannabis. 

The following points were considered in assessing this Application: 

• the proposal is consistent with the General Employment designation in the Official 
Community Plan (2012) 

• the proposal is consistent with the General Employment designation in the Burnside 
Neighbourhood Plan 

• the proposal is inconsistent with the Storefront Cannabis Retailer Rezoning Policy, as 
there is a permitted storefront cannabis retailer within 400m. 

BACKGROUND 

Description of Proposal 

This Rezoning Application is to allow for the retail sale of cannabis in an existing building. No 
alterations to the exterior of the building are proposed. The following differences from the 

Committee of the Whole Report 
Rezoning Application No. 00657 for 475 Gorge Road East 

October 25, 2018 
Page 1 of 4 
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standard zone are being proposed and would be accommodated in the new zone: 

® storefront cannabis retailer would be a permitted use 
• only one storefront cannabis retailer would be permitted to operate on the property at a 

time 
o storefront cannabis retailer would be restricted to a maximum floor area of 189m2. 

All other requirements within the S-1 Zone, Limited Service District, remain the same. 

Sustainability Features 

The applicant has not identified any sustainability features associated with this proposal. 

Active Transportation Impacts 

The Application proposes a four-stall bicycle rack in front of the main entrance, which supports 
active transportation. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Rezoning Application. 

Accessibility Impact Statement 

The British Columbia Building Code regulates accessibility as it pertains to buildings. 

Land Use Context 

The area is characterized mainly by office and commercial uses, with some light industrial and 
transient uses. 

Existing Site Development and Development Potential 

The site is presently developed as a single-storey commercial building. Under the current S-1 
Zone, Limited Service District, the property could be developed for various commercial uses, 
including automobile uses such as garages, carwashes, and parking. 

Relevant History 

Council declined a previous application to rezone the property to permit a storefront cannabis 
retailer with a floor area of 600m2 following the December 14, 2017 Public Hearing. As a 
condition of rezoning for this previous application, a Statutory Right-of-Way was registered on 
the property for 4.03m on Gorge Road East, 0.85m on Bridge Street, and 1.38m on Garbally 
Road. This SRW continues to be registered on the property. 

Community Consultation 

Consistent with the Storefront Cannabis Retailer Rezoning Policy, the requirement to arrange 
and participate in a Community Association Land Use Committee (CALUC) Community meeting 
is waived unless the application involves construction of a new building; however, the 
Application was referred to the Burnside Gorge Neighbourhood Association CALUC. Also 
consistent with the Policy, the Application has been referred to School District No. 61 and the 
Victoria Police Department. At the time of writing this report no comments had been received. 
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ANALYSIS 

Official Community Plan 

The Official Community Plan (OCP, 2012) identifies this property within the General 
Employment urban place designation, within which employment-driven uses, including 
commercial, are envisioned. 

Local Area Plans 

The Burnside Gorge Neighbourhood Plan identifies the property within the General Employment 
designation, which envisions retail uses on the ground floor along arterial roads. 

Tree Preservation Bylaw and Urban Forest Master Plan 

There are no Tree Preservation Bylaw impacts with this Application. There are no impacts to 
public trees with this Application. . 

Storefront Cannabis Retailer Rezoning Policy 

The proposal is inconsistent with the Storefront Cannabis Retailer Rezoning Policy as there is a 
permitted retailer at 603 Gorge Road East that is approximately 265m away from the subject 
property. There are no schools within 200m of the subject property. 
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CONCLUSIONS 

The proposal is consistent with both the OCP and the Burnside Gorge Neighbourhood Plan in 
terms of encouraging retail uses at street level; however, the proposal is inconsistent with the 
Storefront Cannabis Retailer Rezoning Policy as there is a permitted storefront cannabis retailer 
within 400m the subject property. Therefore, staff recommend that Council consider declining 
this Application. 

ALTERNATE MOTION 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00657 for 475 
Gorge Road East, that first and second reading of the Zoning Regulation Bylaw Amendment be 
considered by Council and a Public Hearing date be set. 

Respectfully submitted, 

List of Attachments: 

• Attachment A: Subject Map 
« Attachment B: Aerial Map 
• Attachment C: Plans date stamped July 31, 2018 
• Attachment D: Letter from applicant to Mayor and Council dated July 25, 2018 
• Attachment E: Minutes from the December 14, 2017 Council Meeting 
o Attachment F: Correspondence. 

Planner 
Development Services 

Andrea Hudson, Acting Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manag 

Dal 
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( • ( ATTACHMENT D 

July 25, 2018 

City of Victoria 
Sustainable Planning and Community Development 
1 Centennial Square 
Victoria, BC V8W 1P6 
Attention: Mayor Lisa Helps 

RE: REZONING APPLICATION FOR 475 GORGE RD EAST 

Dear Mayor Helps and Council, 

Please fine following the rezoning and supporting documentation for the property located at 475 
Gorge Rd E for your review and consideration. The property is currently zoned as Limited 
Service District (S-1) and we are requesting it to be zoned the purpose of a Storefront Cannabis 
Retailer. 

The existing 588.9 m2 two story structure will remain intact, as is, and will not alter the current 
density and or add any additional dwelling spaces once rezoned. 

Our re-zoning request complies with the current Official Community Plan and Neighborhood 
Plan so no changes are requested to either policy. 

We are committed to ensuring that our business benefits and enhances our neighborhood 
socially, environmentally an economically. We have been proactively revitalizing our property 
as well cleaning the adjacent public areas. Showing pride in our property has helped to reduce 
the overall amount of refuse and paraphernalia that had collected from when the property was 
previously vacant. We have employed ten staff members to date and anticipate the need to 
increase our staffing levels as we continue to develop our business, allowing us to help support 
more local families with employment as well as provide residual benefits to our neighboring 
businesses. 

Our business has provided a clothing drive for the benefit of the patrons of Rock Bay Landing. 
Organized a successful food drive to benefit the Mustard Seed Food Bank. We helped with the 
donations toward the Ride for Refugee, the participants were members of our Community 
Association. We have made several donations of our time as well as; food, Christmas hampers, 
organizing and preparation of "the dinner" that benefits the young families of the Gorge/Burnside 
Community. This year we had a very successful BBQ in which all the proceeds went to the 
Victoria Cool-Aid Society. We continue to drop helpful donations to the Community Centre for 
their summer programs and Christmas needs. In the future of our business we would like to 
give 2 percent of our yearly earnings to the City of Victoria. We would give it in quarterly 
payments. This could be for the maintenance of roads, bike lanes, building homes; such 
as the mini homes that would benefit Victoria. 

Our Storefront has been operational for two and half years in which time the need for our 
product and resources has exceeded our expectation. Our client base has increased to over 
5000 patients since our opening and increases daily. Rezoning for a Storefront Cannabis 
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Retailer is a new classification that has not previously existed in the City of Victoria, therefore 
rezoning for a change of permitted use is mandatory in our situation. 

As you know we have been denied the first attempt to our rezoning. Since this denial we have 
made changes in the size of our operating floor plan. We were aware of the grand size of the 
building and not needing all the space we have since started on the permit and the building 
plans to have a health and Wellness Centre. A separate entrance will be in place in order to 
progress with the provincial and municipal requirements. We have come to an agreement with 
the building owner we will not be leasing the lower level of the building. 

Allowing the zoning and storefront in the Selkirk and Cecelia Village area of the Burnside Gorge 
neighborhood will help revitalize the area socially, environmentally and economically as 
identified previously. The Burnside Gorge Neighborhood Plan identifies the need to encourage 
and enhance current businesses and industry in the area that alternatively could otherwise 
continue to be left accent and vulnerable to socioeconomic stagnation or regression. 

Our expectation is that our property and business will benefit the local area in a positive 
way. Our presence in the neighborhood has already aided in the clean-up of refuse and 
loitering in the area. We anticipate that the additional visitors to the community will also be 
economically beneficial to the other local business owners. The subject property is currently 
zoned S-1 and the impact on traffic flow, parking, infrastructure and noise concerns would have 
been identified and approved at the time of original development. We do not anticipate that 
traffic and noise levels will increase significantly from the current levels and could potentially 
decrease when zoned from Industrial to Retail. 

The existing building and building envelope will not be altered. The current design complies 
with the design guidelines for the existing and proposed zoning and no Development Permit is 
required. 

Safety and security is a priority to our patients, employees and the general public. Significant 
consideration was taken when planning, designing and implementing the use of natural, formal, 
lighting and territorial crime prevention at our location. 
We have incorporated ACMPR regulations in the storage and packaging of our products. The 
wide-open space provides the opportunity for patrons to be visible inside the building. The low-
lying flora around the parking lot of the building provides a wide-open space for natural 
surveillance and the hedging allows the natural flow of traffic while decreasing the opportunities 
for crime as outlined by CPTED. Adequate lighting has been installed to properly illuminate 
points of entry and is constructed of vandal resistant products. Consideration for glare and 
reduction of shadows and hiding spots were also incorporated into our lighting plan. A formal 
surveillance system has been installed and incorporated ten security cameras on-site as well 
four panic buttons strategically positioned for employees use if an eminent threat occurs. The 
panic buttons alert the RCMP as well our security provider immediately. In order to provide 
symbolic barriers and define private and public areas we have T&C Landscaping maintain the 
hedges around our parking area and the staff are required to do basic daily maintenance of the 
property. 

The vehicle and bicycle parking requirements as defined by Schedule C have been met and 
exceeded. The property has thirteen marked, surface vehicle stall (one marked for 
handicapped parking) which exceeds the ratio of 1 per 205m2 as well as one loading parking lot 
stall. We offer adequate secure, interior and exterior bicycle storage for our patrons. We have 
installed a wheelchair access ramp, door and have access for plug in for the electric 
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scooters/wheelchairs. We offer a wheelchair accessible washroom. Our location is located on 
a shared greenway. 

The Selkirk and Cecelia Village area of the Burnside Gorge neighborhood area is serviced by 
public transit and the closest bus stop is located less than a block from the property allowing for 
alternative and eco-friendly access for patients to visit from other areas serviced by transit. 

The subject property does not have Heritage Status therefore no Conservation Plan is required. 

Currently The Green Hart is working toward our new building permit. The long-term plan for this 
space is to provide medical services with Medical Doctors at hand to the growing Burnside 
Gorge neighborhood as part of their neighborhood plan. We had at one time a pending approval 
for the building of the Health and Wellness Centre. Moving forward we will be applying and 
building. We understand and value the benefits of Green Built and LEED properties and will be 
applying the theories to increase energy efficiencies, utilize renewable resources and reduce 
water consumption when renovations begin in the future. 

The property is currently and adequately serviced by the City of Victoria infrastructure and no 
additional requirements and or upgrades would be mandatory of the purpose of rezoning from 
Light Commercial to a Storefront Cannabis Retailer. 

Thank you in advance for your consideration of this rezoning application. Please do not hesitate 
to contact Erin Drew at •••-•,; E; I :; JI; • 

Regards, 

Sean Pettifer 

Enclosures 
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( ( ATTACHMENT E 

Rezonina Application No. 00535 for 475 Gorge Road East and Rezoninq Application No. 00533 for 
603 Gorge Road East 

1. Public Hearing 
Rezoninq Application No. 00535 
To rezone the land known as 475 Gorge Road East from the S-1 Zone, Limited Service District, to the 
S-11 Zone, Limited Service (Cannabis 2) District, to permit a storefront cannabis retailer. 

New Zone: S-11 Zone, Limited Service (Cannabis 2) District 

Legal description: Lot A, Section 5, Victoria District, Plan 43288 

Existing Zone: S-1 Zone, Limited Service District 

Jim Handy (Senior Planner): Advised that the application is to rezone the property to allow for the retail 
sale of cannabis. 

2. Public Hearing 
Rezoninq Application No. 00533 
To rezone the land known as 603 Gorge Road East from the C1-S Zone, Limited Commercial Service 
Station District, to the C1-S2 Zone, Limited Commercial Service Station (Cannabis) District, to permit 
a storefront cannabis retailer. ' 

New Zone: C1-S2 Zone, Limited Commercial Service Station (Cannabis) District 

Legal description: Lot 1, Section 4, Victoria District, Plan 5362 • 

Existing Zone: C1-S Zone, Limited Commercial Service Station District 

Jim Handv (Senior Planned: Advised that the application is to rezone the property to allow for the retail 
sale of cannabis. • 

Mayor Helps opened the public hearing at 7:24 p.m. 

Lee Shanks (Applicant for 475 Gorge Road Easfl: Provided information regarding the application and 
how their cannabis storefront is run. 

James Whitehead (Applicant for 603 Gorge Road Eastt: Provided information regarding the application 
and how their cannabis storefront is run. 

Patricia Morgan (Gorge Road East): Expressed support for the application at 475 Gorge Road East so 
they can continue to provide safe access to medical cannabis. 

Steven Palmer (Residents Expressed support for the application at 475 Gorge Road East so they can 
continue to provide accessible and safe access to medical cannabis. 

Mayor Helps closed the public hearing at 7:51 p.m. 

3. Bylaw Approval for 603 Gorge Road East 

Motion: 
It was moved by Councillor Isitt, seconded by Mayor Helps, that the following bylaw be given third 
reading: 
1.Zoning Regulation Bylaw, Amendment Bylaw (No. 1104) No. 17-053 

Council discussed the following: 
• The supportability of the application due to its small footprint and the appropriateness of a cannabis 

storefront in relation to other medical storefront retailers. 101



4. Bylaw Approval for 475 Gorge Road East 

Motion: 
It was moved by Councillor Isitt, seconded by Councillor Loveday, that the following bylaw be given 
third reading: 
1.Zoning Regulation Bylaw, Amendment Bylaw (No. 1105) No. 17-068 

Council discussed the following: 
o Whether having a second cannabis storefront within 200 meters is supportable on the same street. 

Defeated 

For: Councillors Alto, Isitt, and Loveday 
Opposed: Mayor Helps, Councillors Coleman, Lucas, Madoff, Thornton-Joe, and Young 

REQUESTS TO ADDRESS COUNCIL 

Motion: 
It was moved by Councillor Coleman, seconded by Councillor Alto, that the following speakers be permitted to 
address Council. 

Carried Unanimously 

1. Aleksandar Miloievic: World Accordion and Tango Festival 
Outlined why Council should provide financial support for Victoria to host the 68thTrophee Mondial (World 
Accordion Championships), as part of the World Accordion and Tango Festival. 

2. Chris Marks: 3198 Quadra Street 
Outlined why Council should reconsider the defeated motion regarding 3198 Quadra Street. 

3. Dani Cee: Mental Health and Alternatives to Police 
Outlined why Council should consider alternatives to the police in relation to providing compassionate 
services for addiction, crisis, and mental health. 

Mayor Helps withdrew from the meeting at 8:10 p.m. due to a potential non-pecuniary conflict of interest with the 
following item, due to her relationship with a previous AirBnB operator. 

Councillor Loveday assumed the Chair in her absence. 

Councillor Lucas withdrew from the meeting at 8:10 p.m. due to a pecuniary conflict of interest with the following 
item, as she is the general manager of a hotel. 

Councillor Madoff withdrew from the meeting at 8:10 p.m. due to a pecuniary conflict of interest with the following 
item, as she runs a Bed and Breakfast in her home. 

4. Beverly Booth: Short-Term Rental Proposal 
Outlined why Council should recognize Premier Suites Victoria as a corporate housing supplier, and offer 
an exclusion or grandfather clause from the current Short-Term Rental bylaw. • 

5. Rachelle Keelev: Short-Term Rental Proposal 
Outlined why Council should.recognize Premier Suites Victoria as a corporate housing supplier, and offer 
an exclusion or grandfather clause from the current Short-Term Rental bylaw. 

Mayor Helps returned to the meeting at 8:21 p.m. and assumed the Chair. 

Councillor Lucas returned to the meeting at 8:21 p.m. 

Councillor Madoff returned to the meeting at 8:21 p.m. 102



Burnside Gorge Community Association 

ATTACHMENT F 
471 Ocelia Road, Victoria, BCV8T 4T-

T. 250-388-5251 ' F. 250-388-526' 
inioffburnsitiegorge.ca | www.bumsidegorge.c. 

March 23, 2018 

Erin Drew 
Greenheart Health & Wellness 
475 Gorge Rd E 
Victoria, BC V8T 2W1 

Dear Erin & team, 

I am pleased to share the enclosed Burnside Gorge Community Association (BGCA) 
Annual Report for the 2016-2017 fiscal year. 

We are proud of the work we do across our communities and have experienced success 
and positive outcomes for those we serve. On behalf of the BGCA Board of Directors and 
staff, I would like to extend our thanks for your contribution. Your continued support of 
the work that we do is greatly appreciated by all of us here and those we serve. We look 
forward to celebrating many future successes with you. 

The BGCA provides a wide continuum of services and programs that respond to the 
needs of residents in the Burnside Gorge area as well as children, youth, families and 
seniors throughout Greater Victoria. We hope to continue being of service to our 
community for many years to come. 

Sincerely, 

Suzanne Cole 
Executive Director 
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DISABLED RIGHTS ALLIANCE 

*A Non-Government Organization* 
9-3015 Jutland Rd 
Victoria, British Columbia 
Canada V8T 2Tl-Phone: 590-8721, 778-430-3869 - Email: palmerst.even747(Syahoo.ca 

June 20, 2018 

The Disabled Rights Alliance is pleased to write this letter of support for The Green Hart 
Health and Wellness. 

The Disabled Rights Alliance has provided support, intervention and empowerment for 
people with disabilities in Victoria since 2004. We are committed to providing responsible, 
informed information and advocacy for our members. This is particularly important for those 
of us who are older persons with serious disabilities and medical conditions especially those 
of us with prescribed medical marijuana by our physician. 

On an effort to provide this information to our clients and members. We have done a 
thorough evaluation of many of the dispensaries now in operation and have found few of 
them that meet the needs of people with disabilities or are wheelchair accessible. 

This is not the case with The Green Hart. This being the reason we stand behind them and 
for our request that you re visit the application for The Green Hart. 

The Green Hart is not only wheelchair accessible it is also committed to employing peopie 
with disabilities who are grossly underrepresented in most areas of employment in our 
Province. ' • 

The Green hart has also worked closely with us to assure us that they are committed to 
providing safe and affordable access to these accessary resources. 

Thank you for taking the time to hear our request. 

Resneetfullv 

Steven Palmer 
President of Disabled Rights Alliance 
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Business Name: fTl AC- IS K ft U TO *10 I ffe 

Business Address: 0̂̂  fefcibGCr 5=-/ (P l̂ • 
Manager/Owner Name:^^ AJR^V ^ ^ 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 
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Business Name: 
Business Address: 
Manager/Owner Name 
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To Whom it May Concern: 

We submit this letter today in support c* one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since tne spring of 2016. 

In that time, we at have not encounte-ed any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appeals 'citering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of Tne Mustard Seed and The Cooi Aid Society and 
worked building relationships with the iocai Community Association. 

Based on the above, we don't hesitate to support Tne G-een Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

:hank you. 

Sincerely, 

Manager/Owner 

\ 
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Business Name: 
Business Address: 
Manager/Owner Name: 
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To Whom it May Concern: ^ 

We submit this letter today in support of one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appeals loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Coo! Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 
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Business Name: v 

Business Address: 
Manager/Owner Nam-
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To Whom it Way Concern: 

We submit this letter today in support of one of cur business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

in that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and It appeals loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cooi Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincere,1 y, 

Mans 
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Business Name: f a. 
Business Address: 
Manager/Owner Name: ,- / n \ '^>f 

To Whom it May Concern: 

We submit this letter today in support of one of our business neign&ours, Tne Green Hart Health and 
Weliness. 

This cannabis dispensary has been located at 475 Gorge Rd E since tne spring of 2015. 

in that time, we at have not encountered any challenges arising as a d:rect result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

Tne Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cooi Aid Society and 
worked building relationships with the local Community Association. 

Basec on the above, we don't hesitate to support The Green Hart Health and Weiiness in their bid to 
seek rezoning at their current location. 

Thank you. 

Since^eiy, 
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Business Name: J3,ow> t /Vr*<-~s Co^ 

Business Address: 46 3 
Ma pager/Owner Name: ^ p . . ' 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

Tnis cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

in that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and I: appea'S loitering is c:scouraged. 

The Green Hart Health and Wellness has aiso kept the public areas surrounding their prooerty clean, 
initiated food drives and fundraisers on behaif of The Mustard Seed and The Ccoi Aid Society and 
worked building relationships with the lecal Community Association. 

Based on tne above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezening at their current location. 

Tnank you. 

Manager/Owner 
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Business Name: 
Business Address: 
Manager/Owner Name: 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2015. 

in that time, we at have not encountered any challenges arising as a a'irect result of nature of their 
business. The outlet is outwardly ciean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the pub'ic areas surrounding their property ciean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their aid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owfief-
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Business Name: ' •'?-V l>v.vA. ^ 
Business Address: y (% £Y<-IA RT- f 
Manager/Owner Name: >v W, tl] 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 
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Business Name: 
Business Address: 
Manager/Owner Name:- s ,v' 
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To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owner 

c. •SArUv<'^> 
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Business Name: 0\£-
Business Address: C-~2& 

Manager/Owner Name: ̂ 7; yx^- - '• 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked buiiding relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owner 
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Business Name: M t C e) ' 
Business Address: <Tg"?vf g/f-/ £"7 • 

Manager/Owner Name: <*-$£/} fa/ 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 
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Business Name: 33 42 V^'v v_ 
Business Address: i CjC~> ^ \ 
Manager/Owner Name: 33x3 ^ I -

^ r va Vvv€ ; v p S 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 
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70 Business Name: _ t. 
Business Address: Odfife C& • 

Manager/Owner Name: Lj5S&{ ijGflUf 7fjS/l 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked buiiding relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, / 
/ f 

Manager/Owner 
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Business Name: 
Business Address: 
Manager/Owner Name: 

( e- (•- r<-~— J—u-.—(- j ' r -

J^o Cl l4c - * ̂  L 4~cr  ̂

^ r 
"*! 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours. The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clear and tidy and it appears loitering is ciscouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 
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Business Name: v/6UV 
Business Address: QIC 
Manager/Owner Name: 

JU, 1,4 a,rv ,J_ i / 

Q(D §5*5% rd £°f Oryc^e, r<J 

M id 
To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owner 
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Business Name: SMtf*-OfJE L-At^ 
Business Address: 0?^.^" /Mc ^ ' 
Manager/Owner Name: \^ltUA^ fcjVCttSJl 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2015. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owner 
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Business Name: d-S ^ ^ ._.^_ r. 
Business Address: c^YO-/ /<-C'L/<—'(5YY L\C - ^ . • ^ AC. U o / . 

Manager/Owner Name: AfCoct /Co-jfc-C'i 

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

—-—-

Manager/Owner 
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Business Name: ( -. iQ! ^ ^ J("~XL £-i-y' 
Business Address: ^ ^ 
Manager/Owner Name: r\ •-;*•/. -•' ic-'u" ^ v"~ "( 

' K'Y 

Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owner 
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Business Name: 
Business Address: 
Manager/Owner Name: /Y^Ar'̂  ̂

To Whom it May Concern: 

We submit this letter today in support of one of our business neighbours, The Green Hart Health and 
Wellness. 

This cannabis dispensary has been located at 475 Gorge Rd E since the spring of 2016. 

In that time, we at have not encountered any challenges arising as a direct result of nature of their 
business. The outlet is outwardly clean and tidy and it appears loitering is discouraged. 

The Green Hart Health and Wellness has also kept the public areas surrounding their property clean, 
initiated food drives and fundraisers on behalf of The Mustard Seed and The Cool Aid Society and 
worked building relationships with the local Community Association. 

Based on the above, we don't hesitate to support The Green Hart Health and Wellness in their bid to 
seek rezoning at their current location. 

Thank you. 

Sincerely, 

Manager/Owner 
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To Mayor Lisa Helps and fellow council members" 

My name is Patricia Morgan I live at 105 Wilson St. here in Victoria. I am a senior and I have multiple sclerosis. I 
have been buying my medical marijuana from Green Hart for over a year now. I chose to buy my medicine from 
Green Hart because they have top quality, lab tested medical marijuana at a reasonable price. The staff there are 
very knowledgeable about their products and they have helped me to build my awareness of cannabis products 
which has helped to remove my pain, aided in my insomnia and muscle spasms. 

I hope they can remain in our community as a medicinal cannabis go-to retail outlet, providing 
medicinal marijuana and accessories in a safe, clean, bright open environment. 

Thank you 

Patricia Morgan 
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The Green Hart Health and Wellness Inc. 
475 Gorge Road East 
Victoria, BC V8T 2W1 

We, the undersigned, in support of The Green Hart Health And W'ellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 

ct"-> 

Full Name (Printed) Address Signature 
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The Green Hart Health and Wellness Inc. 
475 Gorge Road East 
Victoria, BC V8T2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectful!} request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 

Full Name (Printed) | Address ^ Signature v • 
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The Green Hart Health and Wellness Inc l̂ 
475 Gorge Road East 
Victoria, BC V8T 2W1 

y 

We, tlie undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 

Full Name (Printed) Address 
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The Green Hart Health and Wellness Inc. 
475 Gorge Road East 
Vic tori aT BC V8T 2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 

Address Full Name (Printed) Signature 
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The Green Hart Health and Wellness inc. 
475 Gorge Road East 
Victoria, BC VST 2W! 

We, the undersigned, in support, of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
Bast to be rezoned to permit a storefront cannabis retailer. 

Full Name (Printed) 
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The Green Hart Health and Wellness Inc. 
•TjM 475 Gorge Road East 

Victoria, BC V8T 2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 
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The Green Hart Health and Wellness Inc. 
475 Gorge Road East 
Victoria, BC V8T2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 

j Full Name (Printed) Address 
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The Green Hart Health and Wellness Inc. 
475 Gorge Road East 
Victoria, BC V8T 2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of Victoria reconsider and reassess the application for 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 

Full Name (Printed) 
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The Green Hart Health and YV.-: !»noss inc. 
-i o in-rvc Road East 
Victoria, BC V8T 2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary, 
respectfully request that that the City Of'Victoria reconsider and reassess the application for 475 Gorge A:-; 
" est to be rezoned to permit a storefront cannabis retailer. 

•:< .! Name (Printed) Address 
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The Green Hart Health and Wellness Inc. 
475 Gorge Road East 
Victoria,  BCV8T2W1 

We, the undersigned, in support of The Green Hart Health And Wellness Inc. Cannabis Dispensary-, 
respectfully request that that the City Of Victoria reconsider and reassess the application for- 475 Gorge Road 
East to be rezoned to permit a storefront cannabis retailer. 
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September 20, 2018 
Committee 

of the Whole 

SEP 2 7 2018 
Dear Mayor and Council, 

Late Item# -

Re: Rezoning Application REZ00657 for 475 Gorge Road East 

I am writing this letter in support of the Rezoning Application of 475 Gorge Road East for The 
Green Hart cannabis dispensary which is being presented before the Committee of the Whole 

on September 27, 2018. 

I am a resident of Burnside Gorge and reside within 2 blocks of this business. The site of The 
Green Hart dispensary is always kept to high standards of appearance, with a clean lot, well 
maintained landscaping, and a graffiti free well kept building exterior. The staffs commitment 
to professionalism is evident throughout the business operation. 

While I am not a supporter of the large number of cannabis dispensaries in Burnside Gorge, I 

am a strong supporter of this facility's application. Unlike many of the other businesses in my 

community the proprietor, Erin Drew, and the staff of The Green Hart are model community 
citizens. Their volunteer time commitments and financial contributions are much needed and 
appreciated by the Burnside Gorge community. Their actions in supporting their neighbourhood 
are what make a community a better place to live. 

My interactions with The Green Hart staff has not been as a patron but through their ongoing 
community actions which have always been positive. 

I appreciate the opportunity to comment. 

Respectfully, 

Avery Stetski 

Cc: Erin Drew, The Green Hart 
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CITY OF  

VICTORIA 

Committee of the Whole Report 
For the Meeting of November 8, 2018 

To: Committee of the Whole Date: October 25,2018 

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Subject: Rezoning Application No. 00658 for 1402 Douglas Street 

RECOMMENDATION 

That Council decline Rezoning Application No. 00658 for the property located at 1402 Douglas 
Street. 

LEGISLATIVE AUTHORITY 

In accordance with Section 479 of the Local Government Act, Council may regulate within a 
zone the use of land, buildings and other structures, the density of the use of the land, building 
and other structures, the siting, size and dimensions of buildings and other structures as well as 
the uses that are permitted on the land and the location of uses on the land and within buildings 
and other structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Rezoning Application for the property located at 1402 Douglas Street. The proposal is to 
rezone the property by amending the existing site specific regulations of the OTD-1 Zone, Old 
Town District-1 in order to increase the maximum allowable floor area of the existing storefront 
cannabis retailer from 200m2 to 450m2. 

The following points were considered in assessing this Application: 

• the proposal is consistent with the Core Historic designation in the Official Community 
Plan, 2012 

• the proposal is consistent with the Historic Commercial designation in the Downtown 
Core Area Plan 

• the proposal is inconsistent with the Storefront Cannabis Retailer Rezoning Policy as 
there are permitted storefront cannabis retailers within 400m. 

An alternate motion has also been provided for Council's consideration, given that the proposal is for an 
expansion of an existing cannabis retailer rather than introducing a new use in this location. 
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BACKGROUND 

Description of Proposal 

This Rezoning Application is to rezone the property by amending the site specific regulations of 
the OTD-1 Zone, Old Town District-1 to increase the maximum floor area from 200m2 to 400m2. 
Sustainability Features 

The applicant has not identified any sustainability features associated with this proposal. 

Active Transportation Impacts 

The applicant has not identified any active transportation impacts associated with this 
Application. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Rezoning Application. 

Accessibility Impact Statement 

The British Columbia Building Code regulates accessibility as it pertains to buildings. 

Land Use Context 

The area is characterized by mainly commercial and office uses. Some residential and transient 
accommodation uses are located in the nearby area. In addition, a number of heritage buildings 
are located in close proximity. 

Existing Site Development and Development Potential 

The site is presently a two-storey, heritage-designated building known as the Porter Block. It 
was constructed in 1900 using mainly brick and stone materials. Under the current OTD-1 Zone, 
Old Town District-1, the property could be used for commercial, residential, office and transient 
uses. The site specific regulations for this property permit one storefront cannabis retailer on the 
lot with a maximum floor area of 200m2. 

Data Table 

The following data table compares the proposal with the site specific regulations of the OTD-1 
Zone. 

Zoning Criteria Proposal Existing Zone 
OTD-1 

Total floor area of a storefront cannabis 
retailer (m2) - maximum 450 200 

Relevant History 
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On February 6, 2018, Council approved a rezoning application to permit the use of storefront 
cannabis retailer with a maximum total floor area of 200m2. 

Community Consultation 

Consistent with the Storefront Cannabis Retailer Rezoning Policy, the requirement to arrange 
and participate in a Community Association Land Use Committee (CALUC) meeting is waived 
unless the application involves construction of a new building; however, the Application was 
referred to the Downtown CALUC. Also consistent with the Policy, the Application has been 
referred to School District No. 61 and the Victoria Police Department (VicPD). The following 
table displays the number of VicPD service calls: 

Calls for Service 2016 2017 2018 
(up to September 7) 

Calls to the 
immediate area 0 0 0 

Calls to the block 337 281 174 

ANALYSIS 

Official Community Plan 

The Official Community Plan (OCP, 2012) identifies this property within the Core Historic urban 
place designation, within which commercial activities including retail are an envisioned use. 

Local Area Plans 

The Downtown Core Area Plan identifies the property within the Historic Commercial District, 
within which active retail uses are encouraged on the ground floor. 

Tree Preservation Bylaw and Urban Forest Master Plan 

There are no Tree Preservation Bylaw impacts with this Application and there are no impacts to 
public trees with this Application. 

Storefront Cannabis Retailer Rezoning Policy 

While the Storefront Cannabis Retail Rezoning Policy does not speak directly to maximum sizes 
of retailers, this Application could be considered an increase in the intensity of the use. This 
increase in intensity would be inconsistent with the policy, as there are six approved retailers 
within 400m of the subject site: 1601 Douglas Street, 826 Johnson Street, 851 Johnson Street, 
853 Cormorant Street, 546 Yates Street and 778 Fort Street. However, the property has 
already been approved for this use and it is unlikely that an expansion would have a deleterious 
effect on the streetscape or present as a concentration of this type of use in the area. An 
Alternate Motion, which would advance the application for consideration at a Public Hearing, 
has also been provided below. 
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LEGEND 

Subject Site 

Permitted 
O Cannabis 

Retailer 

^ 400m radius 

F Mkrtty 

CONCLUSIONS 

The proposal is consistent with both the OCP and the Downtown Core Area Plan in terms of 
encouraging retail uses at street level; however, the proposal is inconsistent with the Storefront 
Cannabis Retailer Rezoning Policy as there are now six permitted storefront cannabis retailers 
within 400m the subject property. Therefore, staff recommend that Council consider declining 
this Application. 

ALTERNATE MOTION 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00658 for 1402 
Douglas Street, that first and second reading of the Zoning Regulation Bylaw Amendment be 
considered by Council and a Public Hearing date be set. 

Respectfully submitted, 

Development Services 

Report accepted and recommended by the City 

Michael Angrove 
Planner 

Andrea Hudson, Acting Director 
Sustainable Planning and Community 
Development Department 

Manager: 

Date: 
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List of Attachments: 

• Attachment A: Subject Map 
• Attachment B: Aerial Map 
• Attachment C: Plans dated/date stamped August 27, 2018 
• Attachment D: Letter from applicant to Mayor and Council dated August 24, 2018 
• Attachment E: Correspondence (letters received from residents). 

Committee of the Whole Report 
Rezoning Application No. 00658 for 1402 Douglas Street 

October 25, 2018 
Page 5 of 5 146



147



148



149



150



ATTACHMENT D 

August 24, 2018 

Mayor Lisa Helps & Council 
City of Victoria 
One Centennial Square 
Victoria BC V8W1P6 

RE: STOREFRONT CANNABIS RETAILER REZONING APPLICATION 
FOR 1402 DOUGLAS STREET 

Dear Mayor Helps & Council: 

INTRODUCTION 

Please accept this letter, along with the accompanying forms and fees, as our 

client's (business name, "Farm") rezoning application for the property at 1402 

Douglas Street. This site, recently rezoned CA-82 (Old Town Cannabis District), 

and issued with a Cannabis Business Licence, is currently operating as a 

storefront cannabis retailer. Based on operational needs, we wish to apply for a 

rezoning to expand existing operations into the newly available adjacent retail 

space in the same building, thus requiring an amendment to the maximum 

floorspace permitted for storefront cannabis retail. 

CitySpaces 
Consulting Ltd. 

Suite 101 
848 Courtney St. 
Victoria BC 
V8W1C4 

250.383.0304 Tel 
866.383.0304 Toll-free 
250.383.7273 Fax 

www.cityspaces.ca 

Victoria 

CO 

THE SITE 

The ongoing retail function is consistent the City's land use policies, since the 

property (located at the corner of Douglas and Johnson Streets) is part of the 

Official Community Plan designated area of Core Historic. The applicant has a 

long term lease with the owner of the property, who supports this application. 

Built in 1900, the building (known as The Porter Block) has housed many 

diverse businesses over the last century, but still retains its architectural 

integrity and remains a Downtown Victoria landmark. This building is also 

"Designated" on the City's Heritage Registry. 

Legally described as the easterly 60 feet of Lot 671, Victoria City, the site is 

18.43 m by 18.35 m, for a total area of about 338 m2. The site contains a two-

storey commercial building (approximately 930 m2). The owner resides in the 

upper storey of the same building envelope. 

The building's main entrance fronts onto Douglas Street, and abuts other 

commercial uses on the north and west sides. 

Vancouver 

n 
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THE PREMISES 

The premises consist of a storefront with a monitored entrance that faces Douglas Street. The 

existing ground level interior floor plan provides an exterior entrance leading into a 142 m2 

cannabis "retail" area, in which product is displayed in secure glass cases that can only be 

accessed by staff. The basement level consists of preparation, packaging, and storage space. 

The total floor area for the business is 198 m2. 

During the renovations after the initial rezoning, Farm made extensive and high quality capital 

improvements to the premises and property, including restoration of an original heritage 

entrance on Douglas Street. These renovations have enhanced the urban streetscape at this 

prominent Downtown intersection. 

RATIONALE FOR ADDITIONAL FLOORSPACE 

Since operations began at Farm (Douglas Street) in April 2018, there has been a steady increase 

in clientele to the point where there are customer line-ups within the premises. This location has 

become a "destination" site for retail cannabis in Downtown Victoria for tourists and locals alike. 

With the upcoming legalization of recreational cannabis, Farm anticipates the demand for 

cannabis will only continue to grow. 

This early success has meant an increase in storage space is already necessary, and having more 

actual retail space would increase safety and security by giving staff better sitelines of the 

entrance, the display cabinets, and the client mix in general. 

The owner of the building (Paul DaCosta, Flower Power Enterprises) is in the process of retiring 

and closing his adjacent storefront AVEDA business within 1402 Douglas Street. Expansion into 

this street level space would add 95 m2 to the main floor cannabis retail area. Given that the 

AVEDA location also contains 88 m2 of available basement space, it makes practical sense to 

include that floorspace as part of the designation, and add it to the existing Farm 

administration/packaging area. The new total floor area would be 450 m2. although only 237 m2 

would actually be storefront "retail" space. No exterior changes to the building are proposed. 

SITE PROFILE 

Because renovations to the building to expand the retail and storage spaces will not disturb the 

soil or involve soil excavation, and none of the uses indicated in Schedule 2 (as indicated in the 

Ministry of Environment Administrative Guidance on Contaminated Sites) has occurred on the 

site, a site profile has not been submitted with this application. 
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ONGOING OPERATIONAL REQUIREMENTS 

The following operational requirements are in place, and will continue into the proposed 

expanded space: 

Admittance is restricted to adults 19+ years of age; 

Exterior signage meets the City's bylaw requirements; 

No consumption of product is permitted on the premises; 

The business operates within designated hours of operation, and does not operate 

between 8 pm and 7 am; 

Health and safety warnings are posted within the premises; 

Adequate ventilation is provided; 

All security provisions have been met, including a security plan, surveillance cameras, 

security personnel, training, and a minimum of two employees on-site during business 

hours, one of whom is a manager; and 

Security and fire alarms are installed, and professionally monitored. 

In addition to the Douglas Street location, for the past three years, the applicant has been 

operating the original "Farm" cannabis dispensary (3055A Scott Street) in a safe and 

professional manner. Operated to rigorous standards, and respectful of its neighbours, 

"Farm" intends to continue this level of professionalism within the proposed expanded 

premises at 1402 Douglas Street. 

Thank you for your favourable consideration of this application. 

CLOSING 

Sincerely, 

Deane Strongitharm, MCIP, RPP 

cc: Paul DaCosta 

Allen Spillette 

Michael Supowitz 

Attachs. 
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ATTACHMENT E 

MAYOR'S OFFICE 

OCT 0 6 201/ 
VICTORIA, B.C 

The Honorable Mayor Lisa Helps 
Honorable Members of the Council 
City of Victoria 
1 Centennial Square 
V8W1P6 

Dear Mayor Helps, 

First, I want to commend you for your leadership in developing bicycle lanes in 
Victoria. As the population density and traffic congestion increase, bicycle and public 
transportation will become even more important for living in the city. Although bicycle 
lanes seem to have become a contentious topic for automobile drivers, I hope that will 
pass with more experience. I believe that the city leaders who support this effort are on 
the right side of history. I thank you. 

I am writing today because of a growing concern for cannabis retailing in the city. I'm 
sure you would agree that these retailers are an additional threat to the stability of the 
downtown retailing area that is already burdened by homelessness and the effects of 
drugs and mental illness. Cannabis retailing makes this worse, not better; it is going in 
the wrong direction. 

In this regard, I am writing to call your attention to the situation on the 1400 block of 
Douglas Street. It is my understanding that cannabis retailing and the lust for those 
illusionary profits are displacing some established business; eg, the Taste of Europe Deli 
at 1412 Douglas. 

Although leasing arrangements is a matter of business decision, the municipality has a 
responsibility to monitor and guide the development of commerce, especially in the city 
center. Moreover, the choices that you make will affect all of us who live in the i 
metropolitan area. We all have some skin in this game, and I have strong objections to 
the development of cannabis retailing in the city centre. 

I would be grateful if you would investigate this situation on Douglas Street and send me 
a report of your judgment in this matter. 

With best regards, 

David Rodenhuis 
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CITY OF 

VICTORIA 

Committee of the Whole Report 
For the Meeting of November 8, 2018 

To: Committee of the Whole. Date: October 25,2018 

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Subject: Development Variance Permit Application No. 00209 for 1300 Yates Street 

RECOMMENDATION 

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, consider the following motion: 

"That Council authorize the issuance of Development Variance Permit Application No. 
00209 for 1300 Yates Street, in accordance with: 

1. Plans date stamped September 17, 2018. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. reduce vehicle parking stalls from 78 to 57; 
ii. reduce visitor vehicle parking stalls from 8 to nil. 

3. The Development Permit lapsing two years from the date of this resolution." 

LEGISLATIVE AUTHORITY 

In accordance with Section 498 of the Local Government Act, Council may issue a Development 
Variance Permit that varies a Zoning Regulation Bylaw provided the permit does not vary the 
use or density of land from that specified in the Zoning Regulation Bylaw. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Variance Permit Application for the property located at 1300 Yates Street. 
The proposal is to convert an existing amenity space on the fifth floor into an additional 
residential unit. The variances are related to reducing the vehicle parking stalls from 78 to 57 
and reducing the visitor parking stalls from 8 to 0. 

The following points were considered in assessing this Application: 

• the proposal is consistent with the Official Community Plan as it upgrades and 
regenerates the existing rental housing stock 

o the vehicle parking variances would reduce the number of resident stalls from 78 to 57 
and the visitor stalls from 8 to 0. This variance is considered supportable as it represents 
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the current parking configuration on-site and a Parking Review Summary conducted by 
Bunt & Associates confirms that the current number of stalls is adequate. 

BACKGROUND 

Description of Proposal 

The proposal is to convert an existing amenity space on the fifth floor into an additional 
residential unit, which triggers two parking variances. The proposed variances are to reduce the 
vehicle parking stalls from 78 to 57 and reduce the visitor parking stalls from 8 to 0. 

Sustainability Features 

The applicant has not identified any sustainability features associated with this proposal. 

Active Transportation Impacts 

The Application proposes a new four-stall bicycle rack, which supports active transportation. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Development Permit 
Application. 

Accessibility Impact Statement 

The British Columbia Building Code regulates accessibility as it pertains to buildings. 

Existing Site Development and Development Potential 

The site is presently a five-storey rental apartment building. Under the current R3-2 Zone, 
Multiple Dwelling District, the property could be developed as multi-unit residential at a 
maximum density of 1.6 to 1 Floor Space Ratio (FSR) and a maximum height of 22m. 

Data Table 

The following data table compares the proposal with the existing R3-2 Zone. An asterisk is 
used to identify where the proposal is less stringent than the existing zone. 

Zoning Criteria Proposal Zone Standard 
R3-2 

Site area (m2) - minimum 4272.35 920.00 

Unit floor area (m2) - minimum 54.00 33.00 

Density (Floor Space Ratio) - maximum 1.20 1.20 

Total floor area (m2) - maximum 5114.00 5138.88 

Height (m) - maximum 10.80 18.50 
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Zoning Criteria Proposal Zone Standard 
R3-2 

Storeys - maximum 5 N/A 

Vehicle parking - minimum 

Vehicle parking 5 7 *  78 

Visitor parking included in the overall 
units 0* 8 

Bicycle parking stalls - minimum 

Long term 0 0 (legally non­
conforming) 

Short term 4 0 (legally non­
conforming) 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, on March 9, 2018, the Application was 
referred for a 30-day comment period to the Fernwood CALUC. At the time of writing this 
report, a letter from the CALUC had not been received. 

This Application proposes variances; therefore, in accordance with the City's Land Use 
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the 
variances. 

ANALYSIS 

Official Community Plan 

The proposal for additional rental units within the rental apartment building is consistent with the 
Official Community Plan (OCP, 2012), which supports housing diversity, rental housing choice 
and the ongoing upgrade and regeneration of the City's rental housing stock. Parking 
management includes the addition of one stall to offset the new unit and the addition of a bicycle 
rack to support active transportation. 

Local Area Plans 

The Fernwood Neighbourhood Plan notes that apartments should be contained to the Eastern 
Approaches, within which this property is located. Flowever, the Plan does not speak to parking 
variances. 

Tree Preservation Bylaw and Urban Forest Master Plan 

There are no Tree Preservation Bylaw impacts and no impacts to public trees with this 
Application. 
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Regulatory Considerations 

The applicant is requesting to reduce the required parking from 78 to 57 stalls. Under Schedule 
C, the parking requirement is 86 stalls; however, previous approvals for the site permitted 77 
stalls. The addition of one unit would require a one vehicle stall increase for a total of 78 stalls 
required; however, it would appear that 77 stalls under previous approvals were never built and 
the current configuration is for 56 stalls. The applicant is proposing the addition of one stall to 
offset the new unit for a total of 57 stalls, which would still be 21 stalls below the required 78 
stalls. To help offset the anticipated parking shortfall for this development and to incentivize 
reduced vehicle ownership and active transportation, the applicant has agreed to provide a four-
stall bicycle rack on-site. In addition, a Parking Review Summary (attached) dated September 22, 
2017 has been provided by the applicant, which demonstrates that the expected parking 
demand is lower than the number of stalls provided. Therefore, the parking variance for vehicle 
stalls and visitor stalls may be warranted. 

CONCLUSIONS 

The site has been functioning with a reduced parking allotment, below the standard established 
in Schedule C, for a number of years. The Parking Review Summary has shown that there is 
enough parking on-site to satisfy the demand, and the provision of one stall offsets the new unit 
being created. Finally, the applicant is providing a bicycle rack on-site to further reduce vehicle 
demand. Therefore, staff recommend that Council consider supporting this Application. 

ALTERNATE MOTION 

That Council decline Development Variance Permit Application No. 00209 for the property 
located at 1300 Yates Street. 

Respectfully submitted, 

List of Attachments: 

• Attachment A: Subject Map 
• Attachment B: Aerial Map 
o Attachment C: Plans date stamped September 17, 2018 
o Attachment D: Letter from applicant to Mayor and Council dated August 27, 2018 
® Attachment E: Parking Review Summary dated September 22, 2017. 

Michael Angrove 
Planner 
Development Services 

Andrea Hudson, Acting Director 
Sustainable Planning and Community 

Report accepted and recommended by the City Manag 
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ATTACHMENT D 

ARCHITECTURE+DESIGN 

Vancouver Montreal 

August 27, 2018 
Received 
Gty of Victoria 

Mayor and Council, City of Victoria - City Hall 
1 Centennial Square 
Victoria, BC, V8W 1P6 

SEP 1/2018 

Planning & Development Department 
Development Services Division 

Re:BC-1219 - 1300 Yates, Victoria, BC - Request for Development Variance 

To Mayor Lisa Helps and Council, 

I am writing you regarding a Development Variance proposal for a multi-dwelling residential 
rental property at 1300 Yates Street, Victoria, British Columbia. 

The current owner of the property is applying for a development variance permit to relax the 
parking requirements in order to transform an existing disengaged amenity space on the 5th 
floor into a residential rental suite. 

The property is currently zoned for R3-2. The uses permitted in this zone include dwelling units and 
dwelling unit accessory uses. The Zoning By-Law (Part 3.3, art.2) requires that a residential unit be 
no smaller than 33m2. The off-street parking requirement, as per the updated Schedule C - Artl .2 
- Parking Calculations, requires 86 parking stalls in total for 77 (76 + 1 proposed unit) units 
including visitor parking, creating a ratio of 1.1 of parking stalls to residential units. 

The multi-unit residential building was built between 1966-1970. There is a total of 76 rental units 
and 56 parking stalls which represent a ratio of 0.73 parking stalls per residential unit, existing. 

The scope of work includes: Transformation of an existing amenity space located on the roof, 
into a one-bedroom residential rental unit, 54.0sqm (581.25 sqft), with an addition of a parking 
spaces (Schedule C - Artl ,2-Parking Calculations states 1.00 spaces per dwelling unit that is 
between 45sqm-70sqm). • 

The transformation scope includes demolition of non-structural partitions, construction of new 
partitions, installation of new doors, installation of new finishes and new fixtures. 

VANCOUVER MONTREAL 
"•sibodeau Air.-Hectu-re + Des'gr 

'35 'Af'es? 8!i1 Avenue. Vancouver. SC. V5-'' IN2 ". ;'76.33C.: 139 A /''8.327.6344 www.gofaa.ca 

20' 3-08-27 • '0-4.3 
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In doing this, no changes to the existing egress paths of travel, existing exits, or number of existing 
exits, will be made. There will also be no changes to demising walls and floors between suites, or 
changes to existing structure. 

To do this, we are requesting a relaxation of the off-street parking requirements, outlined in 
Schedule C, for the existing parking from requirement of 86 spaces (1.1 spaces per dwelling unit) 
to'an acceptable parking stall total of 57 stalls (ratio of 0.7 spaces per dwelling units). 

We are requesting this based on the following: 

1. Parking study: 
The existing parking demand and supply was assessed and outlined in a parking study 
attached to this request. 
Through data collection, it has been observed that the actual parking supply during 
peak demand is less than one vehicle per rental unit. 
The peak parking demand for 1300 Yates Street is 44 which represents 0.6 parked 
vehicles per rental suite. 
The parking demand from one additional rental suite will be able to be accommodated 
within the existing parking supply. 

2. Existing building: the area of the existing site does not allow for the addition of parking 
stalls that would meet all the requirements of the current Schedule C in terms of stall size, 
clearance to adjacent structures, setbacks from the property lines and the parking 
spaces per requirement of 86 spaces (1.1 ratio per unit). 

3. Proximity to public transit: there are numerous bus lines, with frequent buses, within less 
than five (5) minute walking distance from the building. These bus lines include numbers 
11, 14, 15, and 22 (Westbound); 19 (Northbound) and 2 ,27 and 28 (Eastbound). 

4. Proximity to the downtown core: the property is located within walking distance of the 
downtown core and the access to necessities are within a ten (10) minute walk in each 
direction. The need for a car in this location is not necessary. 

5. Rental property: the dwelling units in the building are all rentals. None of the dwelling units 
are owned. The average occupancy of one of the dwelling units is 2 to 3 years, with the 
turnaround of the tenants being frequent. 

The parking study demonstrates that the existing parking supply, off-street and on site, is sufficient 
for the existing number of rental units (76) as well as for the addition of one rental unit (77). 

We are proposing to supplement 1 (one) additional parking space to exceed the actual 
demand ratio of 0.66 parking stalls per unit. This results in a proposed parking with 57 stalls. 

I hope you see that this proposal is in order, 
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I am available ai your convenience to discuss the above and respond to any comments of 
questions you may have. 

Best regards. 

3 / 3  
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ATTACHMENT E 
TRANSPORTATION PLANNERS AND ENGINEERS 

^associates 

TECHNICAL MEMO 

DATE: 
PROJECT NO: 
PROJECT: 
SUBJECT: 

September 22, 2017 
04-17-0019 
1300 Yates Street Parking Review 
Parking Review Summary 

TO: Karim Aiche 
Thibodeau Architecture + Design 

PREPARED BY: Simon Button, EIT, M.Eng. 
REVIEWED BY: Tyler Thomson, MURB, MCIP, RPP, PTP 

The following memo summarizes the findings and recommendations of our parking review required by the 
City of Victoria for the proposed design changes at 1300 Yates Street. A parking occupancy review was 
required by the City in order to approve the proposed conversion of a rooftop amenity space into an 
additional rental unit given that the City's parking requirements would be impacted. 

1. INTRODUCTION 
The building at 1300 Yates Street was provided a development permit in 1966 which included 75 parking 
stalls. The building currently has 57 stalls for 76 rental suites and the owner plans to add 1 rental suite for 
a total of 77 rental suites. As such, Thibodeau Architecture + Design have requested that Bunt conduct a 
parking study as this is a condition of approval from the City. The site location is highlighted at Figure 1. 
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Figure 1: Site Location 

The focus of this study was on developing an understanding of the existing parking demand for the 
building in order to assess whether there is adequate existing parking supply to accommodate the 
proposed additional rental unit given that there are already more rental units than there are parking 
spaces. To do this, it was important to monitor both the on-site parking, and the nearby on-street parking 
to capture the full extent of the parking demand for the building including visitor parking demands. 

The following section highlights the survey information for the study and the results from the survey. 

2. DATA COLLECTION & RESULTS 
Parking demand surveys were conducted for two weekdays (Tuesday September 5lh, 2017 and Wednesday 
September 6th, 2017), and one weekend day (Saturday September 9'\ 2017) from 6pm to 11 pm. This time 
frame was chosen as most residents are home in the late evening. Parking occupancy counts were 
conducted every 30 minutes in the 1300 Yates Street off-street parking lot and parking turnover surveys 
were conducted at the on-street parking stalls in front of the building (1300 block of Yates Street). 

As shown in Figure 2, the peak parking demand in the off-street parking lot during the data collection 
periods was 40 parked vehicles which is approximately two thirds of the supply (57 stalls). 
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TRANSPORTATION PLANNERS AND ENGINEERS bunt <Sl associates 

Figure 2: Off-Street Parking Occupancy 
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The 1300 block of Yates Street has space for approximately 7 parked vehicles. The on-street parking was 
relatively busy during the data collection periods. During each data collection day there was at least one 
instance of there being 7 parked vehicles. Approximately half of the drivers were observed going into/out-
of 1300 Yates Street. To be conservative it can be assumed that 1300 Yates Street was responsible for 
generating a maximum of 4 vehicles parked on the street at one time. 

By combining the off-street and on-street parking data, the peak parking demand for 1300 Yates Street is 
i 

44 which is 0.6 parked vehicles per rental suite. Therefore the conversion of the rooftop amenity space to 
an additional dwelling is anticipated to add 0.6 parked vehicles to the total parking demand for the 
building. The total parking demand with the additional rental suite is anticipated to be 45 parked vehicles. 

3. PARKING SUMMARY AND RECOMMENDATIONS 
1300 Yates Street has 57 off-street parking stalls and there is space for 7 parked vehicles on Yates Street 
in front of the building. During the data collection periods, the peak parking demand reached 40 parked 
vehicles off-street and 7 parked vehicles on-street. 1300 Yates Street currently has 76 rental suites which 
results in a peak parking rate of less than one vehicle per rental suite. The parking demand from one 
additional rental suite will be able to be accommodated within the existing parking supply. 
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cc: Patrick Schilling, Thibodeau Architecture + Design 
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(City to insert: Aerial photo)
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CITY OF 
VICTORIA 

Committee of the Whole Report 
For the Meeting of November 8, 2018 

To: Committee of the Whole Date: October 25,2018 

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Subject: Development Permit Application No. 000535 for 2906 Cook Street 

RECOMMENDATION 

That Council authorize issuance of a Development Permit for 2906 Cook Street to amend the 
Land Use Contract to permit placement of an emergency storage container, in accordance with 
plans date stamped September 12, 2018, and subject to the following conditions: 

1. Development meeting all Zoning Regulation Bylaw requirements. 

2. Development Permit lapsing two years from the date of this resolution, if the holder of 
the permit does not substantially start construction under this permit. 

LEGISLATIVE AUTHORITY 

In accordance with Section 546 of the Local Government Act, Council may issue a Development 
Permit to amend a land use contract that is registered in a land title office, but may not affect the 
permitted use or density of the land from that specified in the land use contract. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application to amend a land use contract for the property located at 
2906 Cook Street. The proposal is to install a storage container that would store emergency 
supplies to be used in the event of a natural disaster. 

The following points were considered in assessing this Application: 

• the proposal is consistent with the Official Community Plan (2012) in enhancing 
emergency preparedness in residences 

• the existing rock wall and new landscaping will be used to soften the effect of the 
container from the street. 

BACKGROUND 

Land Use Contracts 

Land Use Contracts (LUCs) were legislated as a regulatory tool in place of zoning in the 1970s. 
The LUCs addressed development issues that zoning could not and in these cases Zoning was 
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rendered inapplicable. LUCs are registered on land titles and can be amended or discharged 
by agreement between both the Municipality and land owner. The legislation authorizing the use 
of Land Use Contracts was repealed in 1978; however, LUCs entered into prior to these 
legislative changes remain in force. 

Description of Proposal 

The proposal is to install a storage container for emergency supplies to be used in the event of 
a natural disaster. There is a land use contract currently in effect on-site and as such the 
property owners have applied to amend the land use contract to permit the proposed container. 
The container would be located 5.4m from the western property line and 0.6m from the south 
property line; which, although not directly applicable due to the land use contract, is consistent 
with Schedule F - Accessory Building Regulations. The container would be painted black, and 
blue arrow junipers, elderberry bushes, and curly-leaf privets would be planted along the 
western fagade to minimize the visibility of the container from Topaz Avenue. 

Sustainability Features 

The applicant has not identified any sustainability features associated with this proposal. 

Active Transportation Impacts 

The applicant has not identified any active transportation impacts associated with this proposal. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Development Permit 
Application. 

Accessibility Impact Statement 

The British Columbia Building Code regulates accessibility as it pertains to buildings. 

Existing Site Development and Development Potential 

The site is presently regulated with a land use contract, which restricts the buildings to those 
already found on site. The building on site, also known as Spencer Castle, is heritage 
registered. The property is shared and used by the three surrounding multi-unit residential 
properties for operational purposes, such as events and housing guests. 

ANALYSIS 

Official Community Plan 

The Application is consistent with the Emergency Management objectives found in the Official 
Community Plan, 2012 (OCP). Specifically, the installation of an emergency supplies storage 
container would encourage and support the efforts of individuals to strengthen the resiliency to a 
major seismic event and aid in enhancing the emergency preparedness in residences. 

Development Permit Area and Design Guidelines 

The Official Community Plan identifies this property with in DPA 16 - General Form and 
Character. The Design Guidelines for Multi-Family Residential, Commercial, and Industrial 
Development are applicable. The guidelines encourage landscaping open space to soften the 
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impact of buildings. The applicant has proposed landscaping along the western fagade. While 
additional landscaping along the southern fagade would be ideal, the location of the container 
adjacent the existing rock wall is not able to support landscaping due to space and lack of 
sunlight. The sloping nature of the site makes it difficult to locate the container elsewhere on 
the property. 

Local Area Plans 

The Hillside-Quadra Neighbourhood Plan does not have any applicable policies with regard to 
this Application, beyond recognizing Spencer Castle as an historic landmark. 

Tree Preservation Bylaw and Urban Forest Master Plan 

There are no Tree Preservation Bylaw impacts nor impacts to public trees associated with this 
Application. 

CONCLUSIONS 

The Official Community Plan supports the installation of emergency supplies storage containers 
in order to strengthen community resiliency. The container would have minimal impact as it 
meets the setbacks of an accessory building and would be partially screened. Therefore, staff 
recommend that Council consider supporting this Application. 

ALTERNATE MOTION 

That Council decline Development Permit Application No. 000535 for the property located at 
2906 Cook Street. 

Respectfully submitted, 

List of Attachments: 
• Attachment A: Subject Map 
• Attachment B: Aerial Map 
• Attachment C: Plans date stamped September 12, 2018 
• Attachment D: Letter from applicant to Mayor and Council received September 12, 2018. 

Michael Angrove 
Planner 
Development Services 

Andrea Hudson, Acting Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Ma 
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ATTACHMENT D 

$€j0C€3& Casg«e 
2906, 2910, 2920, 2930 Cook g>t. Victoria £8® 3g>7 

November 22, 3017 f 

Mayor Lisa Helps & Council 
City of Victoria 
1 Centennial Square 
Victoria, BC, V8W1P6 planning <s iVpartment 

BevsioB*>m Sev.ccs Oiwior. 

SEP 1 ? 2018 

RE: Development Permit Application for Emergency Preparedness Container 

The owners of the three strata corporations that jointly own the 2906 Cook Street property, 
known as Spencer Castle, voted to install an Emergency Preparedness Container on that 
property with the intention of storing supplies and equipment in order to be ready and prepared 
in the event of an emergency. We have recently been advised by staff in your Planning 
Department that the LUC covering this property can be amended by a Development Permit, 
which Application is attached for your consideration. 

Once installed and stocked, the container will provide residents of Spencer Castle with the 
ability to address some immediate emergency needs following an earthquake. It's likely that 
the City's emergency response will be fully taxed immediately following an earthquake and we 
hope that our preparations aided by the contents of our container will reduce suffering while we 
wait for aide to arrive. 

The 20'x8'x8 steel shipping container will be placed close beside a 4'6" rock wall adjacent to 
Topaz Street. This location is ideal as the container can be easily lifted into place from Topaz 
Street, is relatively flat with bedrock close to the surface, is out of any "fall line" of nearby 
buildings, and is close to the large lawn area that can be used as a set-up area for tent shelters, 
first aid tent, food preparation and distribution etc. 

The container will not need to be connected to any City services. The selected location does 
not have any underground services running though it (i.e. no existing services to be relocated). 
The container will be anchored to bedrock (which is close to the surface in this location) to 
prevent it shifting in the event of an earthquake (details of how this will be done are included in 
the application documentation). 

The container will be painted black (to blend in with the dark grey stone of the rock wall and the 
black wrought iron gate), and will have trees/shrubs planted to help "camouflage" it from view. 
Looking at it from the Topaz Street side, there already is some very tall natural fennel growing 
along part of the rock wall which will hide the container from view, and this planting can be 
extended further along this 4'6" tall rock wall. As well, there is usually a large white pickup truck 
(belonging to a Topaz Street neighbour) parked right next to the rock wall that is nearly as tall as 
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the container will be when it is installed. Attached to this application are actual photos of the 
location, with the container drawn in, to scale, showing what it will look like when installed and 
landscaped. . 

Sincerely, 

York Stewart, F* Isident, Strata 124, 2910 Cook St. 

Richard Parrott, President, Strata 83, 2920 Cook St. 

Barbara Howatt, President, Strata 345, 2930 Cook St. 
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C I T Y O F
VICTORIA

Committee of the Whole Report
For the Meeting of November 8, 2018

October 25, 2018Date:Committee of the WholeTo:

Andrea Hudson, Acting Director, Sustainable Planning and Community DevelopmentFrom:

Subject: Rezoning Application No. 00652 for 1150 McClure Street

RECOMMENDATION

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw amendments that
would authorize the proposed development outlined in Rezoning Application No. 00652 for 1150
McClure Street, that first and second reading of the Zoning Regulation Bylaw amendments be
considered by Council and a Public Hearing date be set once the following conditions are met:

1. Preparation and execution of legal agreements, to the satisfaction of the Director of
Sustainable Planning and Community Development, in order to secure:
a. two basement suites as rental units in perpetuity
b. building design and landscape.

2. The applicant entering into an agreement with a car-share organization to secure two
car-share memberships and car-share usage credits, to the satisfaction of the Director of
Sustainable Planning and Community Development.

LEGISLATIVE AUTHORITY

In accordance with Section 479 of the Local Government Act, Council may regulate within a
zone the use of land, buildings and other structures; the density of the use of the land, building
and other structures; the siting, size and dimensions of buildings and other structures; as well
as, the uses that are permitted on the land, and the location of uses on the land and within
buildings and other structures.

In accordance with Section 483 of the Local Government Act, Council may enter into a Housing
Agreement which may include terms agreed to by the owner regarding the occupancy of the
housing units and provided such agreement does not vary the use or the density of the land
from that permitted under the zoning bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Rezoning Application for the property located at 1150 McClure Street. The proposal is to
rezone from the R1-B Zone, Single Family Dwelling District, to a site-specific zone in order to
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permit the construction of a detached single-family dwelling with two rental suites as accessory
residential uses. A reduction from Schedule C: Off-Street Parking Regulations is proposed to
reduce the vehicle parking requirement from two stalls to one stall.

The following points were considered in assessing this application:
• the proposal is consistent with the density and use ranges established for this area,

which is designated Traditional Residential in the Official Community Plan, 2012 (OCP)
• the proposal is consistent with the Fairfield Strategic Directions in the OCP to maintain

and enhance established character areas
• the provision of two rental units supports housing diversity and market rental housing

policies outlined in the OCP.

BACKGROUND

Description of Proposal

This Rezoning Application is to rezone from the R1-B Zone, Single Family Dwelling District, to a
site specific zone in order to permit the construction of a single family dwelling with two rental
suites as accessory uses. The proposed new house is designed with a similar built form and
character to the Edwardian Vernacular Arts & Crafts style character house which was previously
situated on the property.

Specific details include:
• the construction of a detached single-family house with two rental suites in the basement

level
• a two-storey, pitched roof building form
• the site plan includes one vehicle parking stall in the front yard and a new driveway

crossing on McClure Street
• the landscape plan includes privacy fencing and landscape treatments to screen the

rental suite entrances and patios from neighbouring properties.

The following differences from the standard R1-B Zone, Single Family Dwelling District, are
being proposed and would be accommodated in the new zone:

• permit two rental suites as accessory residential uses
• increase the maximum building height from 7.60m to 8.98m
• decrease the west side setback from 3.00m to 2.64m
• decrease the required vehicle parking from two stalls to one stall.

The applicant is proposing a reduction from the Schedule C: Off-Street Parking Regulations to
reduce the vehicle parking requirement from two stalls to one stall. To help offset the parking
shortfall, the applicant is offering a Transportation Demand Management (TDM) program
comprised of four short-term bicycle parking spaces, four long-term bicycle parking spaces, and a
Modo car-share membership for each of the two rental units.

Affordable Housing Impacts

The applicant proposes the creation of two rental units, which would provide rental housing
supply in the area. The applicant has agreed to register a housing agreement on title for the
two rental units to ensure their rental tenure in perpetuity.
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Sustainability Features

As indicated in the applicant’s letter dated September 20, 2018, the sustainability features
associated with this proposal include the use of some soffit lighting and potentially additional
low-voltage landscape lighting for light pollution reduction, and the inclusion of low water use
plantings and native plants in the new garden areas.

Active Transportation Impacts

The application proposes the voluntary provision of four short-term and four long-term bicycle
parking spaces, which support active transportation.

Public Realm Improvements

No public realm improvements are proposed in association with this Rezoning Application.

Accessibility Impact Statement

The British Columbia Building Code regulates accessibility as it pertains to buildings.

Land Use Context

The surrounding area within the Fairfield neighbourhood is characterized by single-detached
dwellings, house conversions, and duplexes on tree-lined streets with heritage character
buildings and landscapes. Multi-unit residential in the form of apartment buildings are located
further west at Cook Street.

Existing Site Development and Development Potential

The property is presently vacant with the exception of an accessory building located in the
northwest portion of the site. Under the current R1-B Zone, Single Family Dwelling District, the
site could be redeveloped as a single-family dwelling with no more than one secondary suite,
garden suite, or up to four roomers and/or boarders.

Data Table

The following data table compares the proposal with the existing R1-B Zone, Single Family
Dwelling District. An asterisk is used to identify where the proposal is less stringent than the
existing zone.

Existing Zone
R1-B

Zoning Criteria Proposal

Site area (m2) - minimum 671.00 460.00

Lot width (m) - minimum 18.28 15.00

1st & 2nd storey floor area (m2)
(max.) 232.96 280.00

Combined floor area (m2) (max.) 400.52 420.00

Floor space ratio 0.60 n/a
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Existing Zone
R1-BProposalZoning Criteria

n/a20.57Average grade

8.98* 7.60Height (m) (max.)

2.00 2.00Storeys (max.)

PermittedYesBasement

Not permittedNoneRoof deck

Setbacks (m)

7.50 7.50Front
Projections - stairs/porch
(max.)

2.502.17

9.2011.22Rear

2.64* 3.00Side (west)
1.89 1.83

Side (east)

Side on flanking street 3.50 or 10% of lot widthn/a

Combined side yards 4.53 4.50

Site coverage (%) (max.) 32.20 40.00

Schedule C: Off-Street
Parking RegulationsVehicle Parking (min.)

1* 2Parking stalls

Bicycle Parking (min.)

04Long term

04Short Term

Relevant History

The house, which was destroyed in a fire earlier this year, was originally constructed as a
single-family dwelling and had been converted to a duplex and finally to one suite plus three
light housekeeping units. It was an Edwardian Vernacular Arts & Crafts style building with a
steeply pitched roof, front gable, asymmetrical main floor front fagade, contrasting cladding of
stucco with half timbering and shingles, an upper horizontal belt course with dentil detailing, a
partial wrap-around front porch with a stone foundation and wide central front entrance steps.
The design of the current proposal is intended to reflect the house which was previously located
on the site.

October 25, 2018
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Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted the Fairfield-
Gonzales CALUC at a Community Meeting held on September 14, 2017. A letter dated May 15,
2018 waived the need for a second meeting and is attached to this report.

ANALYSIS

Official Community FMan

The proposed single-family dwelling with two rental suites at a density of 0.60 FSR is consistent
with the Traditional Residential Urban Place Designation in the OCP, which envisions a density
up to approximately 1:1 FSR and includes ground-oriented, residential single-family dwellings
and accessory residential uses. The proposed rental units are consistent with OCP policies to
support a range of housing types, forms and tenures within neighbourhoods and to increase
rental housing choice. The form and character of the development as a detached residential
house fulfills the Fairfield Strategic Directions to maintain and enhance established character
areas and would integrate rental housing in a manner that is in character with the
neighbourhood.

Tree Preservation Bylaw and Urban Forest Master Plan

There are no Tree Preservation Bylaw impacts with this application.

While best efforts have been made in the design of the vehicle parking to preserve the two
public trees fronting the site, the proposed driveway crossing may have negative impacts on the
boulevard tree situated 2.5m from the driveway edge. At the Building Permit stage, the City will
require that an arborist be retained by the applicant to review driveway construction impacts to
the City tree. In the event that the tree needs to be replaced, the applicant will be responsible
for paying for its value and a replacement tree.

Regulatory Considerations

Vehicle Parking

The applicant proposes to reduce the required number of vehicle parking stalls from two to one.
The proposed stall is located in the front yard and, because no vehicle parking previously
existed on this property, a new driveway crossing provides vehicle access. To help offset the
vehicle parking requirement, the applicant has included four long-term and four short-term
bicycle parking spaces, as well as two Modo car-share memberships valid for the lifetime of the
development. Additionally, one-hundred dollars of driving credits will be provided to each of the
two residents of the development joining Modo. Attached to this report is a letter from Modo,
dated October 16, 2018, confirming that they see the location of the proposed development as
having good potential for car-sharing, and that nine Modo vehicles are located within 600m of
the development site.

Both sides of McClure Street consist of residential parking only. The proposed TDM measures
may help to offset some of the anticipated parking demand; however, it is likely that additional
demand for parking will impact on-street parking availability. Although there is an anticipated
parking shortfall, overall, staff support the proposed reduction for the following reasons:
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• active and shared transportation are convenient options given the location of bus stops
on Cook and Richardson Streets, car-share vehicles located in proximity to the site, and
walkability and bike-ability to daily services and amenities

• staff support the applicant’s stated intention to maintain the residential character of the
property and to maximize the amount of soft landscape. In order to conform to Schedule
C: Off-Street Parking Regulations which requires two parking stalls for this development,
alternate site plan options would be to either locate two parking stalls in the rear yard, or
to locate one parking stall in the front yard and the second stall in the side or rear yard.
As a design note, in both these scenarios, the proposed house or verandah would need
to be reduced in size in order to provide a driveway in the side yard that conforms to the
minimum required driveway width of 3.0m.

Differences from the R1-B Zone, Single Family Dwelling District

The following differences from the existing R1-B Zone, Single Family Dwelling District, are
proposed and would be incorporated into the new zone:

• permit a single-family dwelling with two rental suites as accessory residential uses
• increase the maximum building height from 7.60m to 8.98
• decrease the west side setback from 3.00m to 2.64m
• decrease the required parking from two stalls to one stall.

The new building is situated on the lot in a similar form and manner to the previously existing
house except for the main differences of additional massing at the rear, and the creation of two
basement rental suites with entrances on the east and west sides. The proposed front yard,
east side yard, and west side yard setbacks of the new house appear to be the same distance
as those for the previously existing house on the property. Although staff are not able to verify
the height of the previous house through documentation, anecdotally, we understand it was
higher than the permitted maximum height.

Other Consideration;:

Design Covenant

The design fit of new and old is an important neighbourhood concern in order to maintain the
character of the neighbourhood. As part of this Rezoning Application, the applicant has agreed
to register a section 219 covenant on title for the building design and landscape to ensure the
development is completed in accordance with the plans provided.

CONCLUSIONS

The proposal is consistent with the density and use ranges established for this area, which is
designated Traditional Residential in the Official Community Plan, 2012. The proposed
development as a detached house, similar in form and character to the previously existing
character house, is sensitive to its surroundings and consistent with the Fairfield Strategic
Directions in the OCP to maintain and enhance established character areas. The inclusion of
two rental units, with a housing agreement registered on title to ensure their rental in perpetuity,
supplies additional rental housing in the area. The proposed reduction of vehicle parking
requirements from two stalls to one is supported by staff with consideration of the provided
Transportation Demand Management measures, and the residential landscape character of the
property.
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ALTERNATE MOTIONS

That Council decline Rezoning Application No. 00652 for the property located at 1150 McClure
Street.

Respectfully submitted

-AVtok 44V\tfL(.(JlOtLScO
Moira Wilson,
Senior Planner - Urban Design
Development Services Division

Andrea Hudson, Acting Director
Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manag

w A2M&Date

List of Attachments:
Attachment A: Subject Map
Attachment B: Aerial Map
Attachment C: Plans dated/date stamped October 22, 2018
Attachment D: Letter from applicant to Mayor and Council dated September 20, 2018
Attachment E: Community Association Land Use Committee Comments dated May 15
2018
Attachment F: Modo car sharing letter dated October 16, 2018
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ATTACHMENT E

Katie Lauriston

CALUC chair <planandzone@fairfieldcommunity.ca>
Tuesday, May 15, 2018 4:29 PM
Duane Ensing
Alec Johnston; Katie Lauriston
Re: 1150 McClure

From:
Sent:
To:
Cc:
Subject:

Duane:

Pursuant to your inquiry regarding a second community meeting for the proposal at 1150
McClure, I have surveyed the Committee and we have decided that we will NOT require a
second Community meeting.

In this regard we feel that the proposal is much the same as the original, with a slight exception
having to do with height of the building from a now proposed lower outside floor or "trench"
designed to provide better access to the secondary suite in the lower level.
The above and a delay caused by the unfortunate fire at this address have both informed our
decision and have provided unique reasons why we will in this particular case waive the need to
a second meeting.

We have in the past required second meetings when the building height has changed
significantly, but have concluded that this is an exception.

David Biltek
Chair,
Fairfleld-Gonzales Community Association
Land Use Committee
A Volunteer committee helping our neighbours engage in community planning by providing
opportunities and processes to collect and forward residents' comments to City Council

FAIRFIELD GONZALESf
C O M M U N I T Y A S S O C I A T I O N

the place to connect

1330 Fairfield Road
Victoria BC V8S 5J 1
near Moss street and Sir James Douglas School
t: 250 382 4604
e: place@fuirfieldcommunity.ca

I
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ATTACHMENT F

modo.

October 16, 2018

Attention: Mike and Jesika Edison

Dear Mike and Jesika:

Re: Carshare arrangements at proposed residential development located 1150McClure Street,
Victoria
This letter will confirm that Modo sees the location of the proposed residential development at
1150McClure Street in Victoria as having good potential for carsharing. Nine Modo vehicles are
located within 600 metres of the development site. Under the following arrangements,Modo
would be willing to enter into an agreement to provide carsharing services:

1. Prior to the issuance of a development permit by the City of Victoria for the proposed
development, we will enter into a legally binding agreement for the provision of
carsharing services at the location of the proposed development in compliance with City
of Victoria requirements;

2. You will pay to Modo a one-time Project Fee of $1,000 for the purchase of a Partnership
Membership valid for the lifetime of the proposed development allowing two (2) residents
of the proposed development to benefit from Modo membership privileges without the
need to themselves pay membership fees;

3. Modo will provide a promotional incentive worth $100 of driving credits to each resident
of the proposed development joining Modo; and

4. You will communicate the benefits of Modo carsharing serices to prospective residents
and residents of the proposed development. This will be done through your own
communication channels and representatives with support as needed by Modo, with the
intent to raise awareness of and participation in Modo carsharing services.

200-470 Granville Street Vancouver, BC V6C 1V5 604.685.1393 info@modo.coop

www.modo.coop250.995.0265
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Q
Modo's purpose is to transform communities by connecting people with places in a way that is
affordable, convenient, inclusive and sustainable. Modo advocates for walking, cycling, using
transit and, when the trip requires a vehicle, use of a shared one.

Modo is interested in working with you, and be part of the proposed development to be located
at 1150McClure Street whose tenants may no longer need to own a car of their own for their
personal and business needs.
Thank you for your support of carsharing in the City of Victoria.

Regards,

Sylvain Celaire
Business Development Manager

200-470 Granville Street Vancouver, BC V6C 1V5 604.685.1393 info@modo.coop

www.modo.coop250.995.0265
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Rezoning Application

for

1150 McClure Street
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Subject Site 
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Subject Site – Looking East 
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Neighbouring Properties – East Side 
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Neighbouring Properties – West Side
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Neighbouring Properties – Across the Street
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Policy – Official Community Plan
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Site Plan
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Floor Plans – Basement Level (Rental Suites)
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Floor Plans – First Level
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Floor Plans – Second Level
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Front Elevation (South) 
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Rear Elevation (North)
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Side Elevation (West)
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Side Elevation (East)
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Neighbourhood Context – Streetscape 
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Neighbouring Context – With Previous Building 
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Landscape Plan
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Renderings – Front 

South Elevation South & West Elevations
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Renderings – Rear and Sides

North & West Elevations North & East Elevations
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Material Board
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RECOMMENDATION

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 

amendments that would authorize the proposed development outlined in 

Rezoning Application No. 00652 for 1150 McClure Street, that first and second 

reading of the Zoning Regulation Bylaw amendments be considered by Council 

and a Public Hearing date be set once the following conditions are met:

1. Preparation and execution of legal agreements, to the satisfaction of the 

Director of Sustainable Planning and Community Development, in order to 

secure:

• two basement suites as rental units in perpetuity 

• building design and landscape.

2. The applicant entering into an agreement with a car-share organization to 

secure two car-share memberships and car-share usage credits, to the 

satisfaction of the Director of Sustainable Planning and Community 

Development. 
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CITY OF 
VICTORIA 

Committee of the Whole Report 
For the Meeting of November 8, 2018 

Committee of the Whole Date: October 18, 2018 

Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Application for a Permanent Change to Hours of Service for a Liquor Primary License 
(044231), Yates Street Taphouse, 759 Yates St. 

RECOMMENDATION 

That Council.direct staff to provide the following response to the Liquor Licensing Agency: 

1. Council, after conducting a review with respect to noise and community impacts, does 
support the application of Yates Street Taphouse, located at 759 Yates Street, to change 
the hours of liquor service from 11:30 am to 1:30 am Monday to Saturday and 11:00 am 
to 12:30 am Sundays to 9:00 am to 1:30 am Monday to Saturday and 9:00 am to 12:00 
am Sundays. 

Providing the following comments on the prescribed considerations: 

a. The impact of noise on the community in the vicinity of the establishment has been 
considered in relation to the request is not expected be an issue. 

b. If the application is approved, the net impact on the community is expected to be 
positive economically as the approval supports the request of the business and 
presumably their long term viability as a local business and employer. 

a. The views of residents were solicited via a mail-out to neighbouring property owners 
and occupiers within 100 metres of the licensed location and a notice posted at the 
property. The City received three letters opposed to the application, and one letter 
indicating support. The City did not receive correspondence regarding the 
application from the Downtown Residents Association. 

b. Council recommends the issuance of the license. 

To: 

From: 

Subject: 

Committee of the Whole Report 
Application for a Change to Hours of Liquor Service for a Liquor Primary License 

November 8, 2018 
Page 1 of 4 247



PURPOSE 

The purpose of this report is to seek Council resolution, in accordance with the requirements of the 
Liquor Control and Licensing Act (the Act), regarding an application by the Yates Street Taphouse 
to change their Liquor Primary License service hours at 759 Yates Street as follows. 

Current Hours of Liquor Service: 
Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

Open 11:30 am 11:30 am 11:30 am 11:30 am 11:30 am 11:30 am 11:00 am 
Close 1:30 am 1:30 am 1:30 am 1:30 am 1:30 am 1:30 am 12:30 am 

Proposed H ours of Liquor Service: 
Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

Open 9:00 am 9:00 am 9:00 am 9:00 am 9:00 am 9:00 am 9:00 am 
Close 1:30 am 1:30 am 1:30 am 1:30 am 1:30 am 1:30 am 12:00 am 

BACKGROUND 

The Liquor Control and Licensing Branch (LCLB) issues liquor licences under the authority of the 
Liquor Control and Licensing Act and regulations. Local governments are asked to provide 
comments and recommendations to the LCLB on all liquor-primary licence applications regarding: 

1. The potential for noise. 
2. Impact on the community if the application is approved. 

LCLB applications for a permanent change to hours of business for Liquor Primaries do not require 
the applicant to submit a corresponding letter of intent. 

A map of the subject property and the immediate area is attached to this report (Appendix A). 

As noted above, this application is for a permanent change to the hours of liquor service for the 
Liquor Primary License. The Liquor Control and Licensing Branch is requesting a resolution from 
the City of Victoria regarding the application and the review criteria noted above. 

ISSUES & ANALYSIS 

The following sections will identify the key issues and provide analysis for Council's consideration. 

City Liquor Licensing Policy 

The City's Liquor Licensing Policy directs staff to consider applications for Liquor Primaries having 
hours of operation not later than 2:00 am. The applicable Council Policy is attached to this report 
(Appendix B). 

The hours of licensed service proposed in this application are within the parameters of the policy. 

Committee of the Whole Report 
Application for a Change to Hours of Liquor Service for a Liquor Primary License 
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City Referrals 

An inter-departmental review of the project has been undertaken by City staff. The inter­
departmental review includes circulation to Bylaw, Planning, Community Development, Engineering 
and Police Departments. That review has resulted in the following feedback: 

o Planning and Engineering Staff do not anticipate a noticeable impact on existing noise levels 
during licenced hours, transportation or the community in general due to the earlier hours 
and Bylaw Services has expressed no concern for the application. 

• Police have made the following comments regarding the application. 

Police have no objections to the extension of hours for the Taphouse. The earlier 
opening/service times are of no significant concern. The application, if granted, should not 
have any impacts on policing in the area. 

Community Consultation 

In accordance with the City's Liquor Licensing Fee Bylaw and Liquor Licensing Policy, all property 
owners and occupiers within 100 metres of the establishment were solicited by a mailed notice to 
provide input regarding this application. In addition, Yates Street Taphouse displayed a notice 
poster at its entrance for 30 days which invited people to provide input to the City with respect to 
this application. 

Three letters were received opposing the application to change hours of liquor service. The letters 
of concern focus on societal impacts of increased availability for alcohol and on potential for 
immediate impacts due to patron behaviours when intoxicated. The DRA did not provide 
correspondence regarding this application. One letter was received in support of the application 
from the public. 

All letters are available in Appendix C. 

Applicant Response 

As is standard practice as part of the liquor licence process, after City staff give input, the applicant 
has a chance to review the information (and this report) and respond prior to the report being 
forwarded to Council. The applicant has declined the opportunity to address the report. 

In summary, after conducting a review with respect to noise and community impacts, and soliciting 
community views regarding Yates Street Taphouse's application to permanently change hours from 
11:30 am to 1:30 am Monday to Saturday and 11:00 am to 12:30 am Sundays to 9:00 am to 1:30 
am Monday to Saturday and 9:00 am to 12:00 am Sundays at 759 Yates Street, it is considered 
that the proposal is consistent with current City policy. Therefore, staff recommend that Council 
consider directing staff to notify the Liquor Licensing Agency that Council supports the application 
to extend hours of licenced service for the Liquor Primary License. 

IMPACTS 

Accessibility Impact Statement 
None 

Committee of the Whole Report 
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Strategic Plan 2015 - 2018 

The recommendation to support the application is likely to increase the business viability of the pub, 
which is consistent with Strategic Plan Objective #5 - Create Prosperity Through Economic 
Development. 

Impacts to Financial Plan 

None 

Official Community Plan 

The existing and proposed uses of the liquor primary license are consistent with the Official 
Community Plan objectives for this neighbourhood. 

CONCLUSIONS 

The application regarding the Liquor Primary License for Yates Street Taphouse to change hours 
from 11:30 am to 1:30 am Monday to Saturday and 11:00 am to 12:30 am Sundays to 9:00 am to 
1:30 am Monday to Saturday and 9:00 am to 12:00 am Sundays is not in conflict with the City's 
current liquor licensing policy; therefore, staff recommend for Council's consideration that a 
resolution be made regarding the application, and that Council support the application to change 
the hours for the Liquor Primary License of Yates Street Taphouse. 

ALTERNATE MOTION (No Support) 

Alternate Motion 

That Council, after conducting a review with respect to noise and community impacts regarding the 
application to extend hours of liquor service for a Liquor Primary License (044231), Yates Street 
Taphouse, 759 Yates Street, does not support the request for the amendment. 

^R^^ctfully submitted, 

Ryan Morhart 
Manager 
Permits & Inspections 

Andrea Hudson 
Acting Director 
Sustainable Planning & Community Dev. 

Report accepted and recommended by the City Mana C.mM 

Date: 

List of Attachments: 

Appendix A: Aerial photograph (map) of the establishment and surrounding area. 
Appendix B: Liquor Licencing Policy - October 12, 2017 
Appendix C: Letters from the public . 
Appendix D: Provincial Liquor License Types 
Appendix E: Police Comments 
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Appendix 6 

Liquor Licencing Policy 
C I T Y  O F  

v  VICTORIA Page 1 of 2 

SUBJECT: Liquor Licencing Policy 
PREPARED BY: Sustainable Planning and Community Development 
AUTHORIZED BY: City Council 
EFFECTIVE DATE: October 12, 2017 
REVIEW FREQUENCY: Every three years REVISION DATE: 

A. PURPOSE 

The purpose of the City of Victoria's Liquor Licensing Policy is to provide direction to the 
following parties: 

1. Liquor licence applicants on the process and fees associated with City of Victoria review of 
applications; 

2. Liquor Control and Licencing Board (LCBC) on the types of applications that the City will 
opt-out of providing comment on; and 

3. City staff on application review and public notification criteria for those types of liquor 
licence applications that require review by Council and opportunity for the public to 
comment. 

B. POLICY STATEMENTS 

1. This policy applies to liquor license applications in the City of Victoria.: 

2. The city will opt out of the review and comment requirements for the following types of 
applications; 

a. Liquor Primary with licensed service up to 10:00 pm and having an occupant load 
less than 31 persons. 

b. Manufacturer with Lounge Endorsement, Special Event Area, or Picnic Area with 
licensed service up to 10:00 pm and having an occupant load less than 31 persons. 

c. A temporary extension to hours of licensed service for all licence types up to 3:00 am 
on New Year's Eve. 

d. The addition of an Entertainment Endorsement to any Food Primary with licensed 
service up to 12:00 am. 

3. The City of Victoria generally does not approve the extension of liquor service past 2:00 
am, with the exception of New Year's Eve, which allows for service up to 3:00 am. In 
extraordinary cases, the City may consider short term or one time provisions for allowing 
liquor service between 2:00 am and 9:00 am to accommodate international sporting or 
significant cultural events. 
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_ Council Policy _ „ , „ 
CITY OF Liquor Licencing Page 2 of 2 

VICTORIA 

C. PROCEDURES 

A business engaging in the manufacture, sale or service of liquor must have a City of Victoria 
Business License to lawfully conduct its businesses. 

The provincial government, through the Liquor Control and Licencing Branch, is the first and 
last point of contact for businesses interested in applying for a liquor licence. 

The application process and related fees will be made available to any business or member of 
the public through the internet or by request. 

For any liquor applications where the City of Victoria has not opted out of providing comment, 
the following provisions apply: 

1. Public notification for comment will be placed at the site for a period no less than 30 days. 

2. The City will provide public notification through mailed notice to all residents and 
businesses within a 100 metre radius. 

3. The City will provide notification to the applicable community association. 

4. When providing comment on an application, the City will include comments on those 
aspects within the parameters set by LCLB which currently include: 

a. Noise impacts in the immediate vicinity of the establishment; 
b. Impact on the community if approved (including the location of the establishment 

and person capacity and hour of liquor service of the establishment) 
c. Confirm that the establishment is being operated in a manner that is consistent with 

its primary purpose (only for food primary) 

D. ENFORCEMENT POLICY 

Businesses that have a history of non-compliance with local and provincial government bylaws 
and legislation or re-occurring nuisance issues may be subject to a Good Neighbour 
Agreement that will be reviewed along with the annual renewal of a business licence. Lack of 
adherence to this agreement may result in a business licence being revoked. This will be 
assessed by staff on a case by case basis. 

E. REFERENCES 

Business License Bylaw (89-071) 
Land Use Procedures Bylaw (16-028) 
Noise Bylaw (03-012) 
Liquor Licensing Fee Bylaw (01-06) 

F. REVISION HISTORY 
None 
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Ryan Morhart 

Sent: 
To: 
Subject: 

From: DoNotReply@escribemeetings.com on behalf of eSCRIBE Notification 
<DoNotReply@escribemeetings.com> 
Monday, June 18, 2018 3:15 PM 
Ryan Morhart 
eSCRIBE Task Alert: Motion Arising from the Motion to Postpone to the June 14, 2018 
Committee of the Whole meeting the 1199 Government Street - Application for a 
Permanent Change to Hours of Service for a Food Primary License (0302087) Earl's 
Restauran... 

This is an automated task reminder from eScribe. 

A Task has been assigned to you does not have a due date. 

Meeting: VCC_Junl4_2018 
Agenda Item: Motion Arising from the Motion to Postpone to the June 14,2018 Committee of the Whole 
meeting the 1199 Government Street - Application for a Permanent Change to Hours of Service for a 
Food Primary License (0302087) Earl's Restaurant (Downtown) 
Due Date: None 

Task Description: 

That Council direct staff that all future liquor licence applications include a letter from the Police Department 
attached to the report. 

To view the task, please click here. 

Please complete the task as soon as possible. Thank you. 

i 
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C. 

Ryan Morhart 

From: 
Sent: 
To: 
Subject: 

Monday, August 27, 2018 5:17 PM 
Ryan Morhart 
Oppose the Application for a Permanent Change to a Liquor Primary Liquor Licence in 
Yates Street Tapehouse 

Dear Sir/Madam, 

I am a resident in 728 Yates Street. I oppose the application. As a resident across the street, the noise of the Yates 
Street Taphouse is already an annoyance. I am afraid of the extension of the time selling alcohol in the Taphouse will 
make longer noise. It is not only a noise issue, but also alScpfiol can increase the chance of violence happened when 
people get drunk. 

Please do NOT disclose my email address and name. 

Thank you. 

l 
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Ryan Morhart 

From: 
Sent: 
To: 
Subject: 

Kathy Kay <director@victoriafilmfestival.com> 
Thursday, August 23, 2018 9:13 AM 
Ryan Morhart 
759 Yates St application for permanent Liquor Licence change 

To: Manager, Permits & Inspections, 
Thank you for the opportunity to express my opinion regarding the Notice of Application for a Permanent 
Change to a Liquor Primary Liquor Licence at 759 Yates Street. 

I am opposed to the change. 

I see no positive benefit to the neighbourhood and only an increased probability of detriment. I believe that 
when there was a bar at the Douglas Hotel with such an early start time that it was a concern to the community 
and downtown. Do we need to encourage 'the free breakfast with your first beer' clientele? I see this change as 
enabling more people who have an addiction, alongside the possibility that others will join in if we make this 
socially acceptable again by signalling that it's okay for restaurants and bars to begin serving so early in the 
day. 

Kind regards, 
Kathy 

Kathy Kay 
Festival Director 
Victoria Film Festival 
1215 Blanshard St.,Victoria, B.C., Canada V8W 3J4 
p) 250 389 0444 f) 250 389 0406 
c) 250 884 3121 

victoriafiimfestival 
WSKYA BJI BRINGING FILM TO LIFE 

fllM.- FEBRUARY 1-D» 2019 

Feast Food Film June 14-16 
Movie Under the Maltworks 
Free B Film Festival Fridays & Saturdays in August 
Art of the Cocktail October 13, 2018 
FilmCan October - January . 

www.victoriafilmfestival.com 
follow us on: 
twitter: VicFilmFestival 
facebook: VictoriaFilmFestival 

1 
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Ryan Morhart 

From: Rachel Conconi <| 
Sent: Tuesday, September 4, 2018 9:27 PM 
To: Ryan Morhart 
Subject: Liquor Control Licensing Branch 

Hi there, 

I live at 819 Yates street and I am in favour of the Yates Street Taphouse expanding its license to 9am. 

Best, 

Rachel Conconi 

l 
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Ryan Morhart 

From: 
Sent: 
To: 
Cc: 
Subject: 

I am the co-owner of unit 703 at 728 Yates St and am opposed to the change because it will result in additional noise and 
congestion in the busy morning hours. 
Robert J Gallagher 

Sent from my mobile 

Robert Gallagher j 
Sunday, August 26, 2018 9:01 AM 
Ryan Morhart 
Christy Gallagher 
749 Yates Liquor Licence Change Application 

l 
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APPENDIX D 

Types of Liquor Licences Issued in the Province of British Columbia 
Last updated: Octobers, 2017 

The Liquor Control and Licensing Branch (LCLB) supervises over 10,200 licensed establishments and over 
25,000 temporary special events per year in B.C. 

The purpose of this document is to give a broad understanding of the types of liquor licences issued in 
B.C. Visit the LCLB's website at www.gov.bc.ca/liquorregulationandlicensing and the hyperlinks below 
for the most up to date information. 

Licences: 

Agent - for independent liquor agents who market products from liquor manufacturers outside of B.C. 

Catering - for catering companies who wish to serve liquor in addition to food, with food service as the 
primary purpose. 

Food Primary-for businesses where the primary purpose is to serve food (such as restaurants). 

A Patron Participation Endorsement is an additional term and condition on a food primary 
licence that permits the active involvement of patrons in entertainment or results in patrons 
leaving their seats, such as dancing or karaoke. An application for this endorsement requires 
additional considerations beyond the routine assessment of an initial application. To ensure that 
community concerns about noise, nuisance and other impacts are considered, input from local 
government or First Nation authorities is required before patron participation entertainment 
will be approved for a food primary establishment. 

Liquor Primary-for businesses where the primary purpose is to sell liquor (such as bars, pubs, and 
nightclubs, as well as stadiums, theatres, aircraft, etc.). Liquor primary licences are also for businesses 
that wish to serve liquor as an additional service to their primary business (such as spas, salons, art 
galleries, etc.) 

Liquor Primary Club- a sub-class of the liquor primary licence for private clubs. To be eligible to 
apply, the club must be a society registered under the provincial Societies Act or a non-profit or 
veterans organization incorporated by special act of parliament. LP Clubs must have at least 50 
members who pay annual fees. The service area of an LP Club is restricted to members and 
guests only. 

Manufacturer-for businesses making wine, cider, beer (this includes brew pubs), or spirits (known as 
wineries, breweries, and distilleries). Manufacturers can also apply to add a lounge, special event area, 
and/or picnic area endorsement to their manufacturer licence. 

UBrew/UVin (Ferment-on-Premises) -for businesses that sell ingredients, equipment and provide 
advice for customers to make their own beer, wine, cider or coolers. 

Licensee Retail Store* -for selling liquor by the bottle at retail stores (often called private liquor stores). 
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Wine Store* - for wine stores including winery-operated stores, independent wine stores, VQA stores 
and tourist wine stores. 

Special Wine Store - available to eligible grocery stores only, the special wine store licence permits the 
sale of 100% BC wine on grocery store shelves. 

*No new licences are available at this time. 

Permits: 

Special Event Permit-for individuals and groups holding special events (such as community 
celebrations, weddings or banquets). 

Ethyl Alcohol Purchase Permit-for purchasing ethyl alcohol for commercial and industrial use. 

Charitable Auction Permit-for registered charities and non-profit organizations that wish to hold liquor 
auctions to raise funds for a charitable purpose. 

What is the difference between a food primary and a liquor primary licence? 
A food primary licence is issued when the primary purpose of the business is the service of food (such as 
restaurants and cafes). A liquor primary licence is issued when the primary purpose of the business is 
the service of liquor, hospitality or entertainment (such as bars, pubs, spas, and art galleries). 

The approval process is different for both types of licences, with the process for liquor primaries being 
more involved. Minors are generally prohibited from liquor primary establishments, unless the licence 
specifically allows them. 

Additional Resources: 

Forms - access to all LCLB forms, including application forms and licence change forms. 

Frequently Asked Questions - answers to common liquor-related questions. 

Licensed Establishment Locations-a list of all licensed establishments in B.C. 

Publications & Resources - access to the licensee terms and conditions handbooks, public consultations, 
and the Local Government/First Nations Guide page and more. 
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Appendix E 

Ryan Morhart 

From: 
Sent: 
To: 
Subject: 

Good Morning Ryan, 

I'll keep our comments short. 

Police have no objections to the extension of hours for the Taphouse. The earlier opening/service times are of no 
significant concern. The application, if granted, should not have any impacts on policing in the area. 

Thanks 
Cliff 

Tuesday, August 14, 2018 8:12 AM 
Ryan Morhart 
RE: LL000268 YATES STREET TAPHOUSE LP CHANGE OF HOURS 

V I C T O R I A  
POLICE 

Sgt Cliff Watson 
Operational Planning 
Victoria Police Department 
850 Caledonia Ave 
Victoria BC, V8T 5J8 
Office. 250-995-7218 
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LCLB Application

Change to Hours of Liquor Service

Yates Street Taphouse, 759 Yates Street
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Liquor Control and 
Licensing Branch (LCLB)

• Restaurants
• Bars
• Pubs Retailers
• Manufacturers and
• Special Events. 
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LCLB Approvals
• Criminal Background Checks

• Occupant Load Approvals

Municipal Input

Public Input

: potential for noise 

: potential for impact on the community, and

• Local Government 
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Local Government 
Staff Review: 

Public Notification and Comment: 

• Police, Bylaw, Planning, Community Development and Engineering
• Zoning regulation, liquor policy and the Liquor Licencing Fee Bylaw

Local Government provides a resolution with comment on:

• Notice Posted at entrance to establishment
• Mailed Notice to within 100m of establishment
• 30 days to provide comment 

• Potential for Noise
• Potential for Impact on the Community, and
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MON TUE WED THU FRI SAT SUN

EXISTING 11:30 am –
1:30 am

11:30 am –
1:30 am

11:30 am –
1:30 am

11:30 am –
1:30 am

11:30 am –
1:30 am

11:30 am –
1:30 am

11:00 am –
12:30 am

PROPOSED 9 am – 1:30 
am

9 am – 1:30 
am

9 am – 1:30 
am

9 am – 1:30 
am

9 am – 1:30 
am

9 am – 1:30 
am

9 am – 12:00 
am

LCLB Application
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Staff Review and Public Comment
Staff Review: 

Public Comment: 
• One letter was received in support of the application and 

three letters were received in opposition to the application to 
change the hours.

• No correspondence was received from the Downtown 
Resident’s Association regarding the modified hours. 

• Staff, including Police, have no objections to the application. 
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Recommendation
That Council direct staff to notify the Liquor Licensing Agency that Council 
supports the application for the change to hours of liquor service.
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C I T Y O F
VICTORIA

Committee of the Whole Report
For the Meeting of November 8, 2018

Date: October 30, 2018To: Committee of the Whole

From: Nancy Johnston - Manager Bylaw and Licensing Services

Subject: Appointment of Animal Control Officer

RECOMMENDATION

That Council approve the appointment of Chris McAllister: as Bylaw Officers pursuant to section
2(a) of the Inspection Bylaw (06-061); and as an Animal Control Officer pursuant to section 49(1)
of the Community Charter

EXECUTIVE SUMMARY

Chris McAllister has joined Victoria Animal Control Services staff filling role of Animal Control
Officer. To enable him to act as an Animal Control Officer and enforce the Animal Responsibility
Bylaw and Parks Bylaw, a specific resolution of council is required.

Respectfully submitted

Manager Bylaw and Licensing Sevices

Report accepted and recommended by the City Manager

Date:

Committee of the Whole Report
Appointment of Animal Control Officer

October 30, 2018
Page 1 of 1
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PART 1 - INTRODUCTION

Title

This Bylaw may be cited as the "ANIMAL RESPONSIBILITY BYLAW".1

Definitions

In this Bylaw2

"animal"

means any member of the animal kingdom, other than a human being;

“animal control officer”

means a person designated as an animal control officer for the purposes of
section 49 of the Community Charter,

“cat”

means an animal of the species Felis domesticus that is apparently over the age
of twelve weeks old;

“chicken”

means an animal of the species Gallus gallus domesticus;

“dangerous dog”

means a dog that has been designated as a dangerous dog under section 28;

“dog”

means an animal of the species Canis familiaris that is apparently over the age of
twelve weeks old;

"farm animal"

means any domesticated animal normally raised for food, milk or as a beast of
burden and includes cattle, horses, swine, sheep, goats, mules, donkeys, asses
and oxen but does not include poultry or bees;

“guinea pig”

means an animal of the species Cavia porcellus that is apparently over the age
of twelve weeks old;

Bylaw current to May 15, 2018. To obtain latest amendments, if any, contact Legislative Services at 250-361-0571.
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Division 6 — Animal Control

Classes of animals

47 For certainty and without limiting section 12 (1) [bylaw variation authority] , a

bylaw under section 8 (3) (k) [spheres of authority — animals] may establish
different classes of animals on the basis of sex, age, size or breed.

Seizure and related powers

48 A council may, by bylaw, do one or more of the following:
(a) provide for the seizure of animals that are

(i) unlicensed, if there is a requirement that they be licensed,
(ii) unlawfully at large on a highway or in a public place,
(iii) straying or trespassing on private property, or
(iv) on unfenced land and not securely tethered or contained;

(b) establish penalties to be paid in relation to animals seized under this
section;
(c) establish or regulate fees to be paid in respect of seizures under this
section;
(d) provide for the sale, other disposition or destruction of impounded
animals, if

(i) the animals are not claimed within the time and in the manner
established by the bylaw, or
(ii) the penalty or fees are not paid within a reasonable time;

(e) provide for the seizure and destruction of any animal that is subject
to suffering that the council, or a person designated by council,
considers cannot be otherwise reasonably addressed.

Special powers in relation to dangerous dogs

49 (1) In this section:

"animal control officer" means

(a) a municipal employee, officer or agent designated by the council as
an animal control officer for the purposes of this section, or
(b) a peace officer;

"dangerous dog" means a dog that

(a) has killed or seriously injured a person,
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(b) has killed or seriously injured a domestic animal, while in a public
place or while on private property, other than property owned or
occupied by the person responsible for the dog, or
(c) an animal control officer has reasonable grounds to believe is likely
to kill or seriously injure a person.

(2) In addition to the authority under section 48 but subject to this section, an
animal control officer may seize a dog if the officer believes on reasonable grounds
that the animal is a dangerous dog.
(3) Before exercising a power under subsection (2), in the case of a dog that has
acted as described in paragraph (a) or (b) of the definition of "dangerous dog", the
animal control officer must consider whether the dog was acting while in the
course of

(a) attempting to prevent a person from committing an unlawful act, or
(b) performing law enforcement work.

(4) An animal control officer may enter a place to exercise the power under
subsection (2),

(a) in any case, with the consent of the owner or occupier of the place,
(b) in any case, in accordance with a warrant under subsection (5) or
(6), or
(c) if the circumstances referred to in subsection (8) apply, in
accordance with that subsection.

(5) If satisfied by evidence given under oath or affirmation that there are
reasonable grounds to believe that there is a dangerous dog in a place, a justice
may, by warrant, authorize an animal control officer to enter and search the place
and to seize the dog.
(6) If

(a) it is impracticable for an animal control officer to appear personally
before a justice to apply for a warrant in accordance with subsection (5),
and
(b) the officer believes on reasonable grounds that there is a dangerous
dog in a place,

the officer may apply for a warrant in accordance with the regulations under
subsection (7).
(7) The Lieutenant Governor in Council may make regulations respecting the
authority and procedure for warrants under subsection (6).
(8) Subject to subsection (9), an animal control officer may, without a warrant,
enter and search any place, except a place that is occupied as a private dwelling,
and seize a dog, if the officer believes on reasonable grounds that

(a) the dog is a dangerous dog,
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(b) the dog presents an imminent danger to the public, and
(c) the purpose of seizing the dog cannot reasonably be accomplished if
the officer is required to obtain a warrant.

(9) For the purposes of subsection (8), an animal control officer who is not a police
officer must be accompanied by a police officer.
(10) In addition to any other authority, if an animal control officer has reasonable
grounds to believe that a dog is a dangerous dog, the officer may apply to the
Provincial Court for an order that the dog be destroyed in the manner specified in
the order.
(11) A dog that has been seized under this section may not be impounded and
detained for more than 21 days unless court proceedings for a destruction order
are commenced within that time.

Division 7 — Authority in Relation to Trees

Restrictions in relation to authority

50 (1) A bylaw under section 8 (3) (c) [spheres of authority — trees] that is in
relation to the protection of trees does not apply to the following:

(a) land and the trees on it if forestry practices on the land are governed
by a tree farm licence, permit or other authority or tenure under the
Forest Act;
(b) land and trees on it if section 21 of the Private Managed Forest Land
Act applies to the land;
(c) tree cutting or removal that is undertaken by a utility, on land owned
or held by the utility, and done for the purpose of safety, maintenance
or operation of the utility's infrastructure.

(2) Subject to subsection (3), if a bylaw under section 8 (3) (c) would have the
effect on a parcel of land of

(a) preventing all uses permitted under the applicable zoning bylaw, or
(b) preventing the development to the density permitted under the
applicable zoning bylaw,

the bylaw does not apply to the parcel to the extent necessary to allow a

permitted use or the permitted density.
(3) A bylaw referred to in subsection (2) applies without limit to a parcel if the
council, by resolution, commits the municipality to

(a) pay compensation to the owner of the parcel for any reduction in the
market value caused by the prohibition, or
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(b) provide, by development permit, development variance permit or
otherwise, alternative means for the parcel to be used for a permitted
use or developed to the permitted density.

(4) For the purposes of subsection (3),
(a) the compensation must be as determined and paid as soon as
reasonably possible in an amount set by agreement between the owner
and the municipality or, if no agreement is reached, by the Supreme
Court, and
(b) the council may issue a development permit or development
variance permit on its own initiative without an application from the
owner.

Compensation not payable

51 Except as provided in section 50 (3), no compensation is payable to any
person for a reduction in the value of any interest in land that results from

(a) a bylaw under section 8 (3) (c) [spheres of authority — trees], or
(b) the issue or refusal of a permit required under such a bylaw.

Right to reconsideration by council

52 If a council delegates powers, duties or functions in relation to its authority
under section 8 (3) (c) [spheres of authority — trees], the owner or occupier of
real property that is subject to a decision of a delegate is entitled to have the
council reconsider the matter.
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C I T Y O F

VICTORIA

Committee of the Whole Report
For the Meeting of November 8, 2018

Date: October 25, 2018Committee of the Whole

From: Chris Coates, City Clerk

Subject: 2019 Committee and Council Meeting Schedule

To:

RECOMMENDATION

That Council approve the 2019 Committee of the Whole and Council meeting schedule attached to
this report and make available to the public as required under Section 127 of the Community
Charter.

EXECUTIVE SUMMARY

The purpose of this report is to seek Council approval of the 2019 Committee of the Whole and
Council meeting schedule. Typically, Committee of the Whole meetings are held on the first four
Thursdays of each month and Council meetings, the second and fourth Thursdays. Exception to
the schedule include:

• Summer and Winter holidays:

> August 15 - 29, 2019
> December 19 - 26, 2019

• Conferences that Council members may choose to attend:

> Association of Vancouver Island Coastal Communities Annual Conference (Powell
River) April 12 - 14, 2019

> Federation of Canadian Municipalities Annual Conference (Quebec City) May 30 -
June 2, 2019

> Union of British Columbia Municipalities Annual Conference (Vancouver) September
23 - September 27, 2019

The proposed 2019 schedule of Committee of the Whole and Council Meetings is attached as
Attachment A for Council’s consideration.

Alternatively, Council may wish to discuss the meeting schedule and direct staff to revise the
meeting dates.

October 25, 2018
Page 1 of 2Committee of the Whole Report

2019 Committee and Council Meeting Schedule
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Respectfully,submitted
>

Chris Coates
City Clerk

Christine Havelka
Deputy City Clerk

Report accepted and recommended by the City Managed

Date:

Attachment A- 2019 Meeting Schedule

October 25, 2018
Page 2 of 2

Committee of the Whole Report
2019 Committee and Council Meeting Schedule
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ATTACHMENT A

2019 COMMITTEE AND COUNCIL MEETING SCHEDULE

(Closed) Council
Meeting

After COTW meetings
as required

Committee of the
Whole (COTW)

9:00 a.m.

Council Meeting
6:30 p.m.

17, 3110, 17, 24, 3110, 17, 24, 31January

7, 14, 21, 28 14, 287, 14, 21, 28February

7, 14, 21, 28 14, 287, 14, 21, 28March

11, 254, 11, 18, 254, 11, 18, 25April

9, 232, 9, 16, 232, 9, 16, 23May

13, 276, 13, 20, 276, 13, 20, 27June

4, 11, 18, 25 11, 254, 11, 18, 25July

1, 8 81, 8August

5, 12, 19 5, 19September 5, 12, 19

10, 243, 10, 17, 24October 3, 10, 17, 24

14, 287, 14, 21, 287, 14, 21, 28November

125, 125, 12December
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CITY OF  

VICTORIA 

Committee of the Whole Report 
For the Meeting of November 8, 2018 

Committee of the Whole Date: November 8, 2018 

Chris Coates, City Cierk 

Cannabis Retail Store License Referrals 

To: 

From: 

Subject: 

RECOMMENDATION 

That Council direct staff to 
1. Forward the Provincial Cannabis Consultation and Fees Bylaw to establish a process, 

method, and fee for local government recommendations with regard to cannabis retail store 
applications, to the November 8, 2018 Council meeting for introductory readings. 

2. Amend the City of Victoria's Cannabis-Related Business Regulation Bylaw to align with and 
complement the Province of British Columbia's Cannabis Control and Licensing Act. 

EXECUTIVE SUMMARY 

The Government of Canada legalized the distribution of cannabis as of October 17th, 2018. The 
Province of British Columbia has established a provincial licensing framework for cannabis retail 
stores. This process requires a local government recommendation before issuing a cannabis retail 
store licence. This framework provides local governments with the ability to accept or reject 
cannabis retail stores from operating within their jurisdiction. Affirmative local government 
recommendations are required by the Province in order for a Provincial License to be approved. 

The City of Victoria created the Cannabis-Related Business Regulation Bylaw in 2016 to respond 
to illegal cannabis retail stores operating in Victoria in anticipation of federal rules on cannabis 
distribution. Since legalization of cannabis and the new provincial responsibility to authorize 
cannabis licensing and distribution, the City of Victoria requires a process for providing a local 
government recommendation on a provincial cannabis retail store application. It also requires 
revisions to the Bylaw in order to reflect a municipality's more limited role in licensing and 
enforcement since legalization. Given the parallel nature of the provincial cannabis and liquor retail 
store licensing process, some municipalities have developed a process, method, and fee, similar to 
their municipal liquor licensing processes. 

As Council direction is needed to establish timing, method, and a fee for license referrals, staff 
recommend that Council approve the use of an opportunity for public commentary for owners and 
occupants of parcels within a 100 metre notification area on a cost recovery basis, and review the 
Bylaw to align with and complement the Province of British Columbia's Cannabis Control and 
Licensing Act. This would create a process for providing a local government recommendation for 
cannabis retail store applications and eliminating repetitive and contradictory municipal rules. Staff 

Committee of the Whole Report 
Cannabis Retail Store License Referrals 

November 8, 2018 
Page 1 of 6 
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suggest a written notification process, similar to that for liquor licenses, as the public consultation 
process to enable public comments on proposed Provincial Licenses. 

Optimal timing and type public consultation and alignment of municipal with provincial rules will 
result in more efficient local government recommendation process to fulfil the requirements of the 
provincial cannabis retail store licensing framework. 

PURPOSE 

The purpose of this report is to provide information to Council about the provincial cannabis retail 
store licensing process, and recommend a process for providing a local government 
recommendation in relation to an application to the Province, a public consultation method, and 
review the Cannabis-Related Business Regulation Bylaw to align with and compliment the Province 
of British Columbia's Cannabis Control and Licensing Act 

BACKGROUND 

Legislative framework for cannabis retail stores 

The Government of Canada legalized cannabis under the Cannabis Act on October 17, 2018. The 
Cannabis Act creates a framework for controlling the production, distribution, sale and possession 
of cannabis in Canada. Under this framework, each province is responsible for authorizing retailers 
of legal cannabis products in their jurisdiction. 

Consequently, the Province of British Columbia (the Province) adopted the Cannabis Control and 
Licensing Act (the Act) and subordinate regulations establishing a provincial cannabis retail store 
licensing program. A cannabis retail store licence authorizes sale of dried cannabis, cannabis oil, 
cannabis seeds and cannabis accessories for non-medical purposes in a private retail store. The 
Act sets out the power to issue, renew, transfer, or amend licenses, to refuse to accept applications, 
license applications requirements, mandatory and discretionary requirements, the power to 
determine if an applicant is fit and proper, and other matters. 

In 2016, the City of Victoria (the City) adopted the Cannabis-Related Business Regulation Bylaw 
(the Bylaw) to regulate illegal cannabis retail stores operating in the City in anticipation of federal 
laws. The purpose of this Bylaw was to minimize any adverse effects that operation of such 
businesses may have on the safety, health, and well-being of the community. Since the Province 
adopted the Act, the role of the City in regulation of cannabis retail stores is more limited. 

Provincial Licensing Process 

A cannabis retail store owner applies for a licence with the provincial Liquor and Cannabis 
Regulation Branch (LCRB). LCRB refers applications to the local government where the applicant 
is located for confirmation that a local government is accepting applications and that the proposed 
location has retail zoning. If the local government is accepting applications and retail zoning is in 
place, the LCRB conducts a review of the application. An applicant must satisfy a security screening 
and financial integrity check at some point in the process. In addition to an LCRB review, the local 
government may choose to provide a recommendation. 
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Summary of provincial licensing process: 

1. LC.LB Receives application 
2. LCLB contacts local governments asking if they will consider it. 
3. Local government provides zoning confirmation. (Zoning is required in order for the 

application to proceed any further). 
4. Province undertakes security screening and financial integrity check. 
5. Local Government provides a recommendation, including public consultation. 
6. LCLB completes final consideration and issuances license or rejects application. 

A local government may choose not to make a recommendation, which would end the application, 
or choose to make a recommendation. A recommendation must include residents' views. If the local 
government makes a recommendation in favour of the application, LCRB has discretion whether or 
not to issue the licence, but must consider the recommendation. LCRB cannot issue a license 
without a positive recommendation. 

Under the provincial licensing system, a local government has discretion to choose when to provide 
a recommendation, if at all, the method of public consultation, and whether to levy a fee in exchange 
for work done in relation to an application. 

Current State 

To date, LCRB has referred 7 applications to the City. Each application has retail zoning in place. 
A process, public consultation method, and fee as well as bylaw revisions are needed before the 
City of Victoria makes recommendations on these applications. 

ISSUES AND ANALYSIS 

Consistency with Liquor Retail Store Licensing Framework 

The provincial licensing frameworks for liquor retail stores and cannabis retail stores are similar, 
therefore consistency at the municipal level with regard to process for providing a local government 
recommendation, choosing a public consultation method, and establishing fees would be logical. 

LCRB is also responsible for regulating licensing liquor retail stores in BC. After LCRB refers an 
application to the City after it conducts security screening and financial integrity check related to a 
liquor retail store license application. The City of Victoria Liquor Licensing Policy attached as 
Appendix A provides direction about the City's process and fees associated with a review of 
applications, directs the LCRB on the types of applications that the City will not provide comments 
on, and directs City staff on application review and public notification criteria for those application 
that require an opportunity for the public to comment. 

This policy requires that: 
1. An applicant places a notification for comment at the site for a period of no less than 30 

days. 
2. The City mails a notice to all residents and businesses within a 100 metre radius and receive 

written materials in relation to the application. 
3. The City notifies the relevant community association. 
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The City of Victoria Liquor Licensing Fee Bylaw attached as Appendix B sets out that for the purpose 
of recovering the costs incurred by the City, the person making a liquor licence application must 
pay $200.00 for a staff assessment of a licence application or $750.00 for a licence application that 
requires staff assessment and Council assessment, and an additional fee for the City's costs for 
public notification of a public consultation process. 

Developing a Process for Viable Cannabis Retail Store License Applications 

The City has discretion to choose when to provide a recommendation. The Province conducts 
security screening and financial integrity checks. These checks provide valuable information about 
the applicant that would allow the Province, the City, and the applicant to determine the merit of 
public consultation. The Province will not issue a license to an applicant who fails a security 
screening and financial integrity check. Therefore it is reasonable to develop a recommendation 
and advance to public consultation after the check. This ensures that public will be invited to 
comment on viable license applications and prevents the City from having to charge and then 
reimburse the applicant for fees paid but work not undertaken. 

Choosing an Effective Public Consultation Method 

The public may comment on an application through an opportunity for public comment, public 
hearing, referendum or another method. Each method has implications for the quality of input, 
timeliness of input, and cost of seeking input. The City would collect a fee for costs incurred in 
relation to the application; therefore, a public consultation method would take into consideration 
how cost may prohibit an application. 

An opportunity for public commentary would be consistent with public consultation on liquor 
licenses, which requires a business to send out letter to owners and occupants of parcels within 
100 metres of the location subject to the application and place a poster on the proposed business 
location for 30 days. A wider notification area would increase public consultation costs. This 
approach invites the public to provide detailed comments, provides a two week period to receive 
input, and is the least expensive option. 

Aligning Provincial and Municipal Cannabis Retail Store License Reouirements 

Since the Province adopted the Act and subordinate regulations, the Bylaw is no longer current. 
The Act renders some of the Bylaw clauses as redundant or contradictory. An update to this Bylaw 
would reflect the new provincial framework for cannabis retail store licensing. 

Table of Proposed Bylaw Changes 
Comparing Provincial and Municipal Rules 
Municipal Bylaw Provincial Act and 

Regulation 
Action Needed 

Purpose refers to anticipation 
of federal laws 

Not relevant Amend purpose of Bylaw 

2 Definition of storefront 
retailer. Means a cannabis-
related business where 
cannabis is sold or otherwise 
provided to a person who 
attends the premise 

Licensee means a person 
who holds a cannabis retail 
store license 

Refer to provincial definition of 
licensee 
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4(2)(c-f) Requires security 
measures, proof of 
ownership, and police 
information check 

More robust Repeal from Bylaw 

5(1) Sets right of City to refuse 
a licence in detail based on 
prior convictions or inaccurate 
license applications 

Sets right of Province and City 
to refuse a license 

Repeal from Bylaw 

6 Sets age of consent, 
advertisement, consumption, 
and display rules-

Sets these rules Repeal from Bylaw 

7(a-c) Requires video 
surveillance, retention of 
video camera data, and 
security and fire alarm 
systems that is always 
monitored by third-party 

Sets these rules Repeal from Bylaw 

8(d) Requires transparent and 
unobstructed windows 

Requires opaque windows Repeal from Bylaw 

OPTIONS AND IMPACTS 

Option 1: Written Notification within 100 metres of Property (Recommended) 

This option proposes using a written opportunity for public commentary after the provincial security 
screening and financial integrity check. The City would send notices to owners and occupants of 
parcels within 100 metres of the property and receive written comments for a 2 week period. The 
applicant would pay a $750.00 fee for costs incurred in the course of work on an application. All 
comments received on the referral would be brought forward in a staff report for Council's 
consideration 

This recommendation also proposes a review of the Cannabis-Related Business Regulation Bylaw. 

Option 2: Opportunity for public comment within 100 metres of Property 

This option proposes using another opportunity for public comment (non-statutory public hearing) 
after the provincial security screening and financial integrity check. The City would send notices to 
owners and occupants of parcels within a 100 metre notification area, hold an opportunity for public 
comment at a specified location, date, and time, and receive written comments until the close of the 
opportunity for public comment. The applicant would pay a fee for costs incurred in the course of 
work on an application. 

This option also proposes a review of the Cannabis-Related Business Regulation Bylaw 

2015 - 2018 Strategic Plan 

The recommended option aligns well with the City's strategic goals in Economic Development for 
reducing red tape and barriers for businesses and making it easier to do business in the City of 
Victoria. 
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Impacts to Financial Plan 

The recommended option proposes a fee for costs incurred for notification. Application review would 
be covered by a flat fee and existing staff resources in Legislative Services would manage the 
referral process. The impacts of the referral process are significant and will have ongoing 
implications that greatly limits Legislative Services staff resources for any additional project work in 
2019. 

Accessibility Impact Statement 

The recommended option has no specific accessibility implications and the recommended public 
consultation has broad accessibility implications. 

CONCLUSION 

Public commentary with 100 metre notification area after provincial security screening and financial 
integrity check would ensure an opportunity for public input in a timely and cost -effective way for 
viable applications. In addition, a review Cannabis-Related Business Regulation Bylaw would align 
municipal, provincial and federal rules in regard to cannabis retail stores. 

Respectfully submitted, 

Legislative and Policy Analyst City Clerk 

Deputy City Manager 

Report accepted and recommended by the City Man 

List of Attachments 

Appendix A - Liquor Licensing Policy 

Appendix B - Liquor Licence Fees Bylaw 

Appendix C - Draft Cannabis Retail Consultation Fees Bylaw (to follow) 
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APPENDIX C 

Liquor Licencing Policy 
IpF CITY OF 
v VICTORIA Page 1 of 2 

SUBJECT: Liquor Licencing Policy 
PREPARED BY: Sustainable Planning and Community Development 
AUTHORIZED BY: City Council 
EFFECTIVE DATE: October 12, 2017 
REVIEW FREQUENCY: Every three years REVISION DATE: 

A. PURPOSE 

The purpose of the City of Victoria's Liquor Licensing Policy is to provide direction to the 
following parties: 

1. Liquor licence applicants on the process and fees associated with City of Victoria review of 
applications; 

2. Liquor Control and Licencing Board (LCBC) on the types of applications that the City will 
opt-out of providing comment on; and 

3. City staff on application review and public notification criteria for those types of liquor 
licence applications that require review by Council and opportunity for the public to 
comment. 

B. POLICY STATEMENTS 

1. This policy applies to liquor license applications in the City of Victoria.: 

2. The city will opt out of the review and comment requirements for the following types of 
applications; 

a. Liquor Primary with licensed service up to 10:00 pm and having an occupant load 
less than 31 persons. 

b. Manufacturer with Lounge Endorsement, Special Event Area, or Picnic Area with 
licensed service up to 10:00 pm and having an occupant load less than 31 persons. 

c. A temporary extension to hours of licensed service for all licence types up to 3:00 am 
on New Year's Eve. 

d. The addition of an Entertainment Endorsement to any Food Primary with licensed 
service up to 12:00 am. 

3. The City of Victoria generally does not approve the extension of liquor service past 2:00 
am, with the exception of New Year's Eve, which allows for service up to 3:00 am. In 
extraordinary cases, the City may consider short term or one time provisions for allowing 
liquor service between 2:00 am and 9:00 am to accommodate international sporting or 
significant cultural events. 
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NO. 01-36 

A BYLAW OF THE CITY OF VICTORIA 

The purpose of this Bylaw is to establish fees to recover the City's costs associated 
with the assessment of liquor licence applications. 

Under its statutory powers, including section 15.1 of the Liquor Control and Licensing 
Act, the Municipal Council of the City of Victoria enacts the following provisions: 

1 This Bylaw may be cited as the "LIQUOR LICENSING FEE BYLAW". 

2 In this Bylaw, 

"Act" 

means the Liquor Control and Licensing Act and its regulations; 

"assessment" 

means a Council assessment or a staff assessment; 

"Council assessment" 

means a method used to conduct an assessment of a licence application 
involving Council's taking into account related matters, commenting on, 
making recommendations in connection with, and otherwise considering; 

"Council" 

means 

(a) the City's Council, 

(b) the City's Committee of the Whole Council, or 

(c) both Council and the City's Committee of the Whole Council, acting 
jointly in the same matter; 

"licence" 

has the same meaning as under the Act; 

"licence application" 

means an application under the Act for 

(a) the issue, amendment, or renewal of a licence, including but not 
limited to the following matters: 
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similar method required under the Act or, if permitted but not 
required under the Act, determined by the Council; 

(b) undertaking the procedures connected with the matters referred to 
in paragraph (a), including the providing of notices and making 
related information publicly available. 

(2) For the purpose of carrying out any of the matters under subsection (1), 
the Council must apply the following rules and procedures applicable to 
each matter, including hearings and decision-making: 

(a) the common law rules of procedural fairness; 

(b) the procedures for notice and other procedural matters required 
under the Act. 

READ A FIRST TIME the 22nd day of FEBRUARY 2001. 

READ A SECOND TIME the 22nd day of FEBRUARY 2001. 

READ A THIRD TIME the 22nd day of FEBRUARY 2001. 

ADOPTED on the 8th day of MARCH 2001. 

"MIKE MCCLIGGOTT" 
ACTING DIRECTOR OF 

CORPORATE SERVICES 

"ALAN LOWE" 
MAYOR 
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NO. 17-118 

LIQUOR LICENSING FEE BYLAW, AMENDMENT BYLAW (NO. 2) 

A BYLAW OF THE CITY OF VICTORIA 

The purpose of this Bylaw is to update the fees in the Liquor Licensing Fee Bylaw and to make 
housekeeping amendments to reflect changes to the Liquor Control and Licensing Act 

Contents 

1 Title 
2 Amendments 
3 Effective Date 

Under its statutory powers, the Council of the City of Victoria, in an open meeting assembled, 
enacts the following provisions: 

Title 

1 This Bylaw may be cited as the "Liquor Licensing Fee Bylaw, Amendment Bylaw (No. 
2)". 

Amendments 

2 The Liquor Licensing Fee Bylaw (01-36) is amended: 

(1) in the preamble, by deleting the number "15.1" and replacing with "41". 

(2) in section 2, by: 

a. repealing the definition of "Council assessment" and replacing it with the 
following: 

"Council assessment" means any method used by Council to decide 
whether to recommend that a licence application be issued or amended, 
and includes providing comments and recommendations or gathering the 
views of residents in accordance with the Act; 

b. repealing the definition of "staff assessment" and replacing it with the following: 

"staff assessment" means the technical evaluation by the City's officers or 
employees to determine if a Council assessment is required for a licence 
application; 

(3) in section 3, by: 

a. deleting the words "in connection with a an assessment"; 

b. repealing section 3(a) and renumbering 3(b) to 3(a); 

c. inserting the following new section 3(b) after section 3(a): 
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(b) $200 application fee for a licence application that requires a staff 
assessment; 

d. repealing sections 3(c) and (d) and replacing with the following new section 
3(c): 

(c) $750 application fee for a licence application that requires a staff 
assessment and Council assessment; 

e. renumbering section 3(e) to 3(d). 

(4) in subsection 4(1), by: 

a. deleting the word "an" and replacing it with "a"; and 

b. inserting the word "Council" before "assessment". 

Effective Date 

3 This Bylaw comes into force upon adoption. 

READ A FIRST TIME the 26th day of October 2017. 

READ A SECOND TIME the 26th day of October 2017. 

READ A THIRD TIME the 26th day of October 2017. 

ADOPTED on the 9th day of November 2017. 

"CHRIS COATES" 
CITY CLERK 

"LISA HELPS" 
MAYOR 
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NO. 18-120 

CANNABIS RETAIL STORE LICENSING CONSULTATION POLICY AND FEE BYLAW 
A BYLAW OF THE CITY OF VICTORIA 

 
The purpose of this Bylaw is to establish a process for the City to provide a recommendation to 
the Provincial Government for a cannabis retail store licence application referral, and to 
establish fees to recover the City’s costs incurred in the course of work on a referral. 
 
Contents 
 
1 Title 
2 Definitions 
3 Public Consultation Method 
4 Fees 
5 Effective Date 
 
Under its statutory powers, including section 33 of the Cannabis Control and Licensing Act, the 
Council of the Corporation of the City of Victoria, in an open meeting assembled, enacts the 
following provisions: 
 
Title 
 

1 This Bylaw may be cited as the "CANNABIS RETAIL STORE LICENSING 
CONSULTATION POLICY AND FEE BYLAW". 
 

Definitions 
 

2 In this Bylaw, 
 
“Act” 
 

means the Cannabis Control and Licensing Act; 
  
 “City” 
 
  means the Corporation of the City of Victoria; 
  
 "Council"  

 
means the Council of the Corporation of the City of Victoria; 

 
“general manager” 
  
 has the same meaning as under the Act; 
 
“licence” 

 
has the same meaning as under the Act; 

 
 

Appendix C
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2 

“licence application referral” 
 
means a referral to the City by the general manager of an application for the 
issue, amendment, or renewal of a licence under section 33 of the Act. 

 
Public Consultation Method 
 
3 (1) Subject to subsection (4), after receiving a licence application referral the City will  
 

(a) notify the neighbourhood association for the area to which the licence 
application referral relates to; and 
 

(b) provide a written notice of the licence application referral to the owners 
and occupants of the properties located within 100 metres from the 
property to which the licence application referral relates; and 
 

(c) after considering any written responses received, provide to the general 
manager comments and recommendations on the licence application 
referral, including Council’s views on the impact of the proposed 
application on the community. 

 
(2) The notice referred to in subsection (1) shall be mailed out at least 14 days 

before Council considers the licence application referral. 
 
(3) The obligation to give notice under subsection (1) is satisfied if the City made a 

reasonable effort to mail or otherwise deliver the notice. 
 
(4) The City shall be under no obligation to provide notice or consider a licence 

application referral until after it has received 
 

(a) confirmation from the general manager that the general manager has 
made a determination in accordance with section 26(2)(e) of the Act and 
the applicant has been found to be fit and proper; and 

 
(b) the applicant has paid to the City the fees under section 4. 

 
Fees 
 

4 For the purpose of recovering the costs, the applicant whose licence application is 
referred to the City must pay to the City the following fees: 

(a) a $750 processing fee; and 
 
(b) the City’s actual costs for providing notice under section 3(1). 

 
Effective Date 
 
5 This bylaw comes into force on adoption. 
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3 

 
 
READ A FIRST TIME the    day of   , 2018. 
 
READ A SECOND TIME the    day of   , 2018. 
 
READ A THIRD TIME the   day of   , 2018. 
 
ADOPTED on the    day of   , 2018. 
 
 
 
 
 

 
 
  
     CITY CLERK MAYOR 
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Cannabis Retail 

Store Licensing
Developing a Public Consultation 

Policy and Fees
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Cannabis Retail Store Licensing

Purpose 

• Provide Council with information about 

Provincial cannabis retail store licensing

• Outline issues with respect to a public 

consultation policy and fees

• Outline a review of the Cannabis-Related 

Business Regulation Bylaw

• Recommend a public consultation policy and 

fees 
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Cannabis Retail Store Licensing

Cannabis Distribution

• Legalized cannabis on October 17, 2018

• Provinces and territories determine how to 

distribute cannabis 

• BC enacted the Cannabis Control and 

Licensing Act

• In 2016, the City enacted Cannabis-Related 

Business Bylaw 
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Cannabis Retail Store Licensing

Provincial Framework and 

Process

• Liquor and Cannabis 

Regulation Branch is 

responsible for licensing

• City may decline to accept 

referral or provide 

recommendation but City 

accepting them given 

current licensing regime 

City may choose public 

consultation policy and fee 
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Cannabis Retail Store Licensing

Current State

• 7 cannabis retail store license application 

referrals

• All referrals have retail zoning

• City to establish public consultation policy 

and fees

• Inconsistent provincial and municipal 

legislative framework
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Cannabis Retail Store Licensing

Processing of Referrals

• City advises LCRB that it accepts application 

and of zoning in place. Zoning is required by 

Province to continue.

• LCRB determines if applicant is fit and proper

• City gives recommendation to LCRB before, 

concurrent with, or after fit and proper results

• Limit to fit and proper referrals reduces 

work/costs
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Cannabis Retail Store Licensing

Consulting on Referrals

• Requirement for public consultation

• Potential public consultation methods: 

• Opportunity for public commentary

• Public hearing 

• Referendum 

• Method and scope have cost implications
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Cannabis Retail Store Licensing

Reviewing City Bylaw

• Bylaw contains business license requirements, 

operating requirements, and general provisions

• No longer current due to new Act

• Review to: 

• Align Bylaw and Act 

• Reflect more limited municipal role
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Cannabis Retail Store Licensing

Option 1: Written notification 

within 100 meters of property 

(recommended)

• After fit and proper

• Notify owners and occupants within 100 metres

of property and neighbourhood association

• $750 processing fee and public notification 

costs

• Review Bylaw
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Cannabis Retail Store Licensing

Option 2: Opportunity for 

public comment within 100 

meters of property

• After fit and proper

• Alternative method 

• $750 processing fee and higher public 

notification costs

• Review Bylaw
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Cannabis Retail Store Licensing

Recommendation

That Council direct staff to 

1. Forward Cannabis Retail Store Public 

Consultation Policy and Fees Bylaw to 

establish public consultation policy and  

fees, to the November 8, 2018 Council 

meeting for introductory readings.

2. Amend the Cannabis-Related Business 

Regulation Bylaw to align with the 

Province of British Columbia’s Cannabis 

Control and Licensing Act.

302



303



“DIABETES AWARENESS DAY” 

 

 

WHEREAS an estimated 3,700 Victorians of all ages live with type 1 diabetes (T1D), a chronic, life-

threatening autoimmune disease which occurs when a person’s immune system mistakenly 

destroys beta cells within the pancreas, leaving that person reliant on daily injections of 

insulin to keep them alive. We recognize the courageous people living with type 1, their 

community and support network, as well as the brilliant researchers mobilized towards 

finding a cure and improving the lives of those impacted by the disease. 

 

 

NOW, THEREFORE I do hereby proclaim November 14th, 2018 as “DIABETES AWARENESS DAY” 

on the TRADITIONAL TERRITORIES of the ESQUIMALT AND SONGHEES FIRST 

NATIONS in the CITY OF VICTORIA, CAPITAL CITY of the PROVINCE of BRITISH 

COLUMBIA.  

 

IN WITNESS WHEREOF, I hereunto set my hand this 8th day of November Two Thousand and 

Eighteen.  

                       

                                        

     

  ______________________ 

  LISA HELPS    Sponsored by: 

                      CITY OF VICTORIA             Jessica Koch 

               BRITISH COLUMBIA          JDRF Vancouver Island            
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Council Meetings Proclamations

11-Jan-18 none

25-Jan-18 Eating Disorder Awareness Week - February 1 to 7, 2018

08-Feb-18 Rare Disease Day - Febraury 28, 2018
International Development Week - February 4 - 10, 2018
Chamber of Commerce Week - February 19 - 23, 2018

22-Feb-18 Victoria Co-op Day - March 10, 2018
Tibet Day - March 10, 2018

08-Mar-18 Revised World Water Day - March 22, 2018
Purple Day fo rEpilepsy Awareness - March 26, 2018

22-Mar-18 Parkinson's Awareness Month - April 2018
Barbershop Harmony Quartet Week - April 8-14, 2018
Autism Awareness Day - April 2, 2018

12-Apr-18 St. George Day - April 23, 2018
Human Values Day - April 24, 2018

26-Apr-18 Huntington Awareness Month - May 2018
Neighbour Day - May 8, 2018
Earth Day - April 22, 2018
International Internal Audit Awarenss Month - May 2018
MS Awareness Month - May 2018
Highland Games Week - May 14-21, 2018
North American Occupational Safety and Health (NOASH) Week - May 7-13, 2018
Child Abuse Prevention Month - April 2018
Thank a Youth Worker Day - May 10, 2018
National Organ and Tissue Donation Awareness Week - April 22 - 28, 2018

10-May-18 Tap Dance Day - May 25, 2018

24-May-18 Victims and Survivors of Crime Week - May 27 - June 2, 2018
Orca Awareness Month - June 2018
Intergenerational Day - June 1, 2018

Appendix B
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Co-op Housing Day - June 9, 2018
Planning Institute of BC 60th Anniversary Day - June 9, 2018
Pollinator Week - June 18 - 24, 2018
Independent Living Across Canada Day - June 4, 2018
Built Green Day - June 6, 2018
International Medical Cannabis Day - June 11, 2018

14-Jun-18 ALS Awareness Month - June 2018

28-Jun-18 Pride Week - July 1 to 8, 2018

12-Jul-18 None

26-Jul-18 A Day of Happiness - August 4, 2018

09-Aug-18 World Refugee Day - June 20, 2018
Literacy Month - September 2018

06-Sep-18 Prostate Cancer Awareness Month - September 2018
Performance and Learning Month - September 2018
BC Thanksgiving Food Drive fo rht eFood Bank Day - September 15, 2018
United Way Day - September 19, 2018
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          “TURKISH REPUBLIC DAY” 

 

 
WHEREAS October 29, 1923, is the date of the proclamation of the Republic of Turkey by Mustafa Kemal 

Ataturk; and  

 

WHEREAS City residents of Turkish descent have played a significant role in the educational, cultural, 

economic and civic development of our community through sharing their rich cultural heritage and 

through their dedication to the responsibilities of good citizenship; and 

the City of Victoria appreciates opportunities to celebrate the diversity of cultures in our City; and  

 

WHEREAS  All Turks and the Turkish Canadians will be celebrating Turkish Republic Day on October 29th, 

2018. 

 

 

NOW, THEREFORE I do hereby proclaim October 29th 2018 as “TURKISH REPUBLIC DAY” on the 

TRADITIONAL TERRITORIES of the ESQUIMALT AND SONGHEES FIRST NATIONS in the 

CITY OF VICTORIA, CAPITAL CITY of the PROVINCE of BRITISH COLUMBIA.  

 

IN WITNESS WHEREOF, I hereunto set my hand this 8th day of November Two Thousand and Eighteen.  

                       

                                        

     

  ______________________ 

  LISA HELPS   Sponsored by: 

   MAYOR    The Vancouver Turkish  

                      CITY OF VICTORIA            Canadian Society 

               BRITISH COLUMBIA          
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Council Meetings Proclamations

11-Jan-18 none

25-Jan-18 Eating Disorder Awareness Week - February 1 to 7, 2018

08-Feb-18 Rare Disease Day - Febraury 28, 2018
International Development Week - February 4 - 10, 2018
Chamber of Commerce Week - February 19 - 23, 2018

22-Feb-18 Victoria Co-op Day - March 10, 2018
Tibet Day - March 10, 2018

08-Mar-18 Revised World Water Day - March 22, 2018
Purple Day fo rEpilepsy Awareness - March 26, 2018

22-Mar-18 Parkinson's Awareness Month - April 2018
Barbershop Harmony Quartet Week - April 8-14, 2018
Autism Awareness Day - April 2, 2018

12-Apr-18 St. George Day - April 23, 2018
Human Values Day - April 24, 2018

26-Apr-18 Huntington Awareness Month - May 2018
Neighbour Day - May 8, 2018
Earth Day - April 22, 2018
International Internal Audit Awarenss Month - May 2018
MS Awareness Month - May 2018
Highland Games Week - May 14-21, 2018
North American Occupational Safety and Health (NOASH) Week - May 7-13, 2018
Child Abuse Prevention Month - April 2018
Thank a Youth Worker Day - May 10, 2018
National Organ and Tissue Donation Awareness Week - April 22 - 28, 2018

10-May-18 Tap Dance Day - May 25, 2018

24-May-18 Victims and Survivors of Crime Week - May 27 - June 2, 2018
Orca Awareness Month - June 2018
Intergenerational Day - June 1, 2018

Appendix B

309



Co-op Housing Day - June 9, 2018
Planning Institute of BC 60th Anniversary Day - June 9, 2018
Pollinator Week - June 18 - 24, 2018
Independent Living Across Canada Day - June 4, 2018
Built Green Day - June 6, 2018
International Medical Cannabis Day - June 11, 2018

14-Jun-18 ALS Awareness Month - June 2018

28-Jun-18 Pride Week - July 1 to 8, 2018

12-Jul-18 None

26-Jul-18 A Day of Happiness - August 4, 2018

09-Aug-18 World Refugee Day - June 20, 2018
Literacy Month - September 2018

06-Sep-18 Prostate Cancer Awareness Month - September 2018
Performance and Learning Month - September 2018
BC Thanksgiving Food Drive fo rht eFood Bank Day - September 15, 2018
United Way Day - September 19, 2018
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“WORLD LYMPHEDEMA DAY” 

 

WHEREAS  lymphedema is a disease afflicting more than 300 million people worldwide (World Health Organization) 

with disfigurement, disabilities, discomfort, pain, and distress; and 

  

WHEREAS  approximately 1,000,000 Canadians are living and suffering with lymphedema, whether: primary - 

inherited, present at birth or manifesting itself later in life, from genetic defects; or, secondary - developed 

from bodily trauma such as cancer treatment, radiation therapy, major surgery, severe burns or other 

injuries; and 

 

WHEREAS lymphedema is an accumulation of high-protein lymphatic fluid that causes swelling in the legs, arms, 

genitals, trunk, head and/or neck, which impairs mobility, function, can cause pain, significantly impact 

quality of life, and lead to severe infection or the loss of use of limbs, for the affected person, regardless of 

age or gender; and 

 

WHEREAS  there is currently no cure for lymphedema; and 

 

WHEREAS in recognition of the severe physical, emotional, psychosocial, and financial impacts and consequences 

lymphedema has on patients and families, it is time to support the courageous individuals living with this 

debilitating disease as well as their caregivers, both professionals and lay persons; and 

 

WHEREAS 2019 marks the fourth annual year, where World Lymphedema Day is observed and recognized throughout 

Canada and the world to increase public attention, awareness and action related to this serious, chronic 

and progressive disease.  

 

NOW, THEREFORE I do hereby proclaim March 6th, 2019 as “WORLD LYMPHEDEMA DAY” on the TRADITIONAL 

TERRITORIES of the ESQUIMALT AND SONGHEES FIRST NATIONS in the CITY OF VICTORIA, 

CAPITAL CITY of the PROVINCE of BRITISH COLUMBIA.  

 

IN WITNESS WHEREOF, I hereunto set my hand this 8th day of November Two Thousand and Nineteen. 

 

  

 

 

 

 

_________________________ 

LISA HELPS 

MAYOR 

CITY OF VICTORIA 

BRITISH COLUMBIA 

 

Sponsored By: 

Stephen Kelland 

Lymphatic Education and Research 

Network (LE&RN): Canada Chapter 
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Council Meetings Proclamations

11-Jan-18 none

25-Jan-18 Eating Disorder Awareness Week - February 1 to 7, 2018

08-Feb-18 Rare Disease Day - Febraury 28, 2018
International Development Week - February 4 - 10, 2018
Chamber of Commerce Week - February 19 - 23, 2018

22-Feb-18 Victoria Co-op Day - March 10, 2018
Tibet Day - March 10, 2018

08-Mar-18 Revised World Water Day - March 22, 2018
Purple Day fo rEpilepsy Awareness - March 26, 2018

22-Mar-18 Parkinson's Awareness Month - April 2018
Barbershop Harmony Quartet Week - April 8-14, 2018
Autism Awareness Day - April 2, 2018

12-Apr-18 St. George Day - April 23, 2018
Human Values Day - April 24, 2018

26-Apr-18 Huntington Awareness Month - May 2018
Neighbour Day - May 8, 2018
Earth Day - April 22, 2018
International Internal Audit Awarenss Month - May 2018
MS Awareness Month - May 2018
Highland Games Week - May 14-21, 2018
North American Occupational Safety and Health (NOASH) Week - May 7-13, 2018
Child Abuse Prevention Month - April 2018
Thank a Youth Worker Day - May 10, 2018
National Organ and Tissue Donation Awareness Week - April 22 - 28, 2018

10-May-18 Tap Dance Day - May 25, 2018

24-May-18 Victims and Survivors of Crime Week - May 27 - June 2, 2018
Orca Awareness Month - June 2018
Intergenerational Day - June 1, 2018

Appendix B
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Co-op Housing Day - June 9, 2018
Planning Institute of BC 60th Anniversary Day - June 9, 2018
Pollinator Week - June 18 - 24, 2018
Independent Living Across Canada Day - June 4, 2018
Built Green Day - June 6, 2018
International Medical Cannabis Day - June 11, 2018

14-Jun-18 ALS Awareness Month - June 2018

28-Jun-18 Pride Week - July 1 to 8, 2018

12-Jul-18 None

26-Jul-18 A Day of Happiness - August 4, 2018

09-Aug-18 World Refugee Day - June 20, 2018
Literacy Month - September 2018

06-Sep-18 Prostate Cancer Awareness Month - September 2018
Performance and Learning Month - September 2018
BC Thanksgiving Food Drive fo rht eFood Bank Day - September 15, 2018
United Way Day - September 19, 2018
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C I T Y O F
VICTORIA

Committee of the Whole Report
For the Meeting of November 8, 2018

Committee of the Whole

Chris Coates, City Clerk

Proclamation “Think Local Week” November 12 to 18, 2018

Date: November 7, 2018To:
From:
Subject:

RECOMMENDATION

That the Think Local Week Proclamation be forwarded to the November 8, 2018 Council meeting
for Council’s consideration.

EXECUTIVE SUMMARY

Attached as Appendix A is the requested Think Local Week Proclamation. Council has
established a policy addressing Proclamation requests. The policy provides for:

• A staff report to Committee of the Whole.
• Each Proclamation request requiring a motion approved at Committee of the Whole prior

to forwarding it to Council for their consideration.
• Staff providing Council with a list of Proclamations made in the previous year.
• Council voting on each Proclamation individually.

• Council’s consideration of Proclamations is to fulfil a request rather than taking a position.

A list of 2018 Proclamations is provided as Appendix B in accordance with the policy. Consistent
with City Policy, Proclamations issued are established as fulfilling a request and does not
represent an endorsement of the content of the Proclamation.

Respectfully submitted

Chris Coates
City Clerk

LIST OF ATTACHMENTS

• Appendix A: Proclamation “Think Local Week”
• Appendix B: List of Previously Approved Proclamations

November 7, 2018
Page 1 of 1

Committee of the Whole Report
Proclamation “Think Local Week” November 12 to 18, 2018
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Council Meetings Proclamations

11-Jan-18 none

25-Jan-18 Eating Disorder Awareness Week - February 1 to 7, 2018

08-Feb-18 Rare Disease Day - Febraury 28, 2018
International Development Week - February 4 - 10, 2018
Chamber of Commerce Week - February 19 - 23, 2018

22-Feb-18 Victoria Co-op Day - March 10, 2018
Tibet Day - March 10, 2018

08-Mar-18 Revised World Water Day - March 22, 2018
Purple Day fo rEpilepsy Awareness - March 26, 2018

22-Mar-18 Parkinson's Awareness Month - April 2018
Barbershop Harmony Quartet Week - April 8-14, 2018
Autism Awareness Day - April 2, 2018

12-Apr-18 St. George Day - April 23, 2018
Human Values Day - April 24, 2018

26-Apr-18 Huntington Awareness Month - May 2018
Neighbour Day - May 8, 2018
Earth Day - April 22, 2018
International Internal Audit Awarenss Month - May 2018
MS Awareness Month - May 2018
Highland Games Week - May 14-21, 2018
North American Occupational Safety and Health (NOASH) Week - May 7-13, 2018
Child Abuse Prevention Month - April 2018
Thank a Youth Worker Day - May 10, 2018
National Organ and Tissue Donation Awareness Week - April 22 - 28, 2018

10-May-18 Tap Dance Day - May 25, 2018

24-May-18 Victims and Survivors of Crime Week - May 27 - June 2, 2018
Orca Awareness Month - June 2018
Intergenerational Day - June 1, 2018

Appendix B
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Co-op Housing Day - June 9, 2018
Planning Institute of BC 60th Anniversary Day - June 9, 2018
Pollinator Week - June 18 - 24, 2018
Independent Living Across Canada Day - June 4, 2018
Built Green Day - June 6, 2018
International Medical Cannabis Day - June 11, 2018

14-Jun-18 ALS Awareness Month - June 2018

28-Jun-18 Pride Week - July 1 to 8, 2018

12-Jul-18 None

26-Jul-18 A Day of Happiness - August 4, 2018

09-Aug-18 World Refugee Day - June 20, 2018
Literacy Month - September 2018

06-Sep-18 Prostate Cancer Awareness Month - September 2018
Performance and Learning Month - September 2018
BC Thanksgiving Food Drive fo rht eFood Bank Day - September 15, 2018
United Way Day - September 19, 2018
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w VICTORIA

Council Member Motion
For the Committee of the Whole Meeting of November 8, 2018

Date: October 30, 2018

From: Councillor Dubow and Councillor Loveday

Subject: Better Representing Renters in City Decision-Making through the Creation of a Renters
Advisory Committee

Background:

Roughly 60% of residents in Victoria are renters.

In Victoria and other cities across Canada, renters are under-represented in decision-making processes.
To help ensure that renters are better represented in decision-making processes, many cities have
established advisory committees made up of renters and tenant advocates to advise on policy, bring
experiential knowledge, and help the municipality achieve goals relating to providing adequate and
affordable housing for residents.

It is therefore recommended that the City of Victoria establish a Renters’ Advisory Committee and adopt
the attached interim terms of reference.

Recommendation:

That Council:

Approves the formation of a Renters’ Advisory Committee.1.

Adopts the attached Interim Terms of Reference for the committee, pending input from committee
members on potential revisions.

2.

Directs staff to invite applications from members of the public for appointment to the committee
aiming for an initial committee meeting in January 2018.

3.

Appoints Councillors Dubow and Loveday as the initial Council Liaisons to the committee.4.

Respectfully Submitted,
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Councillor LovedayCouncillor Dubow

Attachment:
1. Interim Terms of Reference for Renters’ Advisory Committee
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Interim Terms of Reference

Renters’ Advisory Committee

1. Purpose

The purpose of the Renters’ Advisory Committee is to provide advice and recommendations to
Victoria City Council and staff on:

Policies to increase rental housing stock;
Improving conditions and wellbeing for renters in the City of Victoria;
Strategic priorities for the city relating to renters,
The impacts of provincial and federal legislation affecting tenants;
Enhancing access and inclusion for renters in developing municipal policy and civic life;
and

• Other matters that the committee deems relevant to the interests of renters in the City of
Victoria.

2. Composition

The Renters’ Advisory Committee will be comprised of up to twelve (12) members of the public
appointed to two (2) year terms, representing the diverse perspectives and experiences of
renters and renters’ advocates.

Two Council members will be appointed to serve as non-voting liaisons to the committee.

Staff in Sustainable Planning and Community Development, and Legislative Services will act as
a resource to the committee as appropriate and at the direction of the City Manager.

3. Procedure

Committee members will elect a Chair and Vice-Chair at the first meeting from among the
members.

The committee will meet monthly from September to November and January to June.

Meetings with be conducted in accordance with procedures adopted for other City of Victoria
advisory committees.

Attachment A
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Members may initiate discussion of new initiatives. Initiatives requiring staff support will require
Council approval before work is undertaken.

Recommendations approved by members at committee meetings will be forwarded within two
weeks for Council’s consideration at the Committee of the Whole.
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___________________________________________________________________________________________  
Council Member Motion 
Actions for Housing Affordability  November 1, 2018 
  

 

     
 
Council Member Motion 
For the Committee of the Whole Meeting of November 8, 2018 
   
 

Date:        November 1, 2018 
 
From:       Councillors Loveday and Isitt 

   

 
Subject:   Actions for Housing Affordability 

 

              

 

 
Background 
 
Bold action is need from all levels of government to tackle the housing crisis. The following 
recommendations respond to several initiatives that are currently underway from the previous 
term of Council, in order to strengthen the City’s emphasis on housing affordability and 
endorse interim actions that will contribute toward greater affordability. 
 
The recommendations include endorsement of one new item – a Town Hall meeting and 
technical workshop on the future of co-operative housing, in partnership with the Co-operative 
Housing Federation of BC. 
 
Recommendations 
 
That Council: 

 
 

1. Direct staff to: (a) Proceed with stakeholder engagement on the Inclusive Housing and 
Density Bonus Policy for final consideration by Council no later than the first quarter of 
2019, inviting input from rental housing advocates, nonmarket housing providers, 
community association land use committees, and members of the development 
community; and (b) Negotiate an affordable component in rezoning applications for new 
strata housing received after November 8, 2018, in the form of nonmarket units or a cash-
in-lieu payment depending on the size of the project, as an interim measure until the final 
policy is adopted. 
 

2. Invite BC Assessment to provide data on land values and land appreciation in the City of 
Victoria over the past decade, to inform the development and implementation of the 
Inclusive Housing and Density Bonus Policy and other housing initiatives. 

 
3. Request that the Mayor write, on behalf of Council, to the Minister responsible for the BC 

Assessment Authority and Members of the Legislative Assembly representing 
constituencies on Vancouver Island, requesting amendments to the BC Assessment Act 
on a priority basis to provide for “split classification” / split taxation of units in multi-unit 
buildings to ensure that units used as commercial (“whole-unit”) short-term rentals are 
taxed as commercial, rather than residential, property.  
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___________________________________________________________________________________________  
Council Member Motion 
Actions for Housing Affordability  November 1, 2018 
  

4. Endorse a Town Hall Meeting on the Future of Co-operative Housing for November 28 in 
partnership with the Co-operative Housing Federation of BC, as well as a Technical 
Workshop for staff and housing partners, with an in-kind contribution from the City 
consisting of: (a) the use of City Hall; and (b) Staff support with publicity / promotion of the 
Town Hall and Technical Workshop to optimize public and stakeholder participation. 
 

5. Direct staff to initiate robust enforcement of STR regulations no later than January 1, 2019, 
to return units to the residential housing supply and ensure fairness for people complying 
with the regulations, and report back to Council within six months on the effectiveness of 
the regulations, including options for introducing platform accountability to improve 
compliance and reduce costs. 
 

 
Respectfully submitted, 

         
Councillor Loveday           Councillor Isitt 
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City of Victoria – Interim Inclusive Housing and Density Bonus Policy 
 
Policy Objectives 
The Interim Inclusive Housing and Density Bonus Policy has been developed to help encourage the supply of 
affordable rental housing within new strata developments in the City of Victoria. The Policy is focused on 
translating the additional value generated through the rezoning process into on-site secured rental housing 
that meets the affordability objectives outlined in Victoria’s Housing Strategy. 

 
Context 
Renters account for a significant portion of the City of Victoria’s population and are an important part of the 
City’s social fabric. New purpose built rental accommodations are often unaffordable to the average Victorian 
and fall outside the targets of the Victoria Housing Strategy 2016-2025. 
 
Lack of affordable housing, especially affordable rental stock, is a significant factor that contributes to 
relatively high levels of homelessness in the city, with significant social and economic costs and impacts. 
Generating new rental stock that is affordable for low to middle income renters is a serious challenge. 
Therefore, the City’s Density Bonus program is primarily focused on the provision of on-site affordable rental 
units, where possible. 
 
In cases of redevelopment where a rezoning is considered, the Inclusive Housing and Density Bonus Policy is 
intended to provide guidance to property owners of the City’s expectations for the delivery of on-site rental 
housing as a community amenity contribution. 

 
Policy Application 
The affordable housing contributions outlined in this policy will apply to residential rezoning proposals that are 
seeking density beyond the existing zoning.  
 

Policy Exemption 
The following projects are exempted from the policy, provided that the tenure and affordability of the rental 
units are secured in perpetuity: 

• 100% purpose-built rental projects 
• Projects with heritage conservation contributions with equal or greater value to that of delivering 
the inclusive rental units 
• Projects that do not include residential use 

Affordable Rental Housing Targets 
In order to best meet the City’s affordable housing objectives the affordable rental housing delivered 
through this policy should meet the following expectations: 
 

Target 
(% of total units in project) 

Core Residential*: 15% (maximum) 
Other OCP Designations**: 10% (maximum) 
 

Affordability  
 

80% of CMHC current average rents for the City of Victoria 
at the time of the application 
 
Affordable unit rents are permitted to increase over time 
under Residential Tenancy Act regulations of CPI + 2% per 
year. 
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Security  
 

Rents and tenure will be secured for 60 years or the life of 
the building through a housing agreement 

Tenure Affordable Rental 

Target Unit Mix 
(for affordable housing units) 

• Studio - 45% 
• 1-Bedroom – 35% 
• 2-Bedroom – 15% 
• 3-Bedroom – 5% 

Ownership Developer will retain ownership of inclusionary rental units 
but sale, lease or managing contract with non-profit 
housing providers are strongly encouraged 
 

*Includes the following OCP designations: Core Historic; Core Business; Core Employment 
where residential is permitted; Core Inner Harbour/Legislative; Core Songhees; Core residential 
** Includes the following OCP designations: Urban Residential, Large Urban Village, Town 
Centre 

 

Alternative Cash in Lieu Provision 
A cash contribution of $200,000 per affordable housing unit in lieu of the delivery of on-site affordable rental 
units, may be considered for the following project types: 

• Projects delivering less than 10 net new strata units 
 
The cash contribution must be equal to or greater than the value of delivering the on-site affordable rental 
units. 
 
The City will utilize these cash-in-lieu contributions, deposited into the Victoria Housing Fund, to work with 
senior levels of government and community-based groups to provide affordable subsidized housing units in 
the City. 
 
Hardship Clause: The City will consider negotiating a different (lower) percentage in cases where the applicant 
can demonstrate an extreme financial hardship whereby the development viability is compromised. Financial 
analysis undertaken to support a case for hardship must be conducted ‘open book’ and with absolute 
transparency. 

 
Effective Date 

This policy takes effect on November 8, 2018. 

326



___________________________________________________________________________________________  
Council Member Motion 
Acquiring Land to Facilitate Investment in Decommodified Housing November 1, 2018 
  

     
 
Council Member Motion 
For the Committee of the Whole Meeting of November 8, 2018 
   
 

Date:        November 1, 2018 
 

From:       Councillors Isitt, Loveday, Collins and Potts 
   

 

Subject:   Acquiring Land to Facilitate Investment in Decommodified Housing  

              

 

 
Background 
 
The City of Victoria is in the midst of a housing affordability crisis. This crisis is structural and 
acute, reflecting a deep disconnect between the incomes of a majority of the population and 
the price of housing available to rent or own. This crisis is impacting the wellbeing of 
individuals as well as the health and sustainability of the local economy. 
 
As noted in the attached report by the United Nations Special Rapporteur on Adequate 
Housing, recent years have witnessed the “financialization of housing”: “massive amounts of 
global capital have been invested in housing as a commodity … and as a means of 
accumulating wealth,” negatively impacting “the enjoyment of the right to adequate housing” – 
which Canada recognized as a fundamental human right in the Universal Declaration of 
Human Rights and the International Covenant on Economic, Social and Cultural Rights. 
 
Looking to European jurisdictions, access to affordable housing is improved when a 
substantial share of the housing supply is decommodified (defined as housing that is owned 
and operated by public or non-profit entities for the social purpose of providing affordable 
housing, rather than housing that is privately owned and operated with prices established for 
the private purpose of maximizing the economic benefit to the owner). (See Attachment 2). 
 
Recent announcements by the Governments of British Columbia and Canada suggest that 
investment in decommodified housing can be secured if local government is willing to 
contribute land. It is therefore recommended that Council endorse in principle the acquisition 
of land to facilitate senior government investment in decommodified housing, and direct staff to 
report back on options for financing this acquisition. 
 
Recommendations 
 
That Council:  
 
1. Endorse in principle the acquisition of land on a priority basis to facilitate federal, provincial 

and regional investment in decommodified housing, to address the escalating housing 
costs that have made securing safe, affordable housing out of reach for many in our 
community, including seniors, youth, people with disabilities, families, workers, and people 
from racialized and Indigenous communities. 
 

2. Direct staff to report to Council by December 13, 2018 with recommendations on options 
for financing the acquisition of land to facilitate federal, provincial and regional investment 
in decommodified housing. 
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Respectfully submitted, 

         
 
Councillor Isitt Councillor Loveday     Councillor Collins  Councillor Potts 
 
 
 
Attachments: 
1. Report of UN Special Rapporteur on Adequate Housing 
2. Kathleen Scanlon, et al., “Social Housing in Europe,” (2015) 
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 I. Introduction: the financialization of housing 

1. The expanding role and unprecedented dominance of financial markets and 

corporations in the housing sector is now generally referred to as the “financialization of 

housing”.1 The term has a number of meanings. In the present report, the “financialization 

of housing” refers to structural changes in housing and financial markets and global 

investment whereby housing is treated as a commodity, a means of accumulating wealth 

and often as security for financial instruments that are traded and sold on global markets. It 

refers to the way capital investment in housing increasingly disconnects housing from its 

social function of providing a place to live in security and dignity and hence undermines the 

realization of housing as a human right. It refers to the way housing and financial markets 

are oblivious to people and communities, and the role housing plays in their well-being. 

2. Housing and real estate markets have been transformed by corporate finance, 

including banks, insurance and pension funds, hedge funds, private equity firms and other 

kinds of financial intermediaries with massive amounts of capital and excess liquidity. The 

global financial system has grown exponentially and now far outstrips the so-called real 

“productive” economy in terms of sheer volumes of wealth, with housing accounting for 

much of that growth. 

3. Housing and commercial real estate have become the “commodity of choice” for 

corporate finance and the pace at which financial corporations and funds are taking over 

housing and real estate in many cities is staggering. The value of global real estate is about 

US$ 217 trillion, nearly 60 per cent of the value of all global assets, with residential real 

estate comprising 75 per cent of the total.2 In the course of one year, from mid-2013 to mid-

2014, corporate buying of larger properties in the top 100 recipient global cities rose from 

US$ 600 billion to US$ 1 trillion. 3  Housing is at the centre of an historic structural 

transformation in global investment and the economies of the industrialized world with 

profound consequences for those in need of adequate housing. 

4. In “hedge cities”, prime destinations for global capital seeking safe havens for 

investments, housing prices have increased to levels that most residents cannot afford, 

creating huge increases in wealth for property owners in prime locations while excluding 

moderate- and low-income households from access to homeownership or rentals due to 

unaffordability. Those households are pushed to peri-urban areas with scant employment 

and services. 

5. Elsewhere, financialization is linked to expanded credit and debt taken on by 

individual households made vulnerable to predatory lending practices and the volatility of 

markets, the result of which is unprecedented housing precarity. Financialized housing 

markets have caused displacement and evictions at an unparalleled scale: in the United 

States of America over the course of 5 years, over 13 million foreclosures resulted in more 

  

 1 See Manuel Aalbers, The Financialization of Housing: A political economy approach (London and 

New York, Routledge, 2016), and Radhika Balakrishnan, James Heintz and Diane Elson, Rethinking 

Economic Policy for Social Justice: The radical potential of human rights (London and New York, 

Routledge, 2016), p. 85. 

 2 Savills World Research, “Around the world in dollars and cents: what price the world? Trends in 

international real estate trading”, 2016, pp. 4-5. Available from 

www.savills.co.uk/research_articles/188297/198669-0. 

 3 Saskia Sassen, “The global city: enabling economic intermediation and bearing its costs”, City & 

Community, vol. 15, No. 2 (June 2016), p. 105. 
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than 9 million households being evicted.4 In Spain, more than half a million foreclosures 

between 2008 and 2013 resulted in over 300,000 evictions.5 There were almost 1 million 

foreclosures between 2009 and 2012 in Hungary.6 

6. In many countries in the global South, where the majority of households are unlikely 

to have access to formal credit, the impact of financialization is experienced differently, but 

with a common theme — the subversion of housing and land as social goods in favour of 

their value as commodities for the accumulation of wealth, resulting in widespread 

evictions and displacement. Informal settlements are frequently replaced by luxury 

residential and high-end commercial real estate.7 

7. While much has been written about the financialization of housing, it has not often 

been considered from the standpoint of human rights. Decision-making and assessment of 

policies relating to housing and finance are devoid of reference to housing as a human right. 

Issues related to business and human rights have received some attention in recent years. 

However, the housing and real estate sector — the largest business sector with many of the 

most serious impacts on human rights — appears to have been mostly ignored. 

8. A report on the topic is timely as States embark on the implementation of the 

Sustainable Development Goals. If the commitment in target 11.1 to ensure access for all to 

adequate, safe and affordable housing and basic services is to be achieved by 2030, it is 

essential to consider the role of international finance and financial actors in housing 

systems. That will help to identify and address more effectively patterns of systemic 

exclusion, to ensure more meaningful human rights accountability for issues of 

displacement, evictions, demolitions and homelessness, and the engagement of all relevant 

actors in the realization of the right to adequate housing. 

9. Constructing human rights accountability within a complex financial system to 

which Governments are themselves accountable, involving trillions of dollars in assets, may 

seem a daunting task. However, the global community cannot afford to be cowered by the 

complexity of financialization. 8  The present report aims to cut through some of the 

complexity and opaqueness of finance in housing to expose the central relevance and 

necessity of the human rights paradigm at multiple levels, from the international to the 

local. 

10. The report builds on important work undertaken by the previous Special Rapporteur 

on the right to housing. In her 2012 report on the impact of finance policies on the right to 

housing of those living in poverty (A/67/286), she warned of emerging trends towards the 

financialization of housing encouraged by States’ abandonment of social housing 

programmes and increased reliance on private market solutions. She documented attempts 

by States to rely on the private market and homeownership, which increases inequality and 

fails to address the housing needs of low-income and marginalized groups. More 

fundamentally, she called for a paradigm shift through which housing would once again be 

  

 4 Saskia Sassen, “Finance as capability: good, bad, dangerous”, 2014, pp. 5-6. Available from 

http://arcade.stanford.edu/occasion/finance-capability-good-bad-dangerous. 

 5 Observatory of Economic, Social and Cultural Rights and Platform of Mortgage Victims, “Housing 

emergency in Spain: the crisis of foreclosures and evictions from a human rights perspective” 

(December 2013), p. 12. Available from http://observatoridesc.org/sites/default/files/2013-housing-

emergency-spain-observatory-desc.pdf. 

 6 Saskia Sassen, Expulsions: Brutality and Complexity in the Global Economy (Cambridge, 

Massachusetts and London, Harvard University Press, 2014), p. 48. 

 7 Stanley D. Brunn, Maureen Hays-Mitchell and Donald J. Zeigler, eds., Cities of the world: world 

regional urban development, 5th ed. (Plymouth, Rowman & Littlefield Education, 2012), p. 446. 

 8 See Saskia Sassen, Expulsions: Brutality and Complexity in the Global Economy (Cambridge, 

Massachusetts and London, Harvard University Press, 2014). 
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recognized as a fundamental human right rather than as a commodity. The present report 

takes up that challenge.  

 II. Human rights framework 

11. The right to adequate housing is, at its core, the right to a place to live in dignity and 

security. It is interdependent with other human rights, particularly the right to equality and 

non-discrimination and the right to life (see A/71/310). It is against those core human rights 

values that the actions of States in relation to financial actors and housing systems are to be 

assessed. 

12. International and domestic financial institutions and markets are created and 

sustained by Governments and must be made accountable to States’ human rights 

obligations. Millions of foreclosures, evictions and displacements and more than a billion 

people living in grossly inadequate housing conditions and homelessness worldwide signal, 

among other things, the failure of States and of the international community to manage the 

interaction between financial actors and housing systems in accordance with the right to 

adequate housing. The absence of any effective human rights monitoring or accountability 

in that sphere also signals the underestimation on the part of Governments, international 

and national human rights bodies, domestic courts, lawyers and advocates of the role that 

domestic, regional and international human rights law could play as a framework for both 

regulating financial actors and engaging financial systems in the realization of the right to 

housing. 

13. States’ human rights obligations are commonly categorized on the basis of a 

tripartite division of obligations to respect, protect and fulfil human rights. A State must 

respect the right to housing by refraining from taking any action that would violate that 

right, protect individuals and communities from violations of the right to housing by third 

parties and fulfil the right to adequate housing to the maximum of its available resources, 

with a view to achieving progressively its full realization by all appropriate means, 

including particularly the adoption of legislative measures.9 The obligation to fulfil the right 

to housing includes adopting and implementing, in collaboration with stakeholders, 

strategies for the realization of the right to housing that clarify the responsibilities and roles 

of all levels of government, institutions and private actors, with goals, timelines, 

accountability mechanisms, appropriate budgetary allocations and measures to ensure 

access to justice.10 

14. The tripartite obligations of States in relation to the management of financial 

markets and the regulation of private actors are often interpreted too narrowly. Under 

international human rights law, States’ obligations in relation to private investment in 

housing and the governance of financial markets extend well beyond a traditional 

understanding of the duty to simply prevent private actors from actively violating rights. 

The assumption, bolstered by neo-liberalism, that States should simply allow markets to 

work according to their own rules, subject only to the requirement that private actors “do no 

harm” and do not violate the rights of others, is simply not in accordance with the important 

obligation to fulfil the right to adequate housing by all appropriate means, including 

legislative measures. 

15. The State must regulate, direct and engage with private market and financial actors, 

not simply to ensure that they do not explicitly violate rights, but also to ensure that the 

  

 9 See International Covenant on Economic, Social and Cultural Rights, art. 2 (1). 

 10 See Committee on Economic, Social and Cultural Rights, general comment No. 4 (1991) on the right 

to adequate housing, paras. 11-15. 
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rules under which they operate and their actions are consistent with the realization of the 

right to adequate housing. States are obliged under international human rights to ensure that 

private investors respond to the needs of residents for secure, affordable housing and do not 

cater only to the wealthy or purchase homes simply to leave them empty.  

16. State compliance with the right to adequate housing must ultimately be assessed in 

relation to the circumstances of rights-holders. A human rights framework for addressing 

the financialization of housing must challenge the way in which accountability to the needs 

of communities and the human rights obligations of Governments has been replaced with 

accountability to markets and investors. Mechanisms must be established for rights-holders 

to be fully heard and engaged in decisions that affect them. States must ensure that financial 

institutions and investors are responsive to the needs of marginalized communities, behave 

in a manner that is consistent with the full realization of the right to adequate housing and 

provide complaints procedures and access to effective remedies.11 

17. The Committee on Economic, Social and Cultural Rights has suggested that the 

obligation to fulfil incorporates both an obligation to facilitate and an obligation to 

provide.12 In the context of the critical relationship between housing and financial markets, 

the articulation of a State’s fulfilment obligation to not only provide housing when needed 

but also to facilitate the implementation of the right to housing is helpful in capturing the 

wide range of States’ obligations to ensure that financial markets and the actions of private 

investors work towards the realization of the right to adequate housing. 

18. In addition to the more obvious requirements, within the framework of human 

rights, to ensure that housing developers exercise due diligence, comply with safety 

standards and adopt policies of non-discrimination, for example, States may also be 

required to ensure that investment in housing complies with a rights-based housing strategy 

and with the target of ensuring adequate housing for all by 2030. Private actors may be 

required to take particular steps to ensure access to credit for disadvantaged households and 

to address the needs of residents of informal settlements, women, migrants and people with 

disabilities. The obligation of States to facilitate the realization of the right to housing by 

establishing a coherent strategy at both the national and international levels with clearly 

allocated roles and responsibilities is central to the commitments made by States in the 

2030 Agenda for Sustainable Development and the New Urban Agenda. 

 III. Human rights implications of the financialization of housing  

 A. Historical origins of the financialization of housing 

19. The financialization of housing has its origins in neo-liberalism, the deregulation of 

housing markets, and structural adjustment programmes imposed by financial institutions 

and agreed to by States. It is also tied to the internationalization of trade and investment 

agreements which, as discussed below, make States’ housing policies accountable to 

investors rather than to human rights. The financialization of housing is also the result of 

significant changes in the way credit was provided for housing and more specifically, of the 

advent of “mortgage-backed securities”. 

  

 11 See Committee on Economic, Social and Cultural Rights, communication No. 2/2014, I.D.G. v. 

Spain, Views adopted on 17 June 2015, and general comment No. 9 (1998) on the domestic 

application of the Covenant. See also Balakrishnan, Heintz and Elson, Rethinking Economic Policy 

for Social Justice, pp. 96-97. 

 12 See Committee on Economic, Social and Cultural Rights, general comments No. 12 (1999) on the 

right to adequate food, para. 15, and No. 13 (1999) on the right to education, para. 46.  
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20. Prior to the advent of mortgage-backed securities in the 1980s, the provision of 

credit for a housing purchase was generally an individualized contractual relationship 

between a single lender, usually a bank or a savings and loan institution, and a single 

creditor or homeowner. Mortgage-backed securities were promoted as a means of attracting 

additional lenders into the mortgage market by reducing the reliance on local financial 

institutions. They allowed for portfolios of mortgages to be bundled together, in order to 

distribute the risk more evenly among all of the mortgages, and sold to investors in the form 

of bonds or investment instruments on secondary bond markets. That created new 

conditions for global capital to be invested in housing finance.13 

21. The 2008 global financial crisis revealed the fragility, volatility and predatory nature 

of financialized housing markets and the potential for catastrophic outcomes both for 

individual households and for the global economy. In the United States of America, there 

were an average of 10,000 foreclosures per day in 2008, and as many as 35 million 

individuals were affected by evictions over a five-year period.14 Not only had people lost 

their homes but they faced personal financial ruin.  

22. Many expected that the global financial crisis and its impact on the human rights of 

millions of households would act as an alarm bell, forcing States and international financial 

institutions to reassess the value of unbridled financialization and introduce reforms to 

ensure that the financial system addressed rather than exploited the housing needs of low-

income households. Unfortunately, it seemed to have the opposite effect. Individuals and 

families who were affected by the crisis were often blamed for taking on too much debt and 

new rules and regulations were put in place to restrict their access to mortgages. Austerity 

measures cut programmes on which they had relied for access to housing options, and the 

march towards the financialization of housing continued. The States that were the most 

severely affected by the crisis assumed responsibility for billions of dollars’ worth of 

distressed debt (high-risk mortgages) and arranged for them to be sold off to private equity 

funds, thereby increasing rather than decreasing the role and power of corporate finance in 

national housing systems.15 

23. States have continued to focus on attracting capital and wealthy investors with 

reduced taxes and other benefits. Countries like Cyprus, Greece, Portugal and Spain, where 

harsh austerity measures have been implemented, have enacted policies to entice foreign 

investors into their domestic markets. 16  One such measure, colloquially known as the 

“golden visa”, allows foreign investors to receive permanent residence or even citizenship 

in exchange for a minimum amount of investment in property: €500,000 in Spain and 

Portugal, €300,000 in Cyprus and €250,000 in Greece.17 Australia has a similar programme 

for individual foreign investors who purchase $A 5 million in real estate through a real 

estate investment trust to qualify for an Australian significant investor visa.18 Programmes 

  

 13 See Aalbers, The Financialization of Housing.  

 14 Sassen, Expulsions, p. 128. 

 15 Debt and Development Coalition Ireland, “From Puerto Rico to the Dublin docklands: vulture funds 

and debt in Ireland and the global South”, 2014, pp. 4-9. Available from 

www.debtireland.org/download/pdf/ddci_vulture_funds_report.pdf. 

 16 Xiangming Chen and Julia Mardeusz, “China and Europe: reconnecting across a new silk road”, 

European Financial Review, vol. 2 (February 2015), p. 8. 

 17 See, for example, Spain, Act No. 25/2015, art. 63; Greece, Act No. 4146/2013, art. 6 (2); and 

Portugal, Act No. 23/2007, amended by Act No. 29/2012. See also “Living, buying property and 

doing business in Cyprus”, available at www.cyprusinformation.com/. 

 18 See Australia, “Explanatory statement: select legislative instrument No. 102, 2015”, attachment D 

(Subclass 188 (Business Innovation and Investment) visa). See also Dallas Rogers, Chyi Lin Lee and 

Ding Yan, “The politics of foreign investment in Australian housing: Chinese investors, translocal 

sales agents and local resistance”, Housing Studies, vol. 30, No. 5 (2015). 
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of that nature can contribute to housing affordability problems for local residents without 

providing any evidence of substantial benefits for the broader population.  

 B. Effects of excess global capital 

24. The amount of money involved in the purchase of housing and real estate is almost 

impossible to digest. Cushman and Wakefield, an American global real estate services firm 

engaging in $90 billion worth of real estate sales per year, publishes an annual report 

entitled “The Great Wall of Money” which includes a calculation of the amount of capital 

raised each year for trans-border real estate investments. The total in 2015 was a record 

$443 billion, with residential properties representing the largest single share. The report 

notes that “cross border flows will continue to transform real estate investment across the 

globe”.19 

25. Housing and urban real estate have become the commodity of choice for corporate 

finance, a “safety deposit box” for the wealthy, a repository of capital and excess liquidity 

from emerging markets and a convenient place for shell companies to stash their money 

with very little transparency. 20  In addition, corporate tax havens that generate massive 

amounts of profit immune from taxation, estimated at 30 per cent of global gross domestic 

product, are particularly attracted to housing and real estate.21 In most countries, residential 

investment provides many tax advantages, so that the housing system itself provides a tax 

haven for the rich (see A/67/286, pp. 11-12). 

26. Housing prices in so-called “hedge cities” like Hong Kong, London, Munich, 

Stockholm, Sydney and Vancouver have all increased by over 50 per cent since 2011, 

creating vast amounts of increased assets for the wealthy while making housing 

unaffordable for most households not already invested in the market.22 Land prices in the 35 

largest cities in China have increased almost five-fold in the past decade and prices for 

urban land in the top 100 cities in China have increased on average by 50 per cent in the 

past year.23 

27. Corporate finance does not only profit from inflated prices in hedge cities, it also 

profits from housing crises. 24  The global financial crisis created unprecedented 

opportunities for buying distressed housing and real estate debt, which was sold off at fire 

sale prices in countries such as Ireland, Spain, the United Kingdom of Great Britain and 

Northern Ireland and the United States of America. The Blackstone Group, the world’s 

largest real estate private equity firm, managing $102 billion worth of property, spent $10 

billion to purchase repossessed properties in the United States of America at courthouses 

and in online auctions following the 2008 financial crisis, emerging as the largest rental 

  

 19 Cushman and Wakefield, “The Great Wall of Money”, 2016, p. 5. Available from 

www.cushmanwakefield.com/en/research-and-insight/2016/great-wall-of-money-2016/. 

 20 See Rodrigo Fernandez, Annelore Hofman and Manuel Aalbers, “London and New York as a safe 

deposit box for the transnational wealth elite” Environment and Planning A, vol. 48, No. 12 

(December 2016). 

 21 Aalbers, The Financialization of Housing, p. 85. 

 22 See Sassen, “The global city”. 

 23 Edward Gleasan and others, “A real estate boom with Chinese characteristics”, National Bureau of 

Economic Research, Working Paper 22789 (2016), p. 2. Available from 

www.nber.org/papers/w22789.pdf. See also Jacky Wong, “Why China’s developers can’t stop 

overpaying for property”, Wall Street Journal, 24 June 2016. 

 24 Elvin Wyly and others, “Cartographies of race and class: mapping the class-monopoly rents of 

American subprime mortgage capital”, International Journal of Urban and Regional Research, vol. 

33, No. 2 (June 2009), p. 333. 
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landlord in the country.25 Other major institutional players invested $20 billion to purchase 

approximately 200,000 single-family homes in the United States between 2012 and mid-

2013. 26  With the recovery of the United States housing market, Blackstone and other 

private equity firms have sought to take advantage of other buying opportunities in Europe 

and Asia. Cushman and Wakefield estimated that there was over €541 billion of distressed 

real estate debt in Europe in 2015, much of it held by public asset management companies 

such as the National Asset Management Agency in Ireland and the Sociedad de Gestión de 

Activos Procedentes de la Reestructuración Bancaria (company for the management of 

assets proceeding from the restructuring of the banking system) in Spain. The vast majority 

of that debt is being purchased by giant private equity firms.27 

28. Massive investment of capital into housing markets and rising prices should not be 

confused with the production of housing and the benefits that accrue from it. The bulk of 

real estate transactions of that sort do not create needed housing or long-term secure 

employment. When rented homes or mortgages are owned by remote investors, money 

mostly flows out of communities and simply creates greater global concentration of wealth. 

The new corporate interest in developing rental properties from homes sold in foreclosures 

has also raised concerns that there is a greater incentive to pursue foreclosures rather than 

modify a loan agreement to avoid an unnecessary eviction.28 The proliferation of foreign 

and domestic investment in short-term rental properties, such as for Airbnb, in countries 

like Portugal, has contributed to escalating prices of housing and changes to the make-up of 

neighbourhoods, without creating affordable housing or other benefits for the local 

population. 

29. What is so stark about the pouring of those vast amounts of money into housing is 

that hardly any of it is directed towards ameliorating the insufferable housing conditions in 

which millions live. If even a portion of those amounts was directed towards affordable 

housing and access to credit for people in need of it, target 11.1 of the Sustainable 

Development Goals, to ensure adequate housing for all by 2030, would be well within 

reach. 29  Financialization under current regimes, however, creates the opposite effect: 

unaccountable markets that do not respond to housing need, and urban centres that become 

the sole preserve of those with wealth. 

 C. Dehumanized housing: from social use to commodity value 

30. A significant portion of investor-owned homes are simply left empty. In Melbourne, 

Australia, for example, 82,000 or one fifth of investor-owned units lie empty. 30 In the 

  

 25 Joe Beswick and others, “Speculating on London’s housing future: the rise of global corporate 

landlords in ‘post-crisis’ urban landscapes”, City, vol. 20, No. 2 (March 2016), pp. 323-325. 

 26 Right to the City Alliance, “Renting from Wall Street: Blackstone’s invitation homes in Los Angeles 

and Riverside”, July 2014, p. 9. Available from http://homesforall.org/wp-

content/uploads/2014/07/LA-Riverside-Blackstone-Report-071514.pdf. 

 27 Debt and Development Coalition Ireland, “From Puerto Rico to the Dublin docklands”, p. 9. 

 28 See Sarah Edelman, Julia Gordon and David Sanchez, “When Wall Street buys Main Street: the 

implications of single-family rental bonds for tenants and housing markets” (Washington, D.C, 

Centre for American Progress, 2014). Available from www.americanprogress.org/wp-

content/uploads/2014/02/WallStMainSt_Report.pdf. 

 29 Jonathan Woetzel and others, “Tackling the world’s affordable housing challenge” (McKinsey Global 

Institute Report, October 2014), p. 8. Available from www.mckinsey.com/global-

themes/urbanization/tackling-the-worlds-affordable-housing-challenge. 

 30 Catherine Cashmore, “Speculative vacancies 8: the empty properties ignored by statistics” (Prosper 

Australia, 2015), p. 5. Available from www.prosper.org.au/wp-

content/uploads/2015/12/11Final_Speculative-Vacancies-2015-1.pdf. 
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affluent boroughs of Chelsea and Kensington in the city of London, prime locations for 

wealthy foreign investors, the number of vacant units increased by 40 per cent between 

2013 and 2014.31 In such markets, the value of housing is no longer based on its social use. 

The housing is as valuable whether it is vacant or occupied, lived in or devoid of life. 

Homes sit empty while homeless populations burgeon. 

31. Financialized housing markets respond to preferences of global investors rather than 

to the needs of communities. The average income of households in the community or the 

kinds of housing they would like to inhabit is of little concern to financial investors, who 

cater to the needs or desires of speculative markets and are likely to replace affordable 

housing that is needed with luxury housing that sits vacant because that is how best to turn 

a profit quickly. Financialized housing thus precipitates what has been referred to as 

“residential alienation”, the loss of the critical relationship to housing as a dwelling and the 

diverse set of social relationships that give it meaning.32 In financialized housing markets, 

those making decisions about housing — its use, its cost, where it will be built or whether it 

will be demolished — do so from remote board rooms with no engagement with or 

accountability to the communities in which their “assets” are located.33 

32. Many corporate owners of housing are nameless. In the first fiscal quarter of 2015, 

58 per cent of all property purchases over $3 million in the United States were made by 

limited liability companies rather than named people, and the majority of those purchases 

were in cash, creating a greater level of anonymity. 34  More than 36,000 properties in 

London are held by shell companies registered in offshore havens such as Bermuda, the 

British Virgin Islands, the Isle of Man and Jersey.35 

33. Many residential rental properties are now owned by bondholders or holders of 

public stock with no direct connection to properties. It is difficult to know who is 

accountable for human rights when the owner of housing is a multibillion dollar fund, 

bondholders, public stockholders or a nameless corporate shell. Tenants living in housing 

owned by absentee corporate landlords have complained of sharp increases in rent, 

inadequate maintenance and conditions as a result of substandard renovations that have 

been undertaken quickly to flip the home into rentals, and an inability to hold anyone 

accountable for those conditions.  

  

 31 See Department for Communities and Local Government, “Vacant dwellings”. Available from 

https://data.london.gov.uk/dataset/vacant-dwellings/resource/c428a18b-9961-4b98-9cfe-

b7f120114141. See also Ed Cumming, “‘It’s like a ghost town’: lights go out as foreign owners desert 

London homes”, Guardian, 25 January 2015, and “Empty Homes in England — data”. Available 

from 

https://docs.google.com/spreadsheets/d/1IgLJr3bfF_63Hv1w17AkhwqwsPehC6N8q8eriVLuWs8/edit

#gid=0. 

 32 See David Madden and Peter Marcuse, In Defense of Housing: The Politics of Crisis (London and 

New York, Verso, 2016), chap. 2. 

 33 Ibid., p. 19. 

 34 See Ana Swanson, “How secretive shell companies shape the U.S. real estate market”, Washington 

Post, 12 April 2016, and Louise Story and Stephanie Saul, “Stream of foreign wealth flows to elite 

New York real estate”, New York Times, 7 February 2015. 

 35 See Transparency International UK, Corruption on your doorstep: how corrupt capital is used to buy 

property in the UK (2015). Available from www.transparency.org.uk/publications/corruption-on-

your-doorstep/. 
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 D. Creating inequality and exclusion 

34. Increased prices of housing and real estate assets have become key drivers in the 

creation of greater wealth inequality. Those who own property in prime urban locations 

have become richer, while lower-income households confronting the escalating costs of 

housing become poorer. Surveys of ultra-high-net-worth individuals show that more than 

half have increased the proportion of their investments allocated to residential properties, 

with the most common reasons being in order to sell at a later date and to provide a safe 

haven for wealth.36 The “economics of inequality”,37 in fact, may be explained in large part 

by the inequalities of wealth generated by housing and real estate investments.38 Buying a 

home with a mortgage becomes a speculative investment depending on volatile financial 

markets, which may generate considerable wealth on leveraged equity or, alternatively, 

deprive households of a lifetime of savings. 

35. The dominant impact of wealth and private investment has also created and 

perpetuated spatial segregation and inequality in cities. In South Africa, for example, the 

impact of private investment in the urban core of cities has sustained the discriminatory 

patterns of the apartheid area, with wealthier, predominantly white households occupying 

areas close to the centre and poorer black South Africans living on the peripheries of cities. 

That “spatial mismatch”, relegating poor black households to homeownership in peri-urban 

areas where employment opportunities are scarce, rather than rentals in the urban core, for 

example, has entrenched their poverty and cemented inequality.39 Similar patterns of racial 

displacement from urban centres and segregation in evidence in large cities in the United 

States have led to more severe impacts of financialization and the mortgage crisis being 

experienced by African-American households. 40  Financialization also creates gender 

segregation. In Australia, analysis has shown that average-income single female workers 

can afford to live in only one suburb of Melbourne and cannot afford to live anywhere in 

Sydney.41 

36. In contemporary Chile, the appropriation of land by large scale investors and 

speculators, accumulating land and luxury properties, has meant that inner-city 

redevelopment has displaced many traditional residents, exemplifying “the intertwined 

roles of the state and assorted holders of economic capital in the production, distribution 

and representation of urban exclusion and segregation”.42 

  

 36 Knight Frank Research, “The Wealth Report 2016: the global perspective on prime property and 

investment”, p. 13. Available from http://content.knightfrank.com/research/83/documents/en/wealth-

report-2016-3579.pdf. 

 37 See Thomas Piketty, The Economics of Inequality (Cambridge, Massachusetts and London, Harvard 

University Press, 2015). 

 38 See Matthew Rognlie, “Deciphering the fall and rise in the net capital share: accumulation or 

scarcity?” Brookings Papers on Economic Activity (Spring 2015), and Aalbers, The Financialization 

of Housing, p. 83. 

 39 See Socio-Economic Rights Institute of South Africa, “Edged out: spatial mismatch and spatial justice 

in South Africa’s main urban areas”, November 2016. Available from www.seri-

sa.org/images/images/SERI_Edged_out_report_Final_high_res.pdf. 

 40 See Jacob Rugh and Douglas Massey, “Racial segregation and the American foreclosure crisis”, 

American Sociological Review, vol. 75, No. 5 (October 2010).  

 41 See Council to Homeless Persons, “Single working women being locked out of renting in 

Melbourne”, 2 October 2016. Available from http://chp.org.au/wp-

content/uploads/2016/10/161002_single-women-locked-out-of-rental.pdf. See also Calla Wahlquist, 

“Apartment rent in Sydney and Melbourne beyond reach of many women”, Guardian, 3 October 

2016.  

 42 Ernesto López-Morales, “Gentrification in the global South”, City, vol. 19, No. 4 (2015), p. 569. 
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37. Financialized housing markets create and thrive on gentrification and the 

appropriation of public value for private wealth. Improved services, schools or parks in an 

impoverished neighbourhood attract investment, which then drives residents out. The 

transformation of an old railway line in West Chelsea in Manhattan into a public walkway 

and park has attracted wealthy investors to a mixed income neighbourhood, radically 

transforming it with luxury housing units costing in the multimillions, and displacing 

longer term residents.43 In Vancouver, the opening of new public transport facilities in 

Burnaby, one of the few remaining areas of affordable rental housing, has quickly led to the 

development of expensive condominium towers, displacing residents who have not only 

lived there for decades, but also invested in developing their community. 

38. Patterns of inequality are often starkest in developing countries. In Africa, if current 

trends continue, the number of households living in informal settlements will continue to 

increase while the number of ultra-high-net-worth individuals is predicted to rise by almost 

50 per cent in the next decade.44 

 E. Relinquished governance and accountability  

39. The financialization of housing has dramatically altered the relationship of States to 

the housing sector and to those to whom they have human rights obligations. Rather than 

being held accountable to residents and their need for housing, States’ housing policies 

have often become accountable to financial institutions and seem to pander to the 

confidence of global credit markets and the preferences of wealthy private investors. Given 

the predominance of housing-related credit in many economies, domestic housing policy 

becomes intertwined with the priorities and strategies of central banks and international 

financial institutions, which are themselves rarely held accountable to States’ human rights 

obligations to ensure access to adequate housing and do not meaningfully engage with 

rights-holders.45 

40. Accountability to global finance rather than to human rights has been rigorously 

imposed by the International Monetary Fund and other creditors when Governments have 

faced foreign debt crises. Decisions made by central banks and finance ministers in 

consultation with international financial institutions are rarely informed by input from 

stakeholders or those involved with housing policy and programmes. Processes put in place 

to address the debt crisis in Central, Eastern and South-Eastern Europe through the “Vienna 

Initiative” for example, brought together “key stakeholders”, identified as national central 

banks and Western European parent banks along with multiple regional and international 

financial institutions. Absent were civil society groups and anyone representing the 

interests of borrowing households, the people most affected by any decisions taken.46 

41. In circumstances where Governments should be relying on positive measures and 

resource allocation to provide housing to households affected by economic downturns and 

widespread unemployment, many have been held accountable to austerity measures 

imposed by creditors. They have agreed to dramatically reduce or eliminate housing 

programmes, privatize social housing and sell off massive amounts of housing and real 

estate assets to private equity funds. 

  

 43 Kevin Loughran, “Parks for profit: the High Line, growth machines, and the uneven development of 

urban public spaces”, City & Community, vol. 13, No. 1 (March 2014), pp. 49-68. 

 44 Knight Frank Research, “The Wealth Report 2016”, p. 13. 

 45 Ray Forrest, “Globalization and the housing asset rich”, Global Social Policy, vol. 8, No. 2 (2008), p. 

168. 

 46 See Daniela Gabor, Central Banking and Financialization: A Romanian Account of how Eastern 

Europe became Subprime (New York, Palgrave Macmillan, 2011).  
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42. As noted by the Institute for Human Rights and Business, global financial 

institutions with representations from central bank governors and ministers of finance, 

“seem generally remote from stakeholder engagement. These institutions are independent 

self-governing bodies with their own rules of procedure and are not directly accountable to 

the public.”47 Governments relying on the financial system and financialized housing assets 

to service their own debt are not encouraged by global financial institutions to manage 

housing systems for compliance with human rights. They are more likely to be urged to cut 

housing programmes and social protection programmes to comply with the demands and 

economic theories of financial corporations and credit agencies. 

 IV. Financialization of housing in developing and emerging 
economies 

43. Research into the financialization of housing has focused on Australia, Europe and 

North America, where access to credit extends to a large portion of the population and 

where the majority of the “global cities” attracting capital in unprecedented quantity are 

located. Caution is needed, therefore, when examining the diverse experiences of 

financialization, in order to avoid generalizations about global patterns based on the 

particular circumstances in those cities. 

44. The housing sector in the global South has not been subject to extensive financing of 

homeownership. Only about 17 per cent of the population in Botswana, Kenya, Namibia 

and Zambia, for example, would be eligible for mortgage finance based on existing 

criteria. 48  Low-income, informal and indigenous communities have nevertheless 

experienced, first-hand, the power of financial corporations to appropriate land and real 

estate and to generate vast disparities in wealth by treating housing and land as 

commodities. The displacement of Garifuna communities by model cities containing luxury 

developments for tourists and wealthy residents in Honduras is an example of the kinds of 

displacements of communities and forced evictions that are occurring in many countries 

(see A/HRC/33/42/Add.2, para. 56). Many local and national governments looking for 

capital investment have opted to sell land to major developers at the expense of indigenous 

and impoverished communities and those living in precarious housing. 

45. Informal settlements in Southern cities are regularly demolished for luxury housing 

and commercial development such as shopping malls and other high-end services intended 

for those with expendable incomes. In Lagos, Nigeria, for example, 30,000 residents of the 

Otodo Gbame community were forcibly removed after their waterfront homes were set 

alight, allegedly related to luxury developments. Many were left homeless.49 Elsewhere, 

when informal settlements are upgraded with infrastructure development and the granting 

of formal title and credit, they become subject to speculation and rising costs that force 

existing residents, particularly informal renters, out of the community. The real estate 

market in Mumbai, India, is now actively engaged in promoting speculative investment in 

  

 47 See Institute for Human Rights and Business, “Human rights and sustainable finance: exploring the 

relationship”, 11 February 2016. Available from www.ihrb.org/focus-areas/finance/report-human-

rights-and-sustainable-finance-exploring-the-relationship. 

 48 See Centre for Affordable Housing Finance in Africa, “Housing Microfinance”. Available from 

www.housingfinanceafrica.org/projects/housing-microfinance.  

 49 Information on the relevant communication is to be made public in the joint communications report 

for the thirty-fourth session of the Human Rights Council. 
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informal settlements, where upgraded housing is attracting real estate speculation and price 

increases.50 

46. Experiences of financialization in emerging economies demonstrate many 

commonalities with experiences in global cities.51 In Malaysia, for example, the national 

mortgage corporation, Cagamas, originally established to promote access to affordable 

housing as a social policy, has been transformed into the single largest issuer of asset-

backed securities in Malaysia, with more than 50 per cent of the market share, and with the 

goal to establish itself as a “leading securitization house in the region”. It has been at the 

centre of a significant expansion of homeownership modelled on the United States 

institutions, Fannie Mae and Freddie Mac.52 

47. The Republic of Korea experienced a fairly rapid transition to a financialized 

economy after the Asian financial crisis, when the International Monetary Fund bailout of 

Korean banks was made conditional on a restructuring programme of deregulation and 

privatization. While expanded access to mortgages has increased the rate of 

homeownership, the Republic of Korea now experiences greater inequality between rich 

and poor and has the highest level of household debt for any emerging country.53 

48. In Egypt, after Prime Ministerial Decree No. 350/2007 removed restrictions on 

foreign purchases of property, land prices more than doubled in many areas, rising at a rate 

of 148 per cent per year between 2007 and 2011.54 Extension of credit for housing has been 

largely restricted to higher income households in Cairo and Giza, and approximately 3 

million homes have been left empty or unfinished by their owners in urban areas. Poverty 

continues to increase and more than 12 million people live in informal housing.55  

49. In Mexico, mortgage securitization and other aspects of financialization have been 

adopted, beginning in 2003, with the active involvement of the World Bank. The housing 

market experienced a boom with increased mortgage lending and a tripling of the amount 

of residential mortgage-backed securities to over US$ 6 billion in 2006. However, the 

benefits of the housing boom and securitized mortgages have not extended to the 

households that are most in need. Measures taken by the Government to stabilize the 

financial sector proved attractive to financial corporations, pension funds and private equity 

firms, which have become more significant actors in the Mexican housing market.56 

50. In many developing and emerging economies, the World Bank and other 

international and regional financial institutions continue to actively promote the 

financialization of housing as the dominant strategy for addressing the critical need for 

housing, despite evidence that such strategies fail to provide housing options to the 

  

 50 See Vandana Desai and Alex Loftus, “Speculating on slums: infrastructure fixes in informal housing 

in the global South”, Antipode, vol. 45, No. 4 (2012).  

 51 Bruno Bonizzi, “Financialization in developing and emerging countries: a survey”, International 

Journal of Political Economy, vol. 42, No. 4 (2014), p. 91.  

 52 Ibid., p. 93. 

 53 See Kyung-Hwan Kim and Miseon Park, “Housing policy in the Republic of Korea”, Asian 

Development Bank Institute Working Paper, No. 570 (April 2016). Available from 

www.adb.org/sites/default/files/publication/183281/adbi-wp570.pdf. 

 54 See Yahia Shawkat, “Egypt’s deregulated property market: a crisis of affordability”, Middle East 

Institute, 5 May 2015. Available from www.mei.edu/content/at/egypts-deregulated-property-market-

crisis-affordability. 

 55 See World Bank, “Opening up housing to Egypt’s poorest”, 5 May 2015. Available from 

www.worldbank.org/en/news/feature/2015/05/04/opening-up-housing-to-egypt-s-poorest. 

 56 Susanne Soederberg, “Subprime housing goes south: constructing securitized mortgages for the poor 

in Mexico”, Anitpode, vol. 47, No. 2 (March 2015), pp. 495-96. 
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households that are most in need, and lead to greater socioeconomic inequality.57 World 

Bank development programmes concentrate on what they consider to be the building blocks 

of housing finance such as title registration, foreclosure procedures, lending regulations, 

long-term funding instruments, and improving the liquidity of mortgage assets in order to 

reduce the costs of credit-risk underwriting for investors.58 Those policies, combined in 

many cases with austerity measures that reduce social protection and housing programmes, 

have meant that development programmes frequently support the emergence of a 

financialized housing system that may be at odds with States’ obligations to prioritize the 

needs of those in the most desperate circumstances.59 

 V.  Lack of access to justice, effective remedies and 
accountability  

51. Financialization is made possible through the legal enforcement of agreements 

between lenders and borrowers. It relies on legal systems governing property rights, zoning 

laws and contracts and also on an increasingly complex system of international and regional 

treaties governing the terms and conditions of investments and government actions that 

may have an impact on profitability. 

52. The excessive financialization of housing is directly related to systemic patterns of 

inequality in investment treaties and in domestic law that fail to recognize the paramountcy 

of human rights over investor interests and deny access to justice for those whose right to 

housing is at stake. Ensuring meaningful accountability of financial institutions and private 

actors to the right to housing will require a significant transformation of current systems of 

law and accountability and new avenues of access to justice at the local, national and 

international levels. 

 A. Investment treaties 

53. There are currently almost 2,500 bilateral investment treaties in force and almost 

300 treaties with investment provisions. 60  Provisions in investment treaties generally 

provide protection for investors from actions by States without imposing obligations on 

them to uphold human rights. Investors are guaranteed fair and equitable treatment, 

protection from direct or indirect expropriation and other protections and have access to an 

investor-State dispute settlement procedure to seek damages for breaches of those 

provisions. The effect of those protections is that investment in housing and real estate for 

the purposes of speculation and the accumulation of wealth becomes a protected “right”, 

while government measures to regulate investment to protect the right to housing may be 

the basis for claims against States by private investors for massive damage awards. 

54. Claims have recently been brought against the Dominican Republic and Panama, for 

example, on the basis that government decisions to cancel planned luxury developments in 

  

 57 International Bank for Reconstruction and Development and World Bank Group, “World Bank Group 

support for housing finance” (Washington, D.C, 2016), pp. 22-29. Available from 

https://ieg.worldbankgroup.org/Data/reports/housingfinance.pdf. 

 58 Loïc Chiquier and Michael Lea, eds., Housing Finance Policy in Emerging Markets (Washington, 

D.C., The International Bank for Reconstruction and Development/The World Bank, 2009), p. xliv. 

 59 See Padraic Kenna, ed., Contemporary Housing Issues in a Globalized World (Farnham, Ashgate 

Publishing, 2014).  

 60 See the International Investments Agreements Navigator. Available from 

http://investmentpolicyhub.unctad.org/IIA. 
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order to protect indigenous territories or environmental resources violated investors’ rights 

under bilateral investment treaties.61 The Government of Mauritius is currently being taken 

to arbitration by a group of property development companies from the United Kingdom that 

invested in luxury real estate developments in Mauritius and are now seeking damages for a 

decision on the part of the Government to change its planning policy to restrict such 

developments.62  

55. The mere threat of those kinds of claims can have a directive effect on State housing 

policy. Investment treaty arbitration frequently involves millions of dollars in damages, and 

thus acts as a disincentive for States to enact and enforce any regulatory measures 

restricting the profitability of housing or real estate assets purchased by foreign investors. 

Those whose right to adequate housing may have been infringed by States’ failures to 

regulate the activities and speculative profits of foreign investors, on the other hand, have 

few if any avenues of redress, and certainly no ability to seek damages in the amounts 

claimed by private investors. The imbalance in access to remedies creates an imbalance in 

State accountability and priorities. 

 B. Domestic courts 

56. Domestic adjudication in the area of housing and finance has also tended to protect 

investors and has been oriented towards enforcing the contractual relationship between 

lenders and creditors, both with individual households and with States, without considering 

imbalances in power or the implications for human rights of the means used for enforcing 

repayment.63 The right to adequate housing has rarely been referenced in the adjudication of 

foreclosures and subsequent evictions, although it is clearly at issue.  

57. In some instances, courts have played an important role in holding financial 

institutions liable for predatory and discriminatory lending practices, albeit without 

reference to international human rights obligations. In a recent case, the Eleventh Circuit 

Court of Appeals in the United States ruled in favour of a lawsuit brought by the city of 

Miami against Bank of America and Wells Fargo for discriminatory predatory lending 

practices linked to the mortgage crisis.64 The Constitutional Court of South Africa recently 

considered a case involving a fraudulent scheme by investors and a finance company 

leading to hundreds of homeowners suffering losses of homes and savings. The Court 

rejected a claim by banks that would place responsibility on the homeowner for repayment 

of an unpaid debt due to the bank, holding that there is an obligation on the part of well-

resourced powerful banking groups to check on the legality of what their clients are buying 

before lending money and earning interest on it.65 

58. There is considerable variation and inconsistency, however, in the way mortgage or 

rental default is addressed in domestic law and enforced by courts. In many jurisdictions, 

  

 61 See Michael Ballantine and Lisa Ballantine v. Dominican Republic, Notice of arbitration and 

statement of claim, 11 September 2014, and Álvarez and Marín Corporación S.A. and others v. 

Panama (2015), International Centre for the Settlement of Investment Disputes (ICSID) case No. 

ARB/15/14. 

 62 See Thomas Gosling and others v. Republic of Mauritius (2016), ICSID case No. ARB/16/32. 

 63 See Lauren E. Willis, “Introduction: why didn’t the courts stop the mortgage crisis?”, Loyola of Los 

Angeles Law Review, vol. 43, No. 4 (January 2010), and Ada Colau and Adrià Alemany, Mortgaged 

Lives: From the housing bubble to the right to housing (Journal of Aesthetics & Protest Press, Los 

Angeles, Leipzig and Lon, 2014), pp. 165-167. 

 64 See City of Miami v. Bank of America Corp, in The United States Court of Appeals for the Eleventh 

Circuit, case No. 14-14543. 

 65 See Absa Bank Limited v. Moore and Another (CCT 03/16), Constitutional Court of South Africa. 
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foreclosure is a common practice for arrears in mortgage payments, regardless of the cause 

of the arrears and the consequences of foreclosure. Principles of international human rights 

law requiring, for example, that no eviction take place if it will lead to homelessness, have 

not generally been properly applied by domestic courts to evictions linked to defaults on 

mortgages or rent. The Special Rapporteur is concerned that in the area of housing, the 

“remedy” of eviction from homes is routinely applied in the case of unpaid debts, even 

though there are many other options available for courts to enforce repayment or 

restructuring of debts, short of invoking the State power to seize or evict individuals from 

their home, such as imposing repayment plans or garnishing wages. Foreclosures and 

evictions have severe effects on health and well-being and may result in the loss of custody 

of children. 66  Those are unacceptable consequences of default on mortgage or rent 

payments when other options are available. They are, moreover, generally contrary to 

international human rights law. 

59. In some jurisdictions, foreclosures for mortgage default are not permitted and 

alternative procedures are limited by statute. Foreclosure was abolished in Ireland 

following the 2008 financial crisis, with an equivalent procedure to foreclosure provided, 

however, to the public asset management company, the National Asset Management 

Agency.67 In Brazil, foreclosures are prohibited by law where residential properties are used 

by their owners for dwelling purposes, although creditors have developed ways of 

circumventing those restrictions.68 In China, there are provisions for many other options for 

collecting outstanding debts, with foreclosure only being permitted when all other options 

have been exhausted.69 In Spain, however, mortgage arrears are not considered to have been 

discharged by a foreclosure, which means indebted homeowners are required to continue to 

make payments on outstanding arrears even after having lost their home.70 

60. In the first case to be considered by the Committee on Economic, Social and 

Cultural Rights under the Optional Protocol to the International Covenant on Economic, 

Social and Cultural Rights, I.D.G. v. Spain, the Committee considered States’ obligations to 

ensure access to justice in the context of mortgage foreclosure. As a result of a domestic 

court’s lack of diligence, the author of the communication had not received notification of 

mortgage enforcement proceedings and received no other communication prior to an 

auction order. In those circumstances, the Committee found that the author’s right to access 

to justice to protect the right to housing had been violated. The Committee found that “such 

notice in respect of a foreclosure application needs to be adequate, in accordance with the 

standards of the Covenant applicable to the right to housing”.71 The Committee clarified 

that Spain should ensure that no eviction takes place without due process guarantees, 

affirming that “the right to housing should be ensured to all persons irrespective of income 

or access to economic resources”.72 

61. In that case, the author was able to remain in her home and the Committee did not 

address the question of whether foreclosure and eviction from housing, potentially into 

  

 66 Colau and Alemany, Mortgaged Lives, pp. 165-167.  

 67 See Ireland, Land and Conveyancing Law Reform Act 2009 and National Asset Management Agency 

Act 2009. 

 68 Bruno Martins, Eduardo Lundberg and Tony Takeda, “Housing finance in Brazil: institutional 

improvements and recent developments”, Inter-American Development Bank Working Paper, No. 

269 (2011), pp. 8-9. Available from www.iadb.org/document.cfm?pubDetail=1&id=36411946. 

 69 Tien Foo Sing, Yonglin Wang and Daxuan Zhao, “Impact of foreclosure laws on mortgage loan 

supply and performance”, 10 September 2016. Available from 

https://papers.ssrn.com/sol3/papers.cfm?abstract_id=2837333. 

 70 Colau and Alemany, Mortgaged Lives, pp. 165-167. 

 71 See Committee on Economic, Social and Cultural Rights, I.D.G. v. Spain, para. 11.1. 

 72 See the Committee’s general comment No. 4 (1992) on the right to adequate housing, para. 7. 
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homelessness, was a reasonable remedy in the case of mortgage or rent default or whether it 

was consistent with State obligations to respect the right to adequate housing. It is hoped 

that the issue will be subject to consideration and clarification by the Committee and other 

human rights bodies in future cases. In the Special Rapporteur’s view, the all too common 

practice of depriving people of their homes as a remedy for outstanding mortgage or rental 

arrears should be subject to more rigorous human rights review than it has received to date 

from domestic courts and international human rights bodies. 

 C. Business and human rights  

62. Emerging norms for business and human rights and increased attention to corporate 

social responsibility offer additional avenues through which to pursue enhanced 

accountability and effective remedies for violations of human rights linked to the 

financialization of housing. 

63. A leading framework for the human rights responsibilities of business enterprises is 

the Guiding Principles on Business and Human Rights: Implementing the United Nations 

“Protect, Respect and Remedy” Framework. It is grounded in three pillars: (a) the 

obligation of States to protect against human rights abuses committed by companies; (b) the 

responsibility of business enterprises to respect human rights, and thus avoid causing or 

contributing to adverse human rights impacts; and (c) the obligation of States to provide 

victims with access to effective remedies when rights are breached. A similar framework is 

applied in the ten principles of the United Nations Global Compact, the first two of which 

commit businesses to support and respect the protection of internationally proclaimed 

human rights and to refrain from complicity in human rights abuses.73 The Principles for 

Responsible Investment, launched in 2006 by the United Nations Environment Programme 

Finance Initiative and the Global Compact, provide a voluntary framework for the 

incorporation of environmental, social and governance issues into decision-making and 

ownership practices. Over 1,200 investment institutions have become signatories, with 

approximately US$ 45 trillion assets under management.74 

64. Despite the growing attention to the importance of business and human rights and 

despite the fact that housing represents the largest global business sector, very little 

attention has been paid to the obligations of business enterprises and financial corporations 

operating in the real estate and housing sector with respect to the right to adequate housing. 

The “Practical guide to ESG integration for equity investing”, for example, makes no 

reference to human rights in relation to investments in housing and other real estate. The 

International Organization of Securities Commissions, whose members regulate more than 

95 per cent of the world’s capital markets, has not addressed the central role that human 

rights in general and the right to housing in particular should play in the regulation of 

capital markets.75 

65. Decisions made by global financial corporations, institutions and private equity 

firms regarding access to credit, foreclosures and development priorities have a direct 

impact on homelessness, displacement and access to affordable housing. The adoption of 

progressive policies with respect to corporate social responsibility by investors in housing 

  

 73 See www.unglobalcompact.org/what-is-gc/mission/principles/principle-1. 

 74 See www.unglobalcompact.org/take-action/action/responsible-investment. 

 75 See Tajinder Singh, Deputy Secretary General of the International Organization of Securities 

Commission, “IOSCO initiatives and the challenges going forward”, remarks to the Annual General 

Meeting and Conference of the International Council of Securities Associations, Stockholm, 23 May 

2016. Available from www.iosco.org/library/speeches/pdf/20160523-Tajinder-Singh.pdf. 
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and real estate could play an important role in redirecting investment towards the social use 

of housing and advancing the implementation of the Sustainable Development Goals. 

66. Business and human rights guidelines in the housing sector must recognize the 

responsibility of private investors and the obligations of regulators of capital markets to 

ensure that the needs of vulnerable and marginalized groups are adequately addressed 

through inclusive investment strategies and to contribute to the realization of the right to 

housing and the implementation of the 2030 Agenda and the New Urban Agenda. 

 VI. Policy responses to the financialization of housing 

67. Policy responses to the financialization of housing have tended to prioritize support 

for financial institutions over responding to the needs of those whose right to adequate 

housing is at stake. Spending on bailouts of banks and financial institutions after the 2008 

financial crisis far outstripped spending to provide assistance to the victims of the crisis. In 

fact, many national Governments made substantial cuts to their housing programmes. As 

noted above, the World Bank continues to promote “financial liberalization” rather than 

active State intervention in housing provision in emerging economies, despite the evidence 

that financialization generally increases inequality and fails to address the needs of the 

millions of households living in situations of homelessness or grossly inadequate informal 

housing.76 

68. Nonetheless, a number of subnational and national governments have started to 

address the effects of excess capital flows and financialization on affordability and access 

to housing for low-income households. Initiatives have been advanced at both national and 

subnational levels providing a number of tools that can at least curb the excesses of 

financialization and mitigate its effects. 

69. In response to the mortgage crisis in Spain, the autonomous regions of Andalusia 

and Catalonia introduced progressive laws explicitly affirming the social function of 

housing and facilitating temporary expropriation of vacant housing.77 Catalonian legislation 

also prohibited foreclosures and evictions that would result in homelessness.78 Both of those 

regional initiatives were struck down by the Constitutional Court as encroaching on the 

jurisdiction of the national Government and opposing the general economic interests of the 

country.79 In response, at least in the case of Catalonia, the legislation was reintroduced 

with amendments and was passed by the Catalonian parliament.80 

70. A number of States, including Austria, China, the Philippines, Thailand and Viet 

Nam, have instituted restrictions on foreign purchasers of residential real estate. The 

province of British Columbia in Canada has introduced a 15 per cent foreign homeowner 

  

 76 See International Bank for Reconstruction and Development and World Bank Group, “World Bank 

Group support for housing finance”. See also Aalbers, The Financialization of Housing, p. 73. 

 77 See Aalbers, The Financialization of Housing, p. 73. 

 78 See Autonomous Region of Catalonia, Spain, Ley 24/2015, de 29 de julio, de medidas urgentes para 

afrontar la emergencia en el ámbito de la vivienda y la pobreza energética, arts. 2, 3 and 4, and 

Regional Government of Andalusia, Decreto-Ley 6/2013, de 9 de abril, de medidas para asegurar el 

cumplimiento de la Función Social de la Vivienda. 

 79 See www.boe.es/diario_boe/txt.php?id=BOE-A-2015-6831 (BOE-A-2015-6831, 19 June 2015), and 

www.boe.es/diario_boe/txt.php?id=BOE-A-2016-5337, (BOE-A-2016-5337, 3 June 2016). 

 80 See Clara Blanchar, “Cataluña recupera la ley contra los desahucios que anuló el Constitucional”, El 

País, 22 December 2016.  
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tax.81 The City of Vancouver recently approved a 1 per cent tax, which would apply to both 

foreign and domestic investors, on vacant homes in order to address the issue of 

approximately 20,000 vacant homes in its overheated speculative housing market. Net 

revenue from those taxes is to be invested in affordable housing initiatives.82 

71. Elsewhere, taxes on luxury properties have been instituted. Singapore imposes an 18 

per cent property sales tax 83  and an additional buyer stamp duty on wealthy property 

owners and investors, with revenues used to subsidize homeownership of low-income 

individuals.84 A number of jurisdictions, including China, Germany and Malaysia, have 

introduced a property speculation tax. 85  Tax in China, announced in early 2013 after 

renewed speculative activity in the housing market, involves a straight 20 per cent on 

capital gains,86 and in Taiwan Province of China, residential property owners are taxed 15 

per cent on the sale price of their property if they sell it within one year of purchase and 10 

per cent if sold within two years. 

72. Some Governments have chosen to encourage a more inclusive approach to private 

investment in housing in the form of financial incentives to encourage the development of 

affordable units. The Government of Algeria, for example, finances the development of 

rental housing for households earning less than 1.5 times the minimum wage, on free 

government land. It also provides a lease-to-own programme for households with little 

down-payment capacity.87 Other Governments require that developers include a proportion 

of affordable units. The Mayor of London recently announced that builders will be required 

to ensure that 35 per cent of new homes that are built are genuinely affordable.88 

73. Those types of programmes or agreements must be properly designed and monitored 

in order to be effective. For example, definitions of “affordability” do not always reflect 

actual income levels of those in housing need and accountability mechanisms to ensure that 

developers deliver are rarely in place. Additionally, agreements to include affordable 

housing within developments have sometimes resulted in the stigmatization of tenants 

occupying the affordable units. Referred to as the “poor door” phenomenon, low-income 

tenants are segregated from the more affluent residents, compelled to use separate, less 

attractive entrances and segregated services, such as laundry facilities and waste bins.89 

  

 81 British Columbia, Ministry of Finance, “Additional property transfer tax on residential property 

transfers to foreign entities in the Greater Vancouver Regional District: Property Transfer Tax Act” 

(27 July 2016). Available from www2.gov.bc.ca/assets/gov/taxes/property-taxes/property-transfer-

tax/forms-publications/is-006-additional-property-transfer-tax-foreign-entities-vancouver.pdf.  

 82 See City of Vancouver, “Empty homes tax”. Available from http://vancouver.ca/home-property-

development/empty-homes-tax.aspx. 

 83 Ibid.  

 84 See Sock-Yong Phang and Matthias Helbie, “Housing policies in Singapore”, Asian Development 

Bank Institute Working Papers, No. 559 (Tokyo, Asian Development Bank Institute, 2016). Available 

from www.adb.org/sites/default/files/publication/181599/adbi-wp559.pdf. 

 85 Andrew Heywood and Paul Hackett, “The case for property tax speculation”, Smith Institute 

discussion paper (Smith Institute, 2013), p. 12. Available from 

https://smithinstitutethinktank.files.wordpress.com/2014/11/the-case-for-a-property-speculation-

tax.pdf.  

 86 Ibid. 

 87 See Centre for Affordable Housing Finance in Africa, “2014 Yearbook: housing finance in Africa: a 

review of some of Africa’s housing finance markets” (South Africa, November 2014). Available from 

www.housingfinanceafrica.org/wp-content/uploads/2014/11/CAHF-14.11.2014-small.pdf.  

 88 See Dave Hill, “Sadiq Khan sets out key plans for more ‘genuinely affordable’ London homes”, 

Guardian, 29 November 2016. 

 89 See Hilary Osborne, “Poor doors: the segregation of London’s inner-city flat dwellers”, Guardian, 25 

July 2014.  
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74. A range of initiatives has also been introduced in a number of States and cities to 

provide access to credit for low-income households based on alternative, community 

controlled models of microfinancing. Growing either from non-governmental organizations 

or microenterprise lenders, microfinance allows low-income households to finance 

construction over time, often in unplanned areas. 

 VII. Conclusions and recommendations: the way forward 

75. Despite the positive elements of some States’ policy responses, overall responses 

have tended to be sporadic and reactive, addressing overheated markets or providing 

limited initiatives to expand access to credit. The broader systemic issues of 

financialization and commodification of housing remain largely unaddressed. What is 

lacking is for States to reclaim the governance of housing systems from global credit 

markets and, in collaboration with affected communities and with cooperation and 

engagement by central banks and financial institutions, redesign housing finance and 

global investment in housing around the goal of ensuring access to adequate housing 

for all by 2030. 

76. Many States have been too deferential to the dynamics of unregulated markets 

and have failed to take appropriate action to bring private investment into line with 

the right to adequate housing. By providing tax subsidies for homeownership, tax 

breaks for investors, and bailouts for banks and financial institutions, States have 

subsidized the excessive financialization of housing at the expense of programmes for 

those in desperate need of housing. There seems to be a gross imbalance between the 

attention, mechanisms and resources that States have developed to support the 

financialization of housing and the complete deficit of housing for the implementation 

of the right to adequate housing.  

77. The Special Rapporteur suggests that the way forward requires a shift to take 

hold so that States ensure that all investment in housing recognizes its social function 

and States’ human rights obligations in that regard. That requires a transformation of 

the relationship between the State and the financial sector, whereby human rights 

implementation becomes the overriding goal, not a subsidiary or neglected obligation. 

The Special Rapporteur believes that can be achieved with more constructive 

engagement and dialogue between States, human rights actors, international and 

domestic financial regulatory bodies, private equity firms and major investors. In 

order to create those new conversations and achieve that shift, the Special Rapporteur 

recommends the following: 

 (a) New initiatives should be developed in order to bridge the worlds of 

corporate and government finance, housing, planning and human rights. The Special 

Rapporteur recommends that an international high-level meeting of States, 

international financial institutions, human rights bodies, civil society organizations 

and relevant experts be organized to design a strategy for engaging financial 

regulatory bodies and actors in the realization of the goal of adequate housing for all 

by 2030;  

 (b) Strategies developed by States and local governments to achieve target 

11.1 of the Sustainable Development Goals and the New Urban Agenda should include 

a full range of taxation, regulatory and planning measures in order to re-establish 

housing as a social good, promote an inclusive housing system and prevent speculation 

and excessive accumulation of wealth;  

 (c) Trade and investment treaties should recognize the paramountcy of 

human rights, including the right to housing, and ensure that States are fully 
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empowered to regulate private investment so as to ensure the realization of the right 

to housing; 

 (d) Business and human rights guidelines should, on a priority basis, be 

developed specifically for financial actors operating in the housing system;  

 (e) States should review all laws and policies related to foreclosure, 

indebtedness and housing, to ensure consistency with the right to adequate housing, 

including the obligation to prevent any eviction resulting in homelessness;  

 (f) States must ensure that courts, tribunals and human rights institutions 

recognize and apply the paramountcy of human rights and interpret and apply 

domestic laws and policies related to housing and housing finance consistently with 

the right to adequate housing; 

 (g) International, regional and national human rights bodies should devote 

more attention to the issue of financialization and clarify for States, through 

constructive dialogue during periodic reviews and in consideration of individual cases, 

their obligations in relation to the financialization of housing. 
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1 Introduction
The European Union has no direct competence in the field 
of  housing  policy, at least as it is conventionally defined. 
However housing issues have become increasingly important 
across the Union, especially since the global financial crisis. 
Even before the crisis affordability issues were worsening in 
many European countries and greater pressures were being 
put on the rental sectors and on the public budgets that 
support housing investment. The Commission had also 
begun to concern itself with the role of social housing in the 
context of competition policy (Ghekiere, 2007; Boccadoro, 
2008). Since 2008 the role that the EU is looking to play 
in housing has increased, both at the macro level because 
housing has been seen to be an important driver of the 
banking crisis (Lunde and Whitehead, 2014) but also as 

a sector than has been most affected by the consequent 
recession (Priemus and Whitehead, 2014). As a result EU 
policy has impinged more heavily on the operation of both 
private and social housing systems (Czischke, 2014). 

Social housing has been an important part in Europe’s 
housing provision for many decades both in terms of 
investment in new build and regeneration but also in 
providing adequate affordable housing for a wide range of 
European citizens. This role has been seen to be under threat 
especially since the 1980s as public expenditure pressures 
have increased, liberalisation and privatisation have become 
increasingly important and alternative tenures have become 
more readily available (see e.g. Whitehead and Scanlon, 
2007, Scanlon and Whitehead, 2008). The authors have 

Kathleen Scanlon, Melissa Fernández Arrigoitia and Christine Whitehead*

Social Housing in Europe

Abstract
Social housing has been an important part in Europe’s housing provision for many decades both in 
terms of investment in new build and regeneration but also in providing adequate affordable housing 
for a wide range of European citizens. This role has been seen to be under threat especially since the 
1980s as public expenditure pressures have grown, liberalisation and privatisation have become more 
important and alternative tenures have become more readily available.1 This paper draws out some of 
the most important trends in the scale of social housing in countries across Europe; clarifies who lives 
in the sector and under what terms and conditions, and then discusses some of the drivers behind 
these trends and implications for the future provision of social housing.2 In particular it addresses the 
extent to which social housing contributes to ensuring that households can access adequate standard 
accommodation at a price they can afford in different contexts within the European Union. It also 
looks to the challenges faced by the sector and its role in the future. 

* Kathleen Scanlon is a Research Fellow at the London School of Economics (LSE), Melissa Fernández Arrigoitia is 
a Research Officer at LSE and Christine Whitehead is Professor in Housing Economics at LSE. 

1 See e.g. Whitehead and Scanlon, 2007 and Scanlon and Whitehead, 2008.  
2 This paper is based on the new book Social Housing in Europe, edited by Kathleen Scanlon, Melissa Fernandéz 

and Christine Whitehead and published 2014 by Wiley Blackwell, Oxford. The text includes chapters by twelve 
country experts from across Europe, together with a number of cross-cutting chapters looking at issues such 
as regeneration, social housing finance and privatisation of the social housing stock in a European context. 
Electronic versions of each chapter may be purchased separately from the publishers.
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updated and extended their earlier analyses in a new book 
Social Housing in Europe, published last year. This paper 
draws out some of the most important trends in the scale 
of social housing in countries across Europe; clarifies who 
lives in the sector and under what terms and conditions, 
and then discusses some of the drivers behind these trends 
and implications for the future provision of social housing. 
In particular it addresses the extent to which social housing 
contributes to ensuring that households can access adequate 
standard accommodation at a price they can afford in 
different contexts within the European Union. It also looks 
to the challenges faced by the sector and its role in the future. 

2 Some history
Historically the social sector was very large in Northern 
Europe and in most socialist states. It was strongest in 
the immediate post-war period, when the state held the 
commanding heights of many economies and directed the 
allocation of the majority of resources. In Western Europe, 
housing was seen as part of the social contract between 
government and citizens which made up the welfare state In 
Central and Eastern Europe, a more corporatist approach 
was normal with housing more tied to the organisation of 
production and therefore accommodated workers and their 
dependants where required. The provision and allocation of 
housing varied between countries and over time in response 
to national political imperatives.

Looking further back over the centuries, what we would now 
call social housing was provided by religious orders, charities 
or employers for particular groups. From the nineteenth 
century onwards, however, increasingly important strategic 
roles were played by central government and municipalities: 
the former in subsidising housing usually for working 
households, the latter in developing local infrastructure and 
services. 

Underlying the role of the state at national and local level 
were several objectives. These included effective urban 
planning in rapidly growing urban areas; direct support 
for the residential development industry; provision of 
affordable housing for the workforce; and the maintenance 
of political power. Social housing’s role in accommodating 
lower-income and vulnerable households tended to be 
relatively low down the list of priorities, at least until 
national numerical housing shortages were overcome in the 
1970s and 1980s. 

In the early post-war period the model of social housing 
was broadly similar across Northern and Eastern Europe: 
there was a heavy emphasis on state-supported housing 

construction to overcome the effects of destruction and 
lack of investment during the war, to accommodate rapidly 
growing populations, to help bring economies back to some 
sort of normality and to ensure employment. 

The mechanisms for achieving this large expansion in 
housing investment differed across Europe. In most 
countries local authorities were heavily involved, either 
building municipal housing themselves or creating the 
conditions for independent social landlords to do so. 
In socialist economies the link to employers was much 
stronger. However the forms of central-government subsidy 
and intervention were specific to each country, and helped 
to mould longer-term approaches to ensuring what became 
the near-universal core objective of ‘a decent home for every 
household at a price they could afford’ (Department of 
Environment, 1971).

The extent to which housing was seen as part of the welfare 
state and thus part of the contract between citizens and 
government – also varied. In Eastern Europe social housing 
was very much based on state provision of the social wage, 
and therefore was supplied to households at very low or zero 
direct price; in most of Northern Europe housing was seen 
as an important part of the welfare-state contract enabling 
households to afford adequate housing rented from a non-
profit (or sometimes a regulated private sector) organisation 
with their welfare at heart; while in most of Southern 
Europe the policy emphasis was far more on supporting 
family provision – and thus often on owner-occupation. 

Among what might be called the welfare-state economies, 
the most important distinction was between countries that 
saw housing as a mechanism for providing for all types 
of household (an approach usually called universalist), 
and those that emphasised provision for lower-income 
households (denoted as dualist). The first group included 
the Netherlands, France and Sweden even though Sweden 
did not identify the housing as social but rather simply 
as one mechanism for increasing total supply. The second 
included the UK, Ireland, Norway and West Germany. 
As numerical housing shortages began to be overcome 
this distinction became more embedded, and was further 
strengthened by the increasing emphasis on private finance 
during the 1980s and 1990s.

From the 1970s other housing options, particularly owner-
occupation, became accessible to mainstream households 
and income-related subsidies towards housing costs became 
more prevalent particularly for renters whether social or 
private. The 1970s and 1980s were also the time when 
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finance started to be liberalised and governments began 
to reduce direct assistance to housing supply in the face 
of the need to control public expenditure (Turner and 
Whitehead, 1993). The scale of change was greatest in 
post-1989 Eastern Europe, where it was often overlaid with 
other policies, notably restitution. However the pressures to 
redirect resources were found even in those countries with 
a tradition of social rented housing. In many places this led 
to large-scale shifts away from public ownership and finance 
as well as to greater targeting of both people and areas. The 
next decade was therefore a period of rapid change in the 
organisation of social housing, the demographics of its 
residents and indeed in the scale of provision.

By the new century there was a clear distinction between 
European countries whose governments wanted to withdraw 

from housing provision (as opposed to support) and those 
that continued to see a clear mainstream role for social 
housing, particularly in urban renewal. Eastern European 
countries were in the forefront of withdrawal—and often 
did so without putting in place other mechanisms for 
supporting lower-income and vulnerable households. At the 
other extreme was the Netherlands, where social housing 
providers became increasingly strong in financial terms and 
took on more and more urban investment opportunities. 

3  Variations in the size of the sector across 
Europe

What is clear from the numbers above there are many 
ways of thinking about social housing, both over time and 
even sometimes within the same country. It is therefore 
impossible to provide entirely consistent comparative 

3 Owned by municipal housing companies; not formally defined as social housing 
4 Co-operative housing
5 Preliminary results from Census 2011, Czech Statistical Office
6 Rough estimates. Total rental housing = 17.6%; breakdown between social rental and PRS is not known. About 

8% is public housing, which is not synonymous with social 
7 Legally all rentals are private rental. This includes social rental by municipal or other companies.

TABLE 1  HOUSING TENURE OF DWELLING STOCK: HIGHEST TO LOWEST BY % OF SOCIAL RENTED 
HOUSING (MOST RECENT YEAR)

Social rented housing

Size 
group Country Year

Number of 
dwellings 

(000s)
% of 
stock

Change in 
preceding 

decade (%)

Private 
rental 

(% of stock)

Owner-
occupation 
(% of stock)

Other 
(% of stock)

High
Netherlands 2010 2,300 32 -4 9 59

Scotland 2011 595 24 -6 12 64
Austria 2012 880 24 +1 16 50 10

Medium

Denmark 2011 541 19 +1 17 49 184

Sweden
(“allmännyttan”)

2008 795 183 -3 19 41 22

England 2011 4,045 18 -2 18 64
France 2011 4,472 16 -1 21 58 5

Low

Ireland 2011 144 9 +1 19 70 3
Czech Republic 20115 3126 86 -9 106 65 18

Germany 2010 1,054 de jure
1,000 de facto

5 -3 497 46

Hungary 2011 117 3 -1 4-8 88-92 1
Spain 2011 307 2 +1 11 85 2

Figures based on national definitions of ‘housing stock’, which are not consistent. See Dol and Haffner 2010 (Housing 
Statistics in the European Union 2010), Table 3.1.
Sources: Austria: Statistik Austria. Czech Republic: Census data. Czech tenure split, Sweden: CECODHAS Housing Europe 
2012. Denmark tenure split, Spain: Realdania 2012. Denmark social stock: Author’s calculations based on Danmarks 
Statistik data. England: DCLG Tables 100 and 104 (December 2012). France: France: 2011 from USH Données Statistiques 
2012 and INSEE Enquêtes Logement; and 2001 figures from INSEE Enquêtes Logement 996 and 2002. Germany tenure 
split: Dol & Haffner 2010, Tables 3.5 and 3.6.
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figures for the stock of social housing, both because different 
countries define the tenure in different ways and because of 
data availability. Conceptually the central distinction is that 
market housing is allocated according to effective demand, 
while social housing is allocated according to need, and 
usually has sub-market rents (Haffner et al 2009). Most 
social housing statistics are, however, based on ownership of 
the dwelling rather than allocation mechanisms.

We can classify the twelve countries included in the text 
into three groups according to the size of the sector based 
on this ownership definition. In three countries social 
housing makes up over 20% of the overall housing stock. 
The Netherlands, with nearly one third of dwellings in 
social rental, tops the list, and Austria and Scotland also 
fall into this category. There is a cluster of four countries 
which, based on ownership, are seen to have social sectors 
of – just under 20% of the stock – Denmark, Sweden 
England and France. All of these countries have had a long 
term commitment to ensuring all household groups are 
properly housed but through different approaches. Finally, 
five have less than 10% of housing in this tenure: Ireland, 
the Czech Republic, Germany, Spain and Hungary. Most 
of the dozen or so post-socialist countries would also fall 
into this category. Spain and Hungary, with only 2% and 
4% respectively of the housing stock in social rental, are 
the other outliers – Spain because historically social housing 
has been provided in the form of owner-occupation rather 
than rental, and Hungary because of the mass privatisation 
of state-owned housing after the fall of communism. 
Germany’s figure of 5% also requires some qualification, as 
this represents only that part of the stock still under legal 
restrictions with regard to rent and access. A further 5% or 
so is owned by (mostly public) landlords who operate it as if 
it were social housing. 

It should be noted that Sweden and the Netherlands are 
different in kind from other European countries in that they 
treat their rented sectors whoever owns them and whatever 
they call them in a similar fashion. In the Netherlands, 
all social housing is provided by housing associations but 
rent regulation applies to all properties, private or social, 
such that all rents are centrally regulated on properties 
that are determined to have quality points that equate to a 
rent of 700 euros or below. In Sweden all rental properties 
are regulated and rents are set by negotiation between 
landlords and the federation of tenants. Indeed Swedish 
commentators argue that there is no such thing as ‘social 
housing’ particularly as the municipally owned companies 
(“allmännyttan”) are profit driven (Lind, 2014). Both have 
been under pressure from the European Union to move 

away from this strongly universalist approach because it 
is seen to distort competition in the labour market (Lind, 
2014; Czischke, 2014)

In general, countries with a medium or high level of social 
housing belong to the set of relatively wealthy European 
welfare states. Those in the ‘low’ group have traditionally 
placed far stronger emphasis on owner-occupation (Spain, 
Ireland) or are former communist countries that have 
privatised or restituted state-owned or social housing after 
the fall of communism (Hungary, Czech Republic). This 
is a pattern that has been replicated across most transition 
economies (Hegadus et al, 2014). Germany is the exception 
in this group – in most other contexts it is seen as one of 
Northern Europe’s welfare states, but its approach to social 
housing differs radically from that of its neighbours, as 
it is provided through time-limited subsidies mainly to 
private landlords (Droste and Knorr-Siedow, 2014). Actual 
provision of low-cost rented housing in Germany is probably 
at least twice as high as the figures in table 1 suggest. 

4 Ownership
In the main there are two types of owners of social 
rented housing: companies in municipal ownership or 
municipalities themselves (in the UK the term ‘council 
housing’ was long synonymous with social housing), 
and non-profit organisations usually known as housing 
associations. In some countries, such as Denmark, all the 
social stock is owned by housing associations; in others, 
such as Czech Republic, all social housing is municipal. 
Most countries have a mix, although the relative proportions 
in each type of ownership vary widely partly as a result of 
history. Germany and Spain are exceptions: Germany 
because much of its social housing is provided by private 
landlords with state subsidy, and Spain because the bulk 
of its social provision is in the form of subsidised owner-
occupation rather than rented housing.

In recent years there has been a trend in many countries 
for social housing to move out of public ownership, often 
into the hands of not-for-profit housing associations with 
a social mission. This has been driven partly by a desire to 
reduce pressure on public budgets, and partly by a neo-
liberal belief that private providers can be more efficient and 
responsive to residents. 

5 Demographics of social tenants
While the scale and organisational structures differ widely 
across European countries the current demographics of 
social housing tenants are strikingly similar (Table 2). 
Broadly speaking, it is the old and the young who live 
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in social housing: pensioners and single-parent families 
are heavily overrepresented in almost all countries, while 
couples with children are underrepresented. In all countries 
social tenants have lower than average incomes – and often 
much lower. Nowhere does the income distribution in social 
housing reflect that of the population as a whole. Indeed the 
income divide between social housing and other tenures is 
generally increasingly sharp. Importantly this is true even in 
those countries with universalist housing traditions such as 
Sweden and the Netherlands. 

Another important finding is that ethnic minorities and 
immigrants tend to be overrepresented in social housing. 
This might be expected given that on average their incomes 
are lower than those of indigenous populations and their 
initial housing conditions are often poor. However it is 
a phenomenon that has grown rapidly over the last few 
decades as the policy emphasis has moved away from 
accommodating lower-income employed households toward 
helping the more vulnerable and those without affordable 
access to market housing. Useful cross-national comparative 

TABLE 2  DEMOGRAPHICS OF SOCIAL HOUSING

Country Age/household type Income levels

Proportion of social 
housing residents from a 
minority or immigrants

Austria Young families (on new estates); older 
people/singles (on older estates).

Municipal housing: working class/
low income. Housing associations: 
more middle income.

6% Significantly higher 
in Vienna. Only Austrian 
citizens had access until 
2006.

Czech 
Republic

Pensioners and unemployed slightly 
overrepresented.

Lower than average. n.a.

Denmark 57% of social tenant households are single 
persons (most often women), and 68% 
have only one adult. Children and young 
people. 

Average household income 68% of 
national average.

About 25% (immigrants 
and their children).

England Single parents; older and single 
households.

Low incomes – on average 50% of 
overall average household income.

16% (minorities).

France Somewhat younger than households 
nationally, though not as young as in the 
PRS. Single people and single parents 
overrepresented.

Increasing concentration of low-
income households in sector since 
1984.

Twice the share in the 
population as a whole.

Germany Single parents, single people, childless 
couples.

Increasing concentration of low-
income households.

Particularly high in Berlin 
and Munich.

Hungary Single-parent families are over-represented. Low income and social status. Share of Roma among 
social tenants around 25 
– 30%; 20-25% in terms 
of units.

Ireland Single-parent families and couples with 
children.

62% have incomes below 60% 
of median (vs 22% overall); 
dependent on state transfers.

n.a.

Netherlands Households older and smaller than 
national average, more likely to be on 
benefit and to be non-Dutch.

Lower than average and falling, but 
there is still some ‘skewness’ – i.e., 
occupation by households not in 
target income groups. Some call 
this social mix.

31%.

Scotland Strong pattern of ‘hollowing out’ leaving 
young and old; singles and single parents. 

Low incomes – on average half 
the median household income for 
owner-occupier, 2011 data £22k 
to £13k 

1.4%.

Spain Low income households, first-time buyers, 
young or old people, female victims of 
domestic violence, victims of terrorism, 
large families, gypsies, one-parent families, 
and handicapped and dependent people.

Lower than average. n.a.

Sweden 
(“allmän-
nyttan”)

Single parents; elderly single people. Below average. Over 30% in metropolitan 
areas; 15% elsewhere.
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data are hard to find, as each country collects statistics on a 
different basis, but the final column of table 2 presents some 
indicative figures. Rules governing access to social housing 
for recent immigrants, particularly from outside the EU, 
vary across countries: some allow access almost immediately 
upon arrival, while others require a minimum residence 
period or particular legal or employment status. In post-
socialist countries Roma are often excluded (intentionally 
or not) from social housing.

Although social housing tends to accommodate households 
with lower-than-average incomes and government policies 
increasingly emphasise helping the vulnerable, social 
housing is not always the tenure where the most vulnerable 
live (Table 3). The table shows that in almost all countries, 
municipalities are responsible for accommodating 
households who are homeless, although who is included in 
that category varies enormously. In many countries these 
households will be placed in municipal housing, especially 
in lower-demand areas. In some countries housing 
associations and charities have a role in accommodating 
asylum-seekers, often in special hostels. But although social 
housing everywhere now tends to concentrate on lower-
income households (even in countries that still technically 
have a universalist approach, like the Netherlands and 
France), the private rented sector remains the main source of 
accommodation for non-priority groups. The definitions of 
priority and non-priority vary by country, but single-person 
households, households without children and migrants are 
often low on the priority list for social housing. The private 
housing that they can access is usually of poor quality and 
often in inaccessible locations. 

6 Terms and conditions in social housing
6.1 Rents
Rents in social housing are generally lower than rents in 
the private sector. Indeed in some countries the definition 
of social rented housing is that rents are set below market 
levels. In some countries rents are based on the financial 
costs incurred by the landlord – i.e., there is historic cost 
pricing (albeit often with some modifications). Other 
approaches include rent relativities based on a points system 
related to dwelling attributes (the Netherlands), to market 
value (England) and to individual incomes (Ireland). 

In some countries the extent to which social rents are below 
market levels varies greatly between areas – with particularly 
low relative social rents in urban areas with high market 
rents, such as Paris and London, or in areas where there has 
been little investment over the last few decades as compared 
to areas of new building and regeneration where rents are 

higher. In others (e.g. Hungary) rents may not even cover 
running costs. In some countries rent controls or regulations 
apply equally to the social and private sectors, and rents in 
the two sectors are similar (e.g. Austria, the Netherlands). 
In Sweden they are negotiated across the rental sector with 
the unions. In others such as Germany there are ‘mirror’ 
systems which link the rents of socially and privately owned 
properties. 

Thus there is very little consistency across European 
countries about how social rents are set. However it is 
probably true to say that there has been upward pressure in 
most countries as governments look to the sector to become 
more self-sufficient and income-related subsidies to support 
poorer households have become more generally available 
(see below). 

6.2 Security of tenure 
There is much more consistency across countries with 
respect to the extent of security. Indeed, one of the features 
of social housing is that in most countries it offers a home 
for life – that is, once a household has secured a social 
tenancy that household can remain as long as the rent is 
paid and other tenancy conditions met, even if income 
increases over the eligibility ceiling or family size changes. 
Some countries have legal provisions for increasing rents 
when household income goes up but they are rarely applied 
because they are difficult to enforce and tend to push out 
stable, employed households, who are seen as vital anchors 
within social housing communities. England stands out 
in that the legislation allows for probationary tenancies 
during which continued occupancy depends upon meeting 
all terms and conditions. Recently it has also introduced 
limited-term tenancies for social housing tied to a new, 
higher ‘affordable rents’ regime. The coalition government 
has also made housing benefit changes that will force some 
tenants to move if they occupy homes that are ‘too big’ and 
cannot or do not wish to pay a rent supplement (DWP, 
2014). 

6.3 Access
Many European countries now impose formal income 
ceilings for access to social housing. Some of those countries 
that do not employ formal income ceilings, such as England 
and Scotland, use other criteria that in practice have the 
same effect. This reflects a general ideological shift away from 
the notion of state-subsidised accommodation available to 
all; pressure on public finances, particularly in the wake of 
the global financial crisis; and the EU rulings holding that 
state subsidies for housing for middle- and upper-income 
households conflict with EU competition law. 
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Most countries now limit access to social housing to 
households at the lower end of the income distribution. 
However, the percentage of households legally eligible is 
normally far in excess of the proportion of social housing in 
the overall stock, even in countries with large social sectors. 
In Austria, for example, social housing makes up 23% of 
the housing stock, but 80-90% of the population is eligible. 
At the other end of the spectrum, in Hungary only 3% of 
the housing stock is social but 15-40% of households are 
eligible, depending on where they live.

Some of this mismatch is more apparent than real, as by no 
means all eligible households want to live in social housing. 
Owner-occupation has generally proved to be the option 
preferred by those who can afford to buy. However in 
almost all countries the demand for social housing exceeds 
the number of available units – in part because rents are 
held below market levels. This position has also worsened in 
most countries since the financial crisis as access to owner-
occupation has become more difficult and risks associated 
with buying are perceived to be higher. 

Various rationing methods are employed, including waiting 
lists, ranking of households (in England for example 
homeless persons, families with children and disabled 
people are given priority) or – even now in some countries 
– insider information, side payments etc. But even in the 
countries where housing pressure is highest there are areas 
with low demand, where social housing units are empty and 
difficult to let. These may be used as a sort of housing of 
last resort for households who cannot be accommodated 
elsewhere or, in some areas (Eastern Germany for example), 
may simply be demolished.

7 Housing allowances
Even though social rents in most countries are lower than 
private rents, that does not mean that all low-income 
households can afford to pay them (except perhaps in 
Ireland, where rents are set in relation to tenant incomes). As 
we have already noted, rent levels normally depend on the 
cost of provision of the housing or on the relative desirability 
of the unit – and there may be a large gap between the rents 
charged and the ability of poorer tenants to pay. Thus all 
countries covered here provide additional income-related 
subsidies for low-income households (Table 4). These 
subsidies, known as housing allowances or housing benefits, 
are usually provided by national governments but can also 
(or instead) be funded by regional or local authorities. 

These housing-cost subsidies are normally available to 
both private and social tenants, and also often to at least 

some categories of owner-occupier – in Denmark only 
homeowners who are pensioners are eligible; in England 
and Scotland mortgage borrowers who lose their jobs can 
have their mortgage interest (up to a ceiling) paid for a 
limited period. Spain is unusual in having abolished its 
rent-support programme as part of government expenditure 
cuts in the wake of the recent crisis. 

Housing support is sometimes targeted at particular types 
of household – usually those with children and pensioners. 
There are often limits on eligible rents and/or the floor 
area of the dwelling, or number of bedrooms, in relation 
to household size to ensure that government subsidy does 
not support consumption of dwellings that are ‘too big’ for 
the household. The amount of subsidy generally depends 
on households’ assessed ability to pay: the Czech Republic, 
for example, expects households to spend 30-35% of their 
income on housing costs. Subsidy may cover the entire 
gap between the actual rent and assessed ability to pay, but 
more often there are cash ceilings or minimum payment 
requirements. These mean that the subsidy available can fall 
short of actual rents, especially in high-cost areas, leaving 
people with inadequate income to pay for other necessities. 

8 Major trends
Although the proportion of social housing has been falling 
in most countries and new investment has become more 
difficult, social housing remains significant as a percentage 
of overall housing stock in seven of the ten countries outside 
the post-socialist group that are included in the text. The 
role of the sector also continues to be an important topic of 
social and political debate in these countries.

There are five countries where social housing is provided 
in traditional fashion: Austria, Denmark, France, Sweden 
(allmännyttan) and the Netherlands. In three of these 
countries (Austria, France and the Netherlands), changes 
are expected in the near future. Only in Denmark is the 
social sector expected to maintain its traditional role intact.
Government subsidy to support investment in new housing 
and regeneration has generally been declining and is also 
becoming more targeted (e.g. at specific regeneration 
projects and improvement of the existing stock). This is 
in part because numerical shortages have themselves been 
reduced. It is also because of increasing pressures to reduce 
public expenditure – and in some countries because it has 
become easier to use existing capital values to fund new 
investment. Denmark and France stand out as having 
maintained investment through continued subsidy. At the 
other extreme, in both Sweden and the Netherlands housing 
associations and corporations make a net contribution to 
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the national coffers so new investment must be funded from 
providers’ own equity. In the UK, capital subsidies have 
been much reduced and housing associations are expected 
to raise private finance based on rents up to 80% of market 
rents. In some, notably Eastern European, countries there is 
little or no supplier subsidy still available. 

The availability of demand-side subsides is fairly general 
across Western Europe, but further shifts in this direction 
depend mainly on changes in rents policies and the way 
that the existing social-housing stock is funded. In most 
countries social rents still relate closely to costs and are not 
affected by changes in subsidies to tenants. In England new 
rent policies push up rents and therefore housing allowances, 
while in the Netherlands social landlords’ greater freedom 
to set rents above a relatively low minimum could result in 
larger bills for government. In some countries, notably in 
the post-socialist ones but also in Spain and (outside our 
remit) Italy, demand-side subsidies are generally provided 
at the regional or local level, and tend to be more restricted 
because of funding constraints. 

Europe has faced a credit crunch followed by continuing 
financial constraints and increasing debt burdens, recession 
and austerity. The effects of these economic pressures 
have differed greatly between countries; some (notably 
Germany and Sweden) were hardly affected, at least in the 
early years, while others, especially those most exposed to 
international financial markets, suffered major declines 
in GDP and employment as well as massive cutbacks in 
public expenditure. Moreover across Europe there is less 
confidence in future growth. 

The extent to which social housing has been affected by these 
pressures has also differed greatly. Some countries, such as 
Denmark and France, have invested in social housing as a 
stimulus to the economy. The use of housing investment 
as a stimulus also occurred in other countries, notably the 
UK, the Netherlands and in the mid-2000s in Spain, but in 
these cases the investment proved short-lived and austerity 
measures caused major cutbacks. Both the Netherlands 
and the UK have now significantly cut public expenditure 
and with it new social provision. Some countries have used 
these economic and financial pressures to introduce policies 
that had seemed politically unacceptable before the crisis – 
notably by limiting funding streams, while requiring social 
landlords to take on increasing responsibilities. 

In all the countries studied there is increasing pressure of 
demand for social rented housing, which has resulted in 
longer waiting lists, at least in pressure areas. At the same time 

in most countries the social rented sector is becoming more 
residualised, both as a result of shifts in the nature of demand 
(notably increased demand from migrants and ethnic-
minority households) and of increasing concentrations of 
new entrants being placed in less desirable locations. On 
the other hand, there is also growing demand from many 
mainstream households who are finding it increasingly 
difficult to obtain affordable homes in the private sector. In 
some countries these lower-income employed households 
are now more likely to be accommodated in new tenures 
such as shared ownership and near-market-rent housing 
which involve either more limited (or even no) direct public 
subsidy. This is one area where there has been increasing 
diversity of provision.

Another area where there has been a considerable shift 
in policy across countries is the relationship between the 
private rented sector and social housing – especially as in 
many countries social housing is increasingly provided by 
private landlords. Germany is clearly in the lead in this 
context but other countries (notably England and Ireland) 
are also expanding the range of providers. This may work 
in both directions, with existing social landlords looking to 
provide market housing as well as private providers entering 
the social sector. 

Of particular importance in this context is how and 
where the very vulnerable households continue to be 
accommodated – as this is often in the private rented sector. 
The use of this sector for the most vulnerable households, 
including those in acute housing need, appears generally to 
be increasing.

More positively in some countries social providers have been 
pioneers in a range of areas. They have taken the initiative 
in the development of mixed communities and mixed-
tenure developments, which have helped offset some of the 
pressures towards residualisation and exclusion (notably 
in the Netherlands, France and Germany - see Droste et 
al, 2014 and in new mixed tenure new build, especially 
through s106 in England - see e.g. Crook and Monk, 2011) 
They, sometimes with ECB support, have also been leaders 
in improving standards in energy efficiency especially in 
Eastern Europe. 

Finally, social-housing providers are under constant pressure 
to achieve greater efficiency. There is an increased need for 
financial and management skills as well as a shift towards 
a more business-oriented approach, even among charitable 
organisations. In most countries there is no longer a role 
for social providers who are not focused on reducing costs 
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and providing greater value for public money. The financial 
crisis has reinforced these trends as direct subsidies decline 
and many households accommodated in the sector need 
additional social and work-related support.

9 Conclusion – looking forward
The large growth in government-sponsored social housing 
in the EU was mainly a post-war phenomenon, rooted in 
the shortages that built up during the conflict. How each 
country organised and funded it depended on the local 
approach to resource allocation and the development of the 
welfare state. Here the split between universalist, corporatist 
and dualist approaches became apparent – although in 
many ways, especially in the early years, what happened on 
the ground differed rather less than the rhetoric did.

None of these different approaches inherently meant that 
priority was given to the poorest and most vulnerable 
households. In some there was no allocation specifically 
in relation to need. Indeed in most countries, employed 
households actively sought state-provided housing, which 
was seen as more desirable than private rented housing 
in terms of both quality and rents. It was only from the 
1970s and 1980s that more vulnerable households began 
increasingly to be accommodated in mainstream social 
housing. Thereafter, both demand- and supply-side factors, 
changing government priorities and the aging of the post-
war stock meant that social housing in many countries 
became residualised--at least in some parts of the sector. This 
has resulted in increasingly negative public attitudes to social 
housing Government cutbacks and the EU competition 
rulings have also made it harder to achieve traditional goals. 
These have meant that governments (whether they wish to or 
not) must target subsidised housing towards more vulnerable 
households, making it increasingly difficult to provide social 
housing for households across the income scale. 

What is clear is that while the vast majority of households 
across Europe are well housed there remain major issues 
in how to accommodate more vulnerable and excluded 
households in the mainstream housing sectors. Issues 
of increasing importance relate particularly to migrant 
and minority households but also to the quality and 
maintenance of the stock built after the second world war 
to address absolute shortages in supply. Particularly since 
the global financial crisis there is evidence that conditions 

have worsened both in terms of levels of new housebuilding, 
regeneration and improvement but also often in terms of 
affordability. This is partly because of austerity measures but 
also because of economic conditions in the market. 

It is often said that social housing is at a crossroads. In 
the sense that few expect established systems to survive 
into the longer term without change, this may well be 
true. Five of the countries examined (Austria, Denmark, 
France the Netherlands and in a rather different way 
Sweden) have maintained the traditional role of social and 
municipal housing in providing for a broad cross section 
of the population. But all but one of these countries have 
experienced large-scale change restricting capacity to 
provide in traditional ways, or are expecting such changes 
in the near future. 

Most of the country specialists expect these trends to 
continue, even in countries with large social sectors 
and universalist traditions. The optimism they felt in 
2007 (Whitehead and Scanlon, 2007) about a revival of 
investment disappeared during the financial crisis or in its 
aftermath, as austerity has become the norm. Compared to 
eight years ago, social housing providers now generally have 
fewer resources but far greater responsibilities, while the 
private rented sector is often the tenure of last resort.

Although there is evidence almost everywhere in the EU of 
some reduction in the total stock of social housing, decline 
has been slower than predicted in 2007 and much slower 
than during the period of mass privatisation in the 1980s 
and 1990s. There is generally less new investment than there 
was before, but also fewer losses of social sector stock – and 
in most countries commentators expect the role of social 
housing to remain significant. Its form and organisation will 
undoubtedly change, with respect to methods of financing 
and the range of providers (including e.g. co-operatives and 
other means of involving residents) as well as probably the 
types of housing provided and the terms and conditions 
of tenancies. It will have to become more efficient and 
consumer oriented. The tensions between the positive 
political rhetoric about the role social housing can play and 
the capacity to attract adequate resources will continue. Yet 
at a more fundamental level, European social housing has 
proved to be both flexible and robust in an increasingly 
diverse housing environment.
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Council Member Motion 
For the Committee of the Whole Meeting of November 8, 2018 
 

 

To: Committee of the Whole Date: November 1, 2018 

From: Councillor Potts, Councillor Dubow, and Councillor Collins 

Subject: Incentivize and Mandate the Creation of Family Appropriate Rental Units 

 

 
Background: 
 
Over the last decade, Victoria has ranked among the most expensive places to buy housing in 
Canada. This means buying a family home is out of reach for many families, or those wishing to 
start a family in Victoria. Many, therefore, must look to rental options to fulfill their housing needs 
but with Canada Mortgage and Housing Corporation reporting a vacancy rate of 0.7 per cent there 
is a clear need for affordable, adequate and safe family-sized rental options for families to thrive in 
Victoria. 
 
The goal of the Victoria Housing Strategy is to increase the supply of attainable housing for low to 
moderate income households and encourage diversity of housing types, tenures and prices across 
the city. These goals are defined as ‘city led priorities’. The strategy also outlines the need to create 
100 market rental units and 450 affordable rental units for families by 2026.  

There is currently no city led mechanism by which to achieve the goals of increasing rental stock 
for two and three bedroom family sized units. 
 
Other municipalities have implemented policies to ensure a stock of affordable, adequate and safe, 
family rental units. For example the City of New Westminster’s Family-Friendly Housing Policy 
mandates that multi-family ownership projects include a minimum of 30% two-and three-bedroom 
units, and that at least 10% of the total project units be three-bedrooms or more and that multi-
family rental projects include a minimum of 25% two-and three-bedroom units, and that at least 5% 
of the total project units be three-bedrooms or more. 

As part of the background work in developing the strategy, the City conducted a housing supply 
analysis and a feasibility study which concluded that there is no negative impact on return on cost 
with an increased proportion of two-and three-bedroom units in new multi-family project. 

Recommendation: 
 
That Council 
 

1. Direct staff to report back with amendments to the Victoria Housing Strategy and applicable 
bylaws and policies to incentivize and mandate the creation of family appropriate two and 
three bedroom rental units as part of a larger strategy to increase affordable family housing 
options across Victoria.  
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Respectfully Submitted, 
 
 
 
 
 
Councillor Potts                          Councillor Collins                               Councillor Dubow 
 
 
 
List of Attachments: 
Attachment A: Family Friendly Housing Policy New Westminster  
 
 

364



FAMILY-FRIENDLY HOUSING 
POLICY 

Spring 2016365



366



Table of Contents

Section 1: Introduction       1

Section 2: Policy and Bylaw Specifics    2
  Bedroom Composition     2
  Design Guidelines     2
  Affordability Considerations    3
  Exemptions to the Policy and Bylaw  4

Section 3: Origins and Rationale     5 
  Child and Youth Friendly Community Strategy 5 
  Family-Friendly Housing Needs Analysis  5
  Family-Friendly Supply Analysis   6
  Family-Friendly Housing Feasability Study 6
  Family-Friendly Housing Literature Review 7

Section 4: Frequently Asked Questions    8

367



368



Page 1

Section 1: Introduction

Effective January 1, 2016, Zoning Amendment 
Bylaw (Family-Friendly Housing) No. 7741, 2015 
came into effect. After this date, all development 
applications (i.e., Rezonings, Development 
Permits and Building Permits) which have 10 or 
more residential units must conform to the new 
regulations. 

This document provides background information 
as to: 

1. the specifics related to the policy and 
bylaw, including the bedroom composition 
regulations, design guidelines, housing 
affordability considerations (which would 
be applicable in cases where the City has 
negotiation rights) and exemptions to the 
policy and bylaw; 

2. the origins of and rationale for the policy 
and bylaw; and 

3. frequently asked questions and responses 
based on the Family-Friendly Housing 
Feasibility Study (2014), the consultation 
process and City staff review and feedback.  
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Effective January 1, 2016, all development 
applications (i.e., Rezonings, Development 
Permits and Building Permits) which have 10 or 
more residential units must conform to below 
cited design guidelines. More specifically, the 
design guidelines state: 

Bedroom Design

a. To locate bedroom doors so that they are 
able to open a full 90 degrees when the 
room is furnished.

b. To allow full access to the foot of the bed 
and at least one other side (excluding the 
head of the bed), except for the smallest 
bedroom in units with three or more 
bedrooms, which must allow full access to 
at least one side of the bed (excluding the 
foot and the head of the bed).

c. To provide sufficient room for storage of 
clothes and avoid conflict between access 
to clothes storage and the placement of 
beds.

d. To provide a window directly to outside, 
except for the smallest bedroom in units 
with three or more bedrooms, which must 
have indirect natural light from at least 

Section 2: Policy and Bylaw Specifics

Minimum Percentage of Two and Three Bedroom 
Units

Effective January 1, 2016, Zoning Amendment 
Bylaw (Family-Friendly Housing) No. 7741, 2015 
came into effect. After this date, all development 
applications (i.e., Rezonings, Development 
Permits and Building Permits) which have 10 
or more residential units must conform to the 
below cited regulations. More specifically, the 
regulations state:

• That multi-family ownership projects 
include a minimum of 30% two- and three-
bedroom units, and that at least 10% of the 
total project units be three-bedrooms or 
more. Further, such projects may increase 
the percentage of three-bedroom or more 
units with a corresponding decrease in 
two-bedroom units.

• That multi-family rental projects include a 
minimum of 25% two- and three-bedroom 
units, and that at least 5% of the total 
project units be three-bedrooms or more. 
Further, such projects may increase the 
percentage of three-bedroom or more units 
with a corresponding decrease in two-
bedroom units.

BEDROOM COMPOSITION DESIGN GUIDELINES

foot head

E.g. smallest room, full access to one side
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two sources (e.g. glass wall, light tube 
or well, etc.), one of which may be the 
doorway.

e. To avoid designs that locate beds under 
upper-storey functional windows.

Bedroom Size

f. In all units, at least one bedroom should be 
large enough to accommodate a standard 
queen-sized bed while meeting the general 
bedroom guidelines above.

g. In multiple bedroom units, all other 
bedrooms should be large enough to 
accommodate a standard single bed while 
meeting the general bedroom guidelines 
above.

h. In units with three or more bedrooms, the 
smallest bedroom must be no smaller than 
70 square feet (6.5 square metres) with no 
dimension smaller than 7 feet (2.1 metres).

The affordability considerations apply in 
situations where the City has negotiation rights 
such as in the case of Rezonings or Heritage 
Revitalization Agreements.

a. That the City encourage the required two- 
and three-bedroom units to be generally 
located in lower priced per square footage 
portions of buildings such as at-grade 
or lower in buildings, and portions of 
buildings with less marketable views.

AFFORDABILITY CONSIDERATIONS

E.g. smallest room layout
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After January 1, 2016, an applicant may seek to 
develop a multi-family residential development 
which does not comply with the family-friendly 
housing requirements. This will be possible to do 
through one of the following two methods:

1. The submission of a Rezoning application, 
in which the applicant addresses other 
corporate objectives (e.g., affordable 
housing or employment generation) or 
for which existing site conditions make 
complying with the family-friendly housing 
requirements inappropriate. A rationale 
should be included in the application 
as to why the regulations should not be 
applied and it should not include financial 
considerations.

2. The submission of a Heritage Revitalization 
Agreement (HRA), in which the applicant 
makes a case as to why the family-friendly 
housing regulations should not be applied 
to this development. The rationale should 
be based on why the site is not appropriate 
for family-friendly, multi-unit residential 
housing or how the benefits of the HRA 
outweigh the benefits of the family-friendly 
housing regulations.

EXEMPTIONS TO THE POLICY AND 
BYLAW
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Section 3: Origins and Rationale

In September 2013, the Society for Children and 
Youth of BC (SCY) and the City received funding 
from the United Way of the Lower Mainland and 
the Vancouver Foundation to develop a Child and 
Youth Friendly Community Strategy (2016). At 
this time, the City was planning to start work on 
a Family-Friendly Housing Policy, which would 
facilitate the provision of more housing with 
ground-orientation and two- and three-bedroom 
counts. Given the close association between 
these two initiatives, a decision was made to do 
them in tandem, with SCY taking the lead on 
the strategy and the City taking the lead on the 
policy.  

CHILD AND YOUTH FRIENDLY 
COMMUNITY STRATEGY

FAMILY-FRIENDLY HOUSING NEEDS 
ANALYSIS

Between January and May 2014, SCY and the City 
conducted an extensive community consultation 
process as part of the larger Child and Youth 
Friendly Community Strategy (2016). During this 
time period, 840 parents, children and youth 
were consulted, including:

• 320 parents who completed a survey;

• 156 children (6 to 12 years) who completed 
a school-based assignment or survey;

• 228 youth (13 to 17 years) who completed a 
survey; and

• 136 parents, children and youth who 
completed a “dotmocracy” exercise on 
Family Day.

Consultation participants were asked a number 
of questions, including about their current 
housing situation. More specifically, they were 
asked “if their current housing situation met 
their family’s needs.” Consultation participants 
also commented on housing as part of other 
questions, including about the family, child and 
youth friendliness of their neighbourhood and 
the city and what they would like to see done 
to improve the city for families, children and 
youth. Of the 320 parents who completed the 
survey, 50.7% reported that their current housing 
situation somewhat (36.4%) or did not (14.3%) 
meet their family’s needs. 
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FAMILY-FRIENDLY HOUSING SUPPLY 
ANALYSIS

FAMILY-FRIENDLY HOUSING 
FEASIBILITY STUDY

In February 2014, the City conducted a supply 
analysis related to family-friendly housing, 
with an emphasis on ground-oriented and 
three-bedroom units. Based on this analysis, 
the city ranked 21st out of 22 Metro Vancouver 
municipalities with regard to ground-
orientation and 20th out of 22 Metro Vancouver 
municipalities with regard to three-bedroom or 
more units.  

In June 2014, the City posted a Request for 
Proposals (RFP) for a consultant to conduct a 
Family-Friendly Housing Feasibility Study (2014). 
Based on the RFP process, the City retained the 
services of Colliers International Consulting and 
Toderian UrbanWorks. This consultant team was 
tasked with the following responsibilities:

• to explore the financial feasibility of 
developing two- and three-bedroom units 
as part of new multi-family projects and to 
determine the development cost for such 
units;

• to estimate the market demand and ability 
to pay for such units;

• to estimate the relative return on 
investment for such units as compared to 
smaller units and to determine whether 
such units are financially feasible, or 
whether, on a comparative basis, they are 
less profitable;

• to analyze the return on investment and 
relative return on investment related to 
form (i.e., apartment versus townhome) 
and tenure (i.e., ownership versus rental); 
and

• to make recommendations to inform the 
policy – e.g., the minimum percentages of 
such units, minimum threshold size which 
would be applicable, etc.

On October 6, 2014, the consultant team made 
a presentation to Council. This presentation 
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During July and August 2014, the City conducted 
a comprehensive literature review of academic 
journals, municipal documentation and relevant 
studies. In total, 68 municipalities were studied, 
with an emphasis on Canada. Other countries 
included Australia, Britain, Ireland, New Zealand 
and the United States.

Of the municipalities studied, five had 
mandatory minimum percentages of two- and 
three-bedroom units in multi-family projects. 
In Metro Vancouver, only the City of Vancouver 
requires mandatory minimum percentages (i.e., 
25%) of two- and three-bedroom units in multi-
family projects. The City of Vancouver also had 
design guidelines to inform the development of 
such units. The City of Richmond, the Corporation 
of Delta and Langley Township had policies 
related to play space requirements as part of 
multi-family projects.

highlighted the main findings of the feasibility 
study and shared policy considerations. Based 
on the feedback from Council and follow-up 
consultation, the consultant team revised and 
finalized the feasibility study.

FAMILY-FRIENDLY HOUSING 
LITERATURE REVIEW
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The feasibility study, housing supply analysis, 
literature review and consultation process 
provided important feedback in answering a 
number of frequently asked questions.

Will increasing the proportion of two- and 
three-bedroom units in new multi-family 
projects have a negative impact on developer 
return on cost?

The feasibility study concluded that there is 
no negative impact on return on cost with an 
increased proportion of two- and three-bedroom 
units in new multi-family projects.  

The feasibility study reported that three-
bedroom units cost less to build per square foot 
compared to one-bedroom units. For example, 
each unit, regardless of bedroom count, has one 
kitchen – the most expensive room in a unit 
to build. Building additional bedrooms does 
not cost as much and therefore brings the per 
square foot cost of a three-bedroom unit down. 
Three-bedroom units also have a lower sale 
price per square foot compared to one-bedroom 
units. However, total project cost decreases by a 
greater percentage than total revenue, therefore 
providing a positive difference in net proceeds.

Will increasing the proportion of two- and 
three-bedroom units in new multi-family 
projects lead to longer absorption periods 
which could negatively impact revenues and 
profits?

The feasibility study reported that in most 
new multi-family projects, studios and one-
bedroom units are sold at a faster rate compared 
to two- and three-bedroom units. This can be 
attributed to smaller units having a lower sale 
price and easier mortgage financing. Due to the 
anticipation of a longer time period needed to 
sell two- and three-bedroom units, most projects 
allocate more studio and one-bedroom units to 
ensure consistent and achievable sales.

The feasibility study reported that the difference 
in time to sell could be within weeks; however, 
the lag may potentially have an impact over a 
longer time period. The longer absorption period 
associated with a larger proportion of two- and 
three-bedroom units increases project risk, which 
could incentivize a developer to require a higher 
profit margin. It could also cause a negative 
impact on both revenues and profits.

The feasibility study emphasized that the impact 
on revenues and profits may be a reasonable 
result of a justifiable policy initiative and should 
be able to be absorbed into a well-considered, 
reasonably positioned multi-family project. 
It further emphasized that it is not the City’s 
responsibility to ensure that every project, 
however marginal, will proceed in the short-term.  

Section 4: Frequently Asked Questions
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What is the market demand for two- and 
three-bedroom units in new multi-family 
projects?

The feasibility study reported that it is 
challenging to accurately predict the level of 
demand that will exist for two- and three-
bedroom units in new multi-family projects.

The feasibility study reported that 3,305 families 
(51%) could potentially afford to purchase a 
three-bedroom unit and 4,270 families (65%) 
could potentially afford to rent a three-bedroom 
unit in New Westminster. It cautioned that 
whether or not this translates into actual 
purchases and occupancies of three-bedroom 
units is unknown.

The feasibility study reported that families with 
children are not the only potential purchasers 
or renters of two- and three-bedroom units. 
Some other market segments that may be 
interested include: downsizing seniors, empty 
nesters, extended families, people who want 
a home office, roommates and shared student 
arrangements.

What should be the minimum percentages of 
two- and three-bedroom units in new multi-
family projects?

The feasibility study suggested that the initial 
requirement should be ambitious relative to 
the current activity being seen in two- and 
three-bedroom construction but not overly 
ambitious relative to the unknowns. In the case 
of two-bedroom units, which are already being 
constructed in reasonable numbers, it should, 
at a minimum, set a base for such construction, 
so that it does not fall below current levels over 
time as market factors fluctuate. In the case of 
three-bedroom units, the expectation should be 
to create a base level of unit achievement that 
can also be used as a basis for observation and 
analysis.

The feasibility study and housing supply analysis 
included a review of new multi-family projects 
in the approvals and construction phases. With 
regard to townhomes and apartments, 39.7% of 
all units had two-bedrooms and 10.8% of all units 
had three-bedrooms or more. Counting only 
apartments, 35.7% of all units had two-bedrooms 
and 7.2% of all units had three-bedrooms or 
more. Regarding the latter percentage, it is likely 
inflated, as staff, in anticipation of the family-
friendly housing policy and in situations such as 
Rezonings, have been successful in negotiating 
higher percentages of three-bedroom units.

Based on the literature review, only five of the 
68 municipalities surveyed have mandatory 
minimum percentages of two- and three-
bedroom units. In Metro Vancouver, only the 
City of Vancouver requires mandatory minimum 
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percentages (i.e., 25%) of two- and three-bedroom 
units; however, a number of other municipalities 
are currently exploring such policies.

Should the minimum percentages of two- 
and three-bedroom units apply to new 
multi-family rental projects?

The feasibility study reported that multi-family 
rental projects have negative to low returns, 
warranting them unfeasible because the created 
values are insufficient to offset the risk of 
undertaking such projects. It further reported 
that such projects often require additional 
financing or other incentives such as density 
bonusing, parking reductions and expedited 
processing to be feasible or viable.

The City has implemented a Secured Market 
Rental Housing Policy (2013), which provides a 
range of incentives and relaxations to facilitate 

the development of new market rental housing. 
Since its implementation, 1,136 market rental 
units are in the approvals or construction phases. 
Of this total, 24.8% are two-bedroom units and 
4.8% of three-bedroom units. As such, two- and 
three-bedroom units are being realized in multi-
family rental projects but in smaller percentages 
than in multi-family ownership projects. 

Should the minimum percentages of two- 
and three-bedroom units be realized through 
regulations or incentives?

The feasibility study and literature review 
found that municipalities who have achieved a 
level of success in the consistent realization of 
two- and three-bedroom units did so through 
regulations rather than incentives. The feasibility 
study also cautioned that in municipalities 
with many policy objectives, offering incentives 
for two- and three-bedroom units have the 
added disadvantage of using some of the 
limited ‘incentive capacity’ that may be more 
appropriately reserved for policy goals that 
cannot be regulated.

Should the family-friendly housing policy 
regulate design beyond the number of 
bedrooms?

The feasibility study cautioned against being too 
prescriptive with regard to design considerations 
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beyond the number of bedrooms, as this could 
have a significant effect on both project viability 
and unit prices. It could also lead to building 
floor-plates and unit layout designs that are 
disadvantageous to project viability.

Given concerns regarding livability, particularly 
related to third bedrooms, staff have developed 
guidelines related to bedroom design for key 
aspects such as minimum room size and natural 
light access. These guidelines are intended to 
set reasonable minimum standards (e.g., 70 
square feet for the smallest bedroom) and are not 
intended to be onerous. They will also be subject 
to review and possible revision after a two-year 
trial period.

Will the family-friendly housing policy be 
successful in retaining existing and attracting 
new families with children?

The feasibility study emphasized that although it 
is clear that neighbourhoods without sufficient 
family-friendly housing will have limited success 
in retaining or attracting families, it is also 
true that neighbourhoods with housing sizes 
to support families but lacking in other family-
supportive neighbourhood amenities, designs 
and services, will also have limited success.

The City has recognized the need for such family-
supportive neighbourhood amenities, designs 
and services and has initiated synergistic policies 
and plans to ensure that they will be achieved, 
including Child and Youth Friendly Community 
Strategy (2016) and a Child Care Strategy (2016).
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___________________________________________________________________________________________  
Council Member Motion 
Actions for Housing Affordability  November 7, 2018 
  

     
 
Council Member Motion 
For the Committee of the Whole Meeting of November 8, 2018 
   
 

Date:        November 8, 2018 
 
From:       Councillor Collins, Councillor Potts, Councillor Dubow 

   

 
Subject:   Adopt and Consistently Apply the CMHC's Definition of Affordable Housing 
 

 

              

 

 
 
Background 
 

 

The City of Victoria uses the Canada Mortgage and Housing Corporation (CMHC) definition of 
affordable housing in the Victoria Housing Strategy: 

  
The Canadian Mortgage and Housing Corporation (CMHC) defines affordable housing 
relative to income, as housing that costs less than 30% of before-tax household income. 
For renters, shelter costs include rent and any payments for electricity, fuel, water and 
other municipal services. For owners, shelter costs include mortgage payments, property 
taxes and any condominium fees along with payments for electricity, fuel, water and 
other municipal services. Affordable housing is a relative term and can also be defined 
relative to market prices. The City of Victoria defines affordable housing as costing no 
more than 30% of gross household income. This Strategy uses this definition to define 
the limits of affordability, based on a range of incomes to determine the number and 
types of units required by 2026 based on average rental prices coupled with population 
growth projections. These figures were used to ascertain high level targets for market 
and affordable (subsidized) rental for individuals and for families. 

  
More recently, in July 26, 2018, Council adopted Bylaw 18-017, amending the Zoning 
Regulation Bylaw to include the following definition: 

  

“Affordable” means housing that falls within the financial means of a household in either 
market or non-market dwellings. Total costs for rent or mortgage plus taxes (including a 
10% down payment), insurance and utilities must equal 30% or less of a household’s 
annual income. 

  

Despite the use of the CMHC’s definition in Victoria Housing Strategy and in the Zoning 
Regulation Bylaw, the definition is not being consistently applied in the development and 
rezoning processes. 
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Council Member Motion 
Actions for Housing Affordability  November 7, 2018 
  

Recommendations: 
 

That Council: 
 

1. Adopt and consistently apply the definition of affordable housing, as housing where the 
price does not exceed 30% of the gross annual household income for very-low income 
to moderate income households. Ensure this definition is used consistently in rezoning 
processes. 
  

2. Direct staff to notify council about the number of affordable units in each rezoning 
proposal, as well as for which incomes brackets the affordable units are targeted.  
 

3. Direct staff to report on a quarterly basis on the number of affordable units built or under 
construction, as well as for which incomes brackets the affordable units are targeted.  
 

4. Direct staff to report back with recommendations on other improvements to processes 
for data gathering and reporting on affordable housing. 

 
 
 
 
Laurel Collins    Sarah Potts    Sharmarke Dubow 
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Council Member Motion 
For the Committee of the Whole Meeting of November 8, 2018 
 

 

To: Committee of the Whole Date: November 1, 2018 

From: Councillor Ben Isitt 

Subject: Attendance at Ahousaht First Nation-Khalsa Aid Canada event, October 26, 2018 

 

 
 
BACKGROUND 
 
Councillor Isitt was invited to attend a protocol event with Ahousaht First Nation and Khalsa Aid 
Canada at Parksville, BC on October 26, 2018. Due to the recess in Council Meetings resulting 
from the general election, there was no opportunity for Councillor Isitt to seek Council authorization 
for attendance and associated costs prior to the event. As a result, it is recommended that Council 
consider providing retroactive authorization for Councillor Isitt’s attendance and associated costs, 
in light of the City of Victoria’s strategic commitment to reconciliation. 
 
 
RECOMMENDATION 
 
That Council retroactively authorize the attendance and associated costs for Councillor Isitt to 
attend a protocol event with Ahousaht First Nation and Khalsa Aid Canada at Parksville, BC on 
October 26, 2018, with the costs for transportation, meals and accommodation not to exceed $300.  
 
 
 
 
 
Respectfully submitted, 

 
Councillor Isitt  
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Council Attendance Request 2018                                                                

Approved Council Requests
Budget Total Actuals

Council Budget 2000.4116 (Conferences/Travel) 35,000$               35,000$                             

Approved Requests:

January 25, 2018 COTW

Councillor Loveday - Local Government Leadership Academy Conference held in Vancouver Jan 31-Feb 2 1,011

Mayor Helps - FCM Sustainable Communities Conference held in Ottawa Feb 6-8 2,478

Councillor Alto - Canadian Capital Cities Organization Board Meeting held in Ottawa Feb 7-8 1,300

February 22, 2018 COTW

Councillor Isitt - AVICC  Conference held in Victoria Apr 13-15 305

March 1, 2018 COTW

Councillor Isitt - FCM Conference held in Halifax May 31-June 4 2,905

Councillor Isitt - Local Government Forum on Back Country Access held in Port Alberni Feb 23 157

March 8, 2018 COTW

Councillor Alto - FCM Conference held in Halifax May 31-June 3 1,869

Mayor Helps - AVICC  Conference held in Victoria Apr 13-15 375

March 15, 2018 COTW

Councillor Loveday - FCM Conference held in Halifax  May 31-June 4 2,857

Councillor Loveday - AVICC  Conference held in Victoria  Apr 13-15 275

March 22, 2018 COTW

Councillor Alto - The High Ground Communities Conference held in Vancouver Mar 23-24 280

Councillor Thornton-Joe -  AVICC  Conference held in Victoria  Apr 13-15 345

May 10, 2018 COTW

Mayor Helps - FCM Conference held in Halifax  May 31-June 4 3,780

Mayor Helps - ICLEI World Congress held in Montreal June 19-22 1,616

Councillor Coleman - Canadian Capital Cities Annual Conference held in Halifax May 30-31 300

Councillor Coleman - FCM Conference held in Halifax May 31-June 3 Registration* 3,384

May 24, 2018 COTW

Councillor Thornton-Joe - Canadian Capital Cities Organization Conference held in Halifax May 30-31 2,602

Councillor Alto - Canadian Capital Cities Annual Conference held in Halifax May 30-31 1,221

Councillor Alto - AVICC Conference held in  Victoria Apr 13-15 275

Councillor Coleman - FCM Board Meetings held in Laval QC Mar 4-9* 1,826

Mayor Helps - Liberal National Conference held in Halifax April 20-21 31

September 6, 2018 COTW

Mayor Helps - Global Climate Action Summit held in San Francisco Sep 12-14 1,029

Mayor Helps - UBCM Conference held in Whistler Sep 10-12 1,721

Councillor Isitt - UBCM Conference held in Whistler Sep 11-14 1,303

Councillor Coleman - UBCM Conference held in Whistler Sep 11-14 2,375

Miscellaneous 

Councillor Loveday Reimbursed for Guthrie House Tour Sep 19, 2017 -25

Mayor Helps - Provincial  Finance Minister Luncheon 85

Mayor Helps - Breakfast Capital Project Board Overview 60

Mayor Helps - Chamber Premier Luncheon Victoria 60

Mayor Helps - Speaking UBC Alma Mater Mar 16 11

Mayor Helps - UDI Capital Region lunch April 43

Mayor Helps - UDI Capital Region lunch June 45

Mayor Helps - Qualicum Beach Meeting July 12 39

Councillor Alto - UDI Capital Region June 11 45

Councillor Isitt - Miscellaneous meeting food and coffee expenses 265

Councillor Isitt - Miscellaneous meeting transportation expenses 7

Councillor Young - Breakfast Capital Project Board Overview 44

Total  Requests/Actuals 35,000$                  36,299

Notes *Council gave approval for Councillor Coleman to attend all FCM meetings

Over Budget -1,299
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