
 
 

AMENDED AGENDA 

  PLANNING AND LAND USE COMMITTEE 

  MEETING OF DECEMBER 10, 2015, AT 9:00 A.M. 

COUNCIL CHAMBERS  

CITY HALL, 1 CENTENNIAL SQUARE  
  Page 

 

 

CALL TO ORDER  

 

APPROVAL OF AGENDA  

 

CONSENT AGENDA  

 

ADOPTION OF MINUTES  
 
1.  Minutes from the meeting held November 26, 2015.  5 - 20 

 

COMBINED APPLICATION REPORTS  
 
2.  Rezoning Application No. 00492 for 2972 Doncaster Drive 

--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to rezone the property to subdivide one existing lot into two new 
small lots and construct a new single family dwelling. A Public Hearing is 
required prior to Council making a final decision on the application. 

  
Staff Recommendation: To advance the application to a Public Hearing. 

  

   

21 - 65 

 
3.  Development Permit with Variances No. 00492 for 2972 Doncaster 

Drive 
--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to create two lots, retaining the existing single family house and 
constructing one new small lot house. 

  
Staff Recommendation: Following the Public Hearing for the rezoning, that 
Council consider authorizing the development permit. 

  

   

   

67 - 105 
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DEVELOPMENT APPLICATION REPORTS  
 
4.  Development Permit with Variances Application No. 000447 for 941 - 

943 Fort Street 
--J. Tinney, Director - Sustainable Planning and Community Development 

  
A proposal for the retention and renovation of an existing retail space to allow 
office use within the front 6m of the building for a maximum of 3 years. A 
hearing is required prior to Council making a final decision on the application. 

  
Staff Recommendation: That Council consider authorizing the permit. 

   

107 - 127 

 
5.  Development Permit Application No. 000439 for 1101 Fort Street 

--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to construct a six-storey, mixed-use building with 81 residential 
units and ground-floor commercial/retail. 

  
Staff Recommendation: That Council consider authorizing the permit. 

   

129 - 266 

 
6.  LATE - Correspondence: Development Permit with Variances 

Application No. 000440 for 1 Cooperage Place and 2 Paul Kane Place  
--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to authorize the construction of a building on a dock, to remove 
rip-rap along the shoreline and to install a new harbor wall to facilitate a paddle 
route. A hearing is required prior to Council making a final decision on the 
application. 

  
Staff Recommendation: That Council consider authorizing the permit. 

   

267 - 369 

 

[Addenda]  
7.  Development Variance Permit Application No. 00164 for 2540 Quadra 

Street 
--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to waive the Clean Hands Policy to allow the two illegal suites to 
remain occupied while the Development Variance is under consideration. Prior 
to Council considering the application the applicant must file a covenant on title 
that all illegal construction will be removed should the application be refused. A 
hearing is required prior to Council making a final decision on the application. 

  
Staff Recommendation: That Council consider authorizing the permit. 

   

371 - 384 

 
8.  LATE - Correspondence: Development Variance Permit Application 

No. 00163 for 1066 and 1070 Finlayson Street 
--J. Tinney, Director - Sustainable Planning and Community Development 

385 - 405 
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An application to allow a rear yard setback variance in order to facilitate a 
subdivision. A hearing is required prior to Council making a final decision on 
the application. 

  
Staff Recommendation: That Council consider authorizing the permit. 

    
9.  Heritage Alteration Permit Application No. 00209 for 737 Fort Street 

(British American Trust Company Building) 
--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to allow for modifications to the front stairs of the building and a 
ramp on City sidewalk. 

  
Staff Recommendation: That Council consider authorizing the permit. 

   

407 - 429 

 
10.  Heritage Designation Application No. 000154 for 727 Yates Street 

--J. Tinney, Director - Sustainable Planning and Community Development 

  
An application to designate the property as a Municipal Heritage Site. 

  
Staff Recommendation: That Council consider designating the property as a 
Municipal Heritage Site. 

   

431 - 445 

 

REPORTS FOR CONSIDERATION  
 
11.  Official Community Plan - Annual Review 

--J. Tinney, Director - Sustainable Planning and Community Development 

  
A report to provide Council with the third Official Community Plan Annual 
Review. 

  
Staff Recommendation: That Committee receive the report for information and 
communicate the findings and highlights from the Annual Review to the public. 

  

   

447 - 526 

 

ADJOURNMENT  
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November 26, 2015 

MINUTES OF THE 
PLANNING & LAND USE COMMITTEE MEETING 

HELD THURSDAY, NOVEMBER 26, 2015, 9:00 A.M. 
 
 
1. THE CHAIR CALLED THE MEETING TO ORDER AT 9:00 A.M.   

 
 

Committee Members Present: Mayor Helps (Chair); Councillors Alto, Coleman, 
Isitt, Lucas, Loveday, Madoff, Thornton-Joe and 
Young. 

Staff Present: J. Johnson – City Manager; J. Jenkyns – Deputy 
City Manager; J. Tinney – Director, Sustainable 
Planning & Community Development; A. Hudson 
– Assistant Director, Community Planning, J. 
MacDougall – Assistant Director, Parks; F. Work – 
Director, Engineering; R. Battalas – Senior 
Planner; J. Handy – Senior Planner; M. Miller – 
Senior Heritage Planner; B. Sikstrom – Senior 
Planner; C. Wain – Planner; C. Coates – City 
Clerk; Your Name - Recording Secretary.  

 
2. APPROVAL OF AGENDA 
 
Action: It was moved by Councillor Coleman, seconded by Councillor Alto, that the 

Agenda of the November 26, 2015, Planning and Land Use Committee 
meeting be approved.  

 
The Chair canvassed Committee, which approved bringing forward the following 
items for approval: 

 
Item #1 -  Minutes from the Meeting held on November 12, 2015 
Item #4 – Victoria Housing Reserve Fund Application for 120 Gorge Road East 
Item #5 – Amendment to the Housing Agreement for 1035 Oliphant Street 
Item #8 – Rezoning Application No. 00495 for 863 / 865 Villance Street 
Item #9 – Development Permit with Variances Application No. 00495 for 863 / 865 

Villance Street 
 
Amendment: It was moved by Councillor Alto, seconded by Councillor Coleman, that the 

agenda of the November 26, 2015 meeting be approved as amended. 
 

On the amendment: 
CARRIED UNANIMOUSLY   15/PLUC 

 
On the main motion as amended: 

CARRIED UNANIMOUSLY   15/PLUC 
 
  

Planning and Land Use Committee - 10 Dec 2015
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November 26, 2015 

 
3. CONSENT AGENDA 
 

3.1 Minutes from the Meeting held on November 12, 2015. 
 
Action: It was moved by Councillor Alto, seconded by Councillor Coleman, that the 

Minutes from the November 12, 2015, Planning and Land Use Committee 
meeting be approved. 

CARRIED UNANIMOUSLY  15/PLUC 
 
 

3.1 Victoria Housing Reserve Fund Application for 120 Gorge Road East 
 
Committee received a report regarding a request from the Victoria Native Friendship 
Centre seeking funding for the development of two additional supportive affordable 
housing units as part of phase two of the Siem Lelum project located at 120 Gorge 
Road East. 
 

Action:  It was moved by Councillor Alto, seconded by Councillor Coleman, that 
Committee recommends that Council consider approving a grant from the 
Victoria Housing Reserve Fund in the amount of $20,000 to the Victoria 
Native Friendship Centre (VNFC) to assist in the development of two 
additional units of supportive affordable rental housing as part of the phase 
two development of Siem Lelum at 120 Gorge Road East, on the following 
conditions: 

1. The grant will be eligible for payment to the Victoria Native Friendship Centre 
upon approval of the grant by Council and once a Housing Reserve Fund 
Grant Agreement has been executed with the City of Victoria. 

2. The grant is to be repaid by the Victoria Native Friendship Centre if the 
project is not completed. 

3. The Victoria Native Friendship Centre will ensure that the City of Victoria 
receives public recognition for its role as a financial contributor to this housing 
project by identifying the City of Victoria as a contributor on publications and 
documents related to the project and at public events related to the 
development, completion and operation of the project. 

4. Upon project completions, the applicant submits a final report to the 
Sustainable Planning and Community Development. 

 
CARRIED UNANIMOUSLY  15/PLUC 

 
 
 

3.2 Amendment to the Housing Agreement for 1035 Oliphant Street 
 
Committee received a report regarding 1035 Oliphant Street. The property contains 
four strata lots that are subject to a Housing Agreement with the City. The owners of 
the property have requested an amendment to the Agreement to change the Strata 
Lot that will be designated as a rental unit. 
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Action:  It was moved by Councillor Alto, seconded by Councillor Coleman, that 
Committee recommends that Council: 

1. Authorize the Mayor to execute a section 219 Covenant wherein the owner 
of Strata Lot 4, Fairfield Farm Estate, Victoria City District, Strata Plan 
EPS690 agrees to use the strata lot only as rental housing for a period of five 
(5) years from the date of an occupancy permit in a form satisfactory to staff. 

2. Authorize the Mayor to execute a discharge of the section 219 Covenant 
(CA4303499) from Strata Lot 2, Fairfield Farm Estate Victoria City District 
Strata Plan EPS690, in a form satisfactory to staff. 

3. Adopt Bylaw No. to authorize the Mayor and Corporate Administrator to 
execute the Amendment to the Housing Agreement. 

 
CARRIED UNANIMOUSLY  15/PLUC 

 
 

3.3 Rezoning Application No. 00495 for 863 / 865 Villance Street 
 

Committee received a report regarding an application for 863 and 865 Villance 
Street. The proposal is to rezone the property in order to permit the existing legal 
non-conforming duplex to be strata titled and to alter and construct an addition to the 
building. 
 

Action:  It was moved by Councillor Alto, seconded by Councillor Coleman, that 
Committee recommends that Council instruct staff to prepare the necessary 
Zoning Regulation Bylaw Amendment that would authorize the proposed 
development outlined in Rezoning Application No. 00495 for 863 and 865 
Villance Street, that first and second reading of the Zoning Regulation Bylaw 
Amendment be considered by Council and a Public Hearing date be set. 

 
CARRIED UNANIMOUSLY  15/PLUC 

 
 

3.4 Development Permit with Variance Application No. 00495 for 863 / 865 
Villance Street 

 
Committee received a report regarding an application for 863 and 865 Villance 
Street. The proposal is to strata title an existing legal non-conforming duplex and to 
alter and construct an addition to the building. 
 

Action:  It was moved by Councillor Alto, seconded by Councillor Coleman, that 
Committee recommends that after giving notice and allowing an opportunity 
for public comment and after the Public Hearing for Rezoning Application No. 
00495, if it is approved, Council consider the following motion: 

 
“That Council authorize the issuance of Development Permit with Variances 
Application No. 00495 for 863 and 885 Villance Street, in accordance with: 

1. Plans date stamped October 20, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances: 
a. Part 2.1.5(a): Reduce the front yard setback from 7.5m to 1.58m. 
b. Part 2.1.5(b): Reduce the rear yard setback from 10.7m to 2.89m. 
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3. The Development Permit lapsing two years from the date of this resolution.” 
 

CARRIED UNANIMOUSLY  15/PLUC 
 
4. DECISION REQUEST 
 

4.1 Delegated Authority and Exemptions for Development Permits 
 
Committee received a report regarding the public input received on a proposed 
initiative to exempt certain forms of development from a development permit and to 
delegate approval authority to staff for certain types of developments. 
 
Committee discussed: 

 Concerns that the public will not have an opportunity to provide input. 

 Clarification of the types of applications that will be affected by delegating 
authority. 

 
Action: It was moved by Councillor Alto, seconded by Councillor Lucas, that 

Committee recommends that Council direct staff to: 
 

1. Prepare an Official Community Plan (OCP) Amendment Bylaw: 
a. To exempt buildings and structures with a floor area no greater than 

9.2m² (100ft²) from requiring development permits in the following 
designated areas: 

i. DPA 4: Town Centres 
ii. DPA 5: Large Urban Villages 
iii. DPA 6A: Small Urban Villages 
iv. DPA 10A: Rock Bay 
v. DPA 10A: Rock Bay 
vi. DPA 13: Core Songhees 
vii. DPA 14: Cathedral Hill Precinct 
viii. DPA 15A: Intensive Residential Small Lot 
ix. DPA 15B: Intensive Residential Panhandle 
x. DPA 15D: Intensive Residential Duplex 
xi. DPA 16: General Form and Character 

 
b. To exempt changes to existing landscaping (where the landscaping does 

not form part of an approved plan) from requiring development permits in 
the following designated areas: 

i. DPA 5: Large Urban Villages 
ii. DPA 6A: Small Urban Villages 
iii. DPA 7A: Corridors 
iv. DPA 10A: Rock Bay 
v. DPA 11: James Bay and Outer Harbour 
vi. DPA 13: Core Songhees 
vii. DPA 14: Cathedral Hill Precinct 
viii. DPA 15A: Intensive Residential Small Lot 
ix. DPA 15B: Intensive Residential Panhandle Lot 
x. DPA 15D: Intensive Residential Duplex 
xi. DPA 16: General Form and Character 
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c. To clarify language in Appendix A of the OCP so it is clear when a permit 
is not required (an exemption) versus when a permit is required, to 
improve its user-friendliness. 

 
2. Prepare a Land Use Procedures amendment bylaw to delegate approval 

authority to staff for the following types of development applications, when 
consistent with relevant policy: 

 
a. New buildings, building additions, structures and equipment in 

Development Permit Area (DPA) 16: General Form and Character, DPA 
10A: Rock Bay and DPA 10B (HC): Rock Bay Heritage. 

 
b. New buildings, building additions, structures and equipment that do not 

exceed 100m² floor area in: 
i. DPA 2 (HC): Core Business 
ii. DPA 3 (HC): Core Mixed-Use Residential 
iii. DPA 4: Town Centres 
iv. DPA 5: Large Urban Villages 
v. DPA 6A: Small Urban Villages 
vi. DPA 6B (HC): Small Urban Villages Heritage 
vii. DPA 7A: Corridors 
viii. DPA 7B (HC): Corridors Heritage 
ix. DPA 10A: Rock Bay 
x. DPA 10B (HC): Rock Bay Heritage 
xi. DPA 11: James Bay and Outer Harbour 
xii. DPA 12 (HC): Legislative Precinct 
xiii. DPA 13: Core Songhees 
xiv. DPA 14: Cathedral Hill Precinct 

 
c.  Accessory Building in: 

i. DPA 15A: Intensive Residential Small Lot 
ii. DPA 15B: Intensive Residential Panhandle Lot 
iii. DPA 15D: Intensive Residential Duplex 

 
d. Floating buildings, floating building additions and floating structures in 

DPA 11: James Bay and Outer Harbour located in the FWM Zone, 
Fisherman’s Wharf Marine District. 

e. Floating buildings, floating building additions and floating structures that 
do not exceed 100m² in floor area in all DPAs. 

f. Renewals of up to two years for previously approved (unlapsed and 
unchanged) Development Permits where there have been no intervening 
policy changes. 

g. Renewals of up to two years for previously approved (unlapsed and 
unchanged) Heritage Alteration Permits where there have been no 
intervening policy changes. 

h. Replacement of exterior materials on existing buildings. 
i. Temporary buildings and structures that do not exceed 100m² in floor 

area and where removal is secured by a legal agreement limiting 
permanence to two years. 

Planning and Land Use Committee - 10 Dec 2015
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j. Temporary construction trailers on private property where a legal 
agreement is in place to secure its removal within six months of receiving 
an Occupancy Permit or within six months of a Building Permit expiring. 

k. Temporary residential unit sales trailers on private property where a legal 
agreement is in place to secure its removal within six months of receiving 
an Occupancy Permit or within six months of a Building Permit expiring. 

l. Changes to landscaping where applicable design guidelines exist or 
where identified within an approved plan. 

3. Develop and implement a process to monitor and evaluate the effectiveness 
and benefits of the proposed delegation authority and report to Council at six 
months and one year on the effectiveness of the system. 
 

Committee discussed: 

 Concerns that by delegating authority it will prevent public oversight and input. 

 If by expediting the process Council will not be hearing what the public has to 
say. 

 If the delegation process is unsuccessful, there should be the ability to return to 
the current process. 

 All applications will still be subject to current design criteria, zoning regulations 
and bylaws. 
 

Amendment: It was moved by Councillor Loveday, seconded by Councillor Lucas, that 
the motion be amended as follows: 

 
1. Prepare an Official Community Plan (OCP) Amendment Bylaw: 

a. To exempt buildings and structures with a floor area no greater than 
9.2m² (100ft²) from requiring development permits in the following 
designated areas: 

i. DPA 4: Town Centres 
ii. DPA 5: Large Urban Villages 
iii. DPA 6A: Small Urban Villages 
iv. DPA 10A: Rock Bay 
v. DPA 10A: Rock Bay 
vi. DPA 13: Core Songhees 
vii. DPA 14: Cathedral Hill Precinct 
viii. DPA 15A: Intensive Residential Small Lot 
ix. DPA 15B: Intensive Residential Panhandle 
x. DPA 15D: Intensive Residential Duplex 
xi. DPA 16: General Form and Character 

 
b. To exempt changes to existing landscaping (where the landscaping does 

not form part of an approved plan) from requiring development permits in 
the following designated areas: 

i. DPA 5: Large Urban Villages 
ii. DPA 6A: Small Urban Villages 
iii. DPA 7A: Corridors 
iv. DPA 10A: Rock Bay 
v. DPA 11: James Bay and Outer Harbour 
vi. DPA 13: Core Songhees 
vii. DPA 14: Cathedral Hill Precinct 
viii. DPA 15A: Intensive Residential Small Lot 

Planning and Land Use Committee - 10 Dec 2015
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ix. DPA 15B: Intensive Residential Panhandle Lot 
x. DPA 15D: Intensive Residential Duplex 
xi. DPA 16: General Form and Character 

 
c. To clarify language in Appendix A of the OCP so it is clear when a permit 

is not required (an exemption) versus when a permit is required, to 
improve its user-friendliness. 

 
2. Prepare a Land Use Procedures amendment bylaw to delegate approval 

authority to staff for the following types of development applications, when 
consistent with relevant policy: 

 
a. New buildings, building additions, structures and equipment in 

Development Permit Area (DPA) 16: General Form and Character, DPA 
10A: Rock Bay and DPA 10B (HC): Rock Bay Heritage. 

 
b. New buildings, building additions, structures and equipment that do not 

exceed 100m² floor area in: 
i. DPA 2 (HC): Core Business 
ii. DPA 3 (HC): Core Mixed-Use Residential 
iii. DPA 4: Town Centres 
iv. DPA 5: Large Urban Villages 
v. DPA 6A: Small Urban Villages 
vi. DPA 6B (HC): Small Urban Villages Heritage 
vii. DPA 7A: Corridors 
viii. DPA 7B (HC): Corridors Heritage 
ix. DPA 10A: Rock Bay 
x. DPA 10B (HC): Rock Bay Heritage 
xi. DPA 11: James Bay and Outer Harbour 
xii. DPA 12 (HC): Legislative Precinct 
xiii. DPA 13: Core Songhees 
xiv. DPA 14: Cathedral Hill Precinct 

 
c.  Accessory Building in: 

i. DPA 15A: Intensive Residential Small Lot 
ii. DPA 15B: Intensive Residential Panhandle Lot 
iii. DPA 15D: Intensive Residential Duplex 

 
d. Floating buildings, floating building additions and floating structures in 

DPA 11: James Bay and Outer Harbour located in the FWM Zone, 
Fisherman’s Wharf Marine District. 

e. Floating buildings, floating building additions and floating structures that 
do not exceed 100m² in floor area in all DPAs. 

f. Renewals of up to two years for previously approved (unlapsed and 
unchanged) Development Permits where there have been no intervening 
policy changes. 

g. Renewals of up to two years for previously approved (unlapsed and 
unchanged) Heritage Alteration Permits where there have been no 
intervening policy changes. 

h. Replacement of exterior materials on existing buildings. 

Planning and Land Use Committee - 10 Dec 2015
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i. Temporary buildings and structures that do not exceed 100m² in floor 
area and where removal is secured by a legal agreement limiting 
permanence to two years. 

j. Temporary construction trailers on private property where a legal 
agreement is in place to secure its removal within six months of receiving 
an Occupancy Permit or within six months of a Building Permit expiring. 

k. Temporary residential unit sales trailers on private property where a legal 
agreement is in place to secure its removal within six months of receiving 
an Occupancy Permit or within six months of a Building Permit expiring. 

l. Changes to landscaping where applicable design guidelines exist or 
where identified within an approved plan. 

3. Develop and implement a process to monitor and evaluate the 
effectiveness and benefits impacts of the proposed delegation authority 
and report to Council at six months and one year on the effectiveness of 
the system. 

On the amendment: 
CARRIED UNANIMOUSLY  15/PLUC 

Committee discussed: 

 The need for an annual review.  

 The importance of receiving feedback from all stakeholders. 
 
Amendment: It was moved by Councillor Loveday, seconded by Councillor Lucas, that 

the motion be amended as follows: 
 

1. Prepare an Official Community Plan (OCP) Amendment Bylaw: 
a. To exempt buildings and structures with a floor area no greater than 

9.2m² (100ft²) from requiring development permits in the following 
designated areas: 

i. DPA 4: Town Centres 
ii. DPA 5: Large Urban Villages 
iii. DPA 6A: Small Urban Villages 
iv. DPA 10A: Rock Bay 
v. DPA 10A: Rock Bay 
vi. DPA 13: Core Songhees 
vii. DPA 14: Cathedral Hill Precinct 
viii. DPA 15A: Intensive Residential Small Lot 
ix. DPA 15B: Intensive Residential Panhandle 
x. DPA 15D: Intensive Residential Duplex 
xi. DPA 16: General Form and Character 

 
b. To exempt changes to existing landscaping (where the landscaping does 

not form part of an approved plan) from requiring development permits in 
the following designated areas: 

i. DPA 5: Large Urban Villages 
ii. DPA 6A: Small Urban Villages 
iii. DPA 7A: Corridors 
iv. DPA 10A: Rock Bay 
v. DPA 11: James Bay and Outer Harbour 
vi. DPA 13: Core Songhees 
vii. DPA 14: Cathedral Hill Precinct 
viii. DPA 15A: Intensive Residential Small Lot 
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ix. DPA 15B: Intensive Residential Panhandle Lot 
x. DPA 15D: Intensive Residential Duplex 
xi. DPA 16: General Form and Character 

 
c. To clarify language in Appendix A of the OCP so it is clear when a permit 

is not required (an exemption) versus when a permit is required, to 
improve its user-friendliness. 

 
2. Prepare a Land Use Procedures amendment bylaw to delegate approval 

authority to staff for the following types of development applications, when 
consistent with relevant policy: 

 
a. New buildings, building additions, structures and equipment in 

Development Permit Area (DPA) 16: General Form and Character, DPA 
10A: Rock Bay and DPA 10B (HC): Rock Bay Heritage. 

 
b. New buildings, building additions, structures and equipment that do not 

exceed 100m² floor area in: 
i. DPA 2 (HC): Core Business 
ii. DPA 3 (HC): Core Mixed-Use Residential 
iii. DPA 4: Town Centres 
iv. DPA 5: Large Urban Villages 
v. DPA 6A: Small Urban Villages 
vi. DPA 6B (HC): Small Urban Villages Heritage 
vii. DPA 7A: Corridors 
viii. DPA 7B (HC): Corridors Heritage 
ix. DPA 10A: Rock Bay 
x. DPA 10B (HC): Rock Bay Heritage 
xi. DPA 11: James Bay and Outer Harbour 
xii. DPA 12 (HC): Legislative Precinct 
xiii. DPA 13: Core Songhees 
xiv. DPA 14: Cathedral Hill Precinct 

 
c.  Accessory Building in: 

i. DPA 15A: Intensive Residential Small Lot 
ii. DPA 15B: Intensive Residential Panhandle Lot 
iii. DPA 15D: Intensive Residential Duplex 

 
d. Floating buildings, floating building additions and floating structures in 

DPA 11: James Bay and Outer Harbour located in the FWM Zone, 
Fisherman’s Wharf Marine District. 

e. Floating buildings, floating building additions and floating structures that 
do not exceed 100m² in floor area in all DPAs. 

f. Renewals of up to two years for previously approved (unlapsed and 
unchanged) Development Permits where there have been no intervening 
policy changes. 

g. Renewals of up to two years for previously approved (unlapsed and 
unchanged) Heritage Alteration Permits where there have been no 
intervening policy changes. 

h. Replacement of exterior materials on existing buildings. 
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i. Temporary buildings and structures that do not exceed 100m² in floor 
area and where removal is secured by a legal agreement limiting 
permanence to two years. 

j. Temporary construction trailers on private property where a legal 
agreement is in place to secure its removal within six months of receiving 
an Occupancy Permit or within six months of a Building Permit expiring. 

k. Temporary residential unit sales trailers on private property where a legal 
agreement is in place to secure its removal within six months of receiving 
an Occupancy Permit or within six months of a Building Permit expiring. 

l. Changes to landscaping where applicable design guidelines exist or 
where identified within an approved plan. 

3. Develop and implement a process to monitor and evaluate the effectiveness 
and impacts of the proposed delegation authority and report to Council at six 
months and one year on the effectiveness of the system. After one year, 
that Council will consider an annual review. 

 
On the amendment: 

CARRIED UNANIMOUSLY  15/PLUC 
 

On the main motion as amended: 
CARRIED 15/PLUC 

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

Against: Councillor Isitt 
 

 
4.2 Victoria Housing Reserve Fund Application for 4351 West Saanich 

Road 
 
Committee received a report regarding a request for funding from the Society of 
Saint Vincent de Paul to assist in the development of 42 units of supportive 
affordable rental housing as part of the Rosalie’s Village project at 4351 West 
Saanich Road. 
 
Committee discussed: 

 Homelessness is a regional issue. 

 The original request for $420,000 is based on the Housing Trust Fund provision 
of $10,000 per unit (42 units). 

 
Action: It was moved by Councillor Isitt, seconded by Councillor Thornton-Joe, that 

Committee recommends that Council consider approving a grant from the 
Victoria Housing Reserve Fund in the amount of $200,000, to the Society of 
Saint Vincent de Paul to assist in the development of 42 units of supportive 
affordable rental housing as part of Rosalie’s Village project at 4351 West 
Saanich Road within the District of Saanich, subject to the following 
conditions: 

1. The grant will be eligible for payment to the Society of Saint Vincent de Paul 
upon approval by Council and once a Housing Reserve Fund Grant 
Agreement has been executed with the City of Victoria. 

2. The grant is to be repaid by the Society of Saint Vincent de Paul if the project 
is not competed. 
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3. The Society of Saint Vincent de Paul will ensure that the City of Victoria 
receives public recognition for its role as a financial contributor to this housing 
project by identifying the City of Victoria as a contributor on publications and 
documents related to the project and at public events related to the 
development, completion and operation of the project. 

4. Upon project completion, the applicant submits a final report to the 
Sustainable Planning and Community Development Department. 

 
Committee discussed: 

 The need for guidelines and policies for what may be contributed to applications 
outside of the City and whether funding should match the host municipality’s 
contribution or by a formula to determine what the monetary support should be. 

 The need a policy in place: matching contribution up to a maximum amount, or 
match up to 50% depending on the type of project. Victoria will benefit but what 
is equitable.  

 
Amendment: It was moved by Councillor Alto, seconded by Councillor Lucas, that 

Committee recommends that Council consider approving a grant from the 
Victoria Housing Reserve Fund in the amount of up to $170,262 to the 
Society of Saint Vincent de Paul to assist in the development of 42 units of 
supportive affordable rental housing as part of Rosalie’s Village project at 
4351 West Saanich Road within the District of Saanich, subject to the 
following conditions: 

1. The grant will be eligible for payment to the Society of Saint Vincent de Paul 
upon approval by Council and once a Housing Reserve Fund Grant 
Agreement has been executed with the City of Victoria. 

2. The grant is to be repaid by the Society of Saint Vincent de Paul if the project 
is not competed. 

3. The Society of Saint Vincent de Paul will ensure that the City of Victoria 
receives public recognition for its role as a financial contributor to this housing 
project by identifying the City of Victoria as a contributor on publications and 
documents related to the project and at public events related to the 
development, completion and operation of the project. 

4. Upon project completion, the applicant submits a final report to the 
Sustainable Planning and Community Development Department. 

On the amendment: 
CARRIED UNANIMOUSLY  15/PLUC 

 
Amendment to amendment: It was moved by Councillor Isitt, seconded by Mayor Helps 

that Committee recommends that Council consider approving a grant from 
the Victoria Housing Reserve Fund in the amount of up to $200,000, but not 
exceeding the host municipality’s contribution, to the Society of Saint 
Vincent de Paul to assist in the development of 42 units of supportive 
affordable rental housing as part of Rosalie’s Village project at 4351 West 
Saanich Road within the District of Saanich, subject to the following 
conditions: 

1. The grant will be eligible for payment to the Society of Saint Vincent de Paul 
upon approval by Council and once a Housing Reserve Fund Grant 
Agreement has been executed with the City of Victoria. 

2. The grant is to be repaid by the Society of Saint Vincent de Paul if the project 
is not competed. 
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3. The Society of Saint Vincent de Paul will ensure that the City of Victoria 
receives public recognition for its role as a financial contributor to this housing 
project by identifying the City of Victoria as a contributor on publications and 
documents related to the project and at public events related to the 
development, completion and operation of the project. 

4. Upon project completion, the applicant submits a final report to the 
Sustainable Planning and Community Development Department. 

 
On the amended amendment: 

CARRIED UNANIMOUSLY  15/PLUC 
Committee discussed: 

 If it is appropriate to just match the host municipality’s contribution. 
 
Amendment: It was moved by Councillor Isitt, seconded by Councillor Loveday, that the 

motion be amended as follows: 
That Committee recommends that Council consider approving a grant from 
the Victoria Housing Reserve Fund in the amount of up to $200,000 
$297,000, but not exceeding the host municipality’s contribution, to the 
Society of Saint Vincent de Paul to assist in the development of 42 units of 
supportive affordable rental housing as part of Rosalie’s Village project at 
4351 West Saanich Road within the District of Saanich, subject to the 
following conditions: 

1. The grant will be eligible for payment to the Society of Saint Vincent de Paul 
upon approval by Council and once a Housing Reserve Fund Grant 
Agreement has been executed with the City of Victoria. 

2. The grant is to be repaid by the Society of Saint Vincent de Paul if the project 
is not competed. 

3. The Society of Saint Vincent de Paul will ensure that the City of Victoria 
receives public recognition for its role as a financial contributor to this housing 
project by identifying the City of Victoria as a contributor on publications and 
documents related to the project and at public events related to the 
development, completion and operation of the project. 

4. Upon project completion, the applicant submits a final report to the 
Sustainable Planning and Community Development Department. 

 
Mayor Helps withdrew from the meeting at 10:09 a.m. and Councillor Isitt assumed the chair. 

 

 The Victoria Housing Reserve allocates $10,000 per unit of affordable housing. 
 

Mayor Helps returned to the meeting at 10:11 a.m. 
 

 By supporting the motion it sends a message of goodwill from the City. 

 This is not about helping Saanich, it’s about helping those in need. 
 On the amendment: 
CARRIED 15/PLUC 

For: Mayor Helps; Councillors Alto, Isitt, Loveday, Lucas, Madoff, and Thornton-
Joe  

Against: Councillors Coleman and Young 
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On the main motion: 

 The need to develop a policy to deal with applications made from outside of the 
City. 

 Housing is a regional problem and holds no boundaries. 
On the main motion as amended: 

CARRIED 15/PLUC 
For: Mayor Helps; Councillors Alto, Isitt, Loveday, Lucas, Madoff, and Thornton-

Joe 
Against:  Councillors Coleman and Young 

 
 

Action: It was moved by Councillor Thornton-Joe, seconded by Councillor Isitt, that 
Committee recommends that Council: 

 
1. Direct that until staff have the opportunity to review the Victoria Housing Trust 

in relation to applicants outside the City of Victoria, but within our Capital 
Region, the City of Victoria contribution shall be no more than equal to the 
contribution from the host municipality and not exceeding the amount distinct 
from the Trust Fund guidelines of $10,000 per door.  
 

2. The Victoria Housing Trust Fund, in relation to providing funding to projects 
outside the City of Victoria will be reviewed in five years. 

 
CARRIED  15/PLUC 

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

Against: Mayor Helps  
 
 

 
4.3 BC Lottery Commission (BCLC) Request for Expressions of Interest 

for Siting of New Casino Facility 
 
Committee received a report regarding the proposed scope and size of a potential 
casino facility within the City and to prepare a draft response to BCLC’s request for 
Expression of Interest. 

 
Committee discussed: 

 Parking challenges for any site that may be chosen. 

 If the City would be required to revenue share with other municipality’s in Capital 
Region. 

 Any site that would be considered would still need to go through the standard 
rezoning and development permit process. 

  
 

Action:  It was moved by Councillor Alto, seconded by Councillor Lucas, that 
Committee recommends that Council direct staff to submit a response to the 
British Columbia Lottery Corporation’s Request for Expressions of Interest 
indicating that the City of Victoria would consider a casino proposal 
consistent with City policies and guidelines. 

 

Planning and Land Use Committee - 10 Dec 2015

Minutes from the meeting held November 26, 2015. Page 17 of 526



Planning and Land Use Committee Minutes Page 14 

November 26, 2015 

Committee discussed: 

 If the negative impacts outweigh the financial benefit. 

 If the City should be in the business of regulating behavior. 

 The boost to tourism that would be created and entertainment for visitors. 

 The benefits versus risks. 
CARRIED 15/PLUC 

For: Councillors Alto, Coleman, Lucas, Madoff, Thornton-Joe and Young 
Against: Mayor Helps; Councillors Isitt and Loveday 
 
 
5. DEVELOPMENT APPLICATION REPORTS 
 

5.1 Development Permit Application No. 000443 for 257 Belleville Street 
 

Committee received a report regarding an application for 257 Belleville Street. The 
proposal is to construct an eight-storey residential building. 
 

Action:  It was moved by Councillor Lucas, seconded by Councillor Coleman, that 
Committee recommends that Council consider the following motion. 
“That Council authorize the issuance of Development Permit Application 
No. 000443 for 257 Belleville Street in accordance with. 

1. Plans date stamped November 9, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements. 
3. The Development Permit lapsing three years from the date of this 

resolution.” 
CARRIED 15/PLUC 

For:   Mayor Helps; Councillors Alto, Coleman, Loveday, Lucas, Thornton-Joe 
and Young 

Against: Councillor Isitt and Madoff 
 
 

 
6. THE CHAIR CALLED THE MEETING TO ORDER AT 11:20 A.M. 

 
Action: It was moved by Councillor Coleman, seconded by Councillor Lucas, that the 

Governance & Priorities Committee convene a Closed meeting that excludes 
the public under Section 12(6) of the Council Bylaw for the reason that the 
following agenda item deals with matters specified in Sections 12(3) and/or 
(4) of the Council Bylaw, namely: 

 Section 12(3)(e) The acquisition, disposition or expropriation of land or 
improvements, if the Council considers that disclosure might reasonably be 
expected to harm the interests of the City. 

 Section 12(3)(g) - Litigation or potential litigation affecting the City. 

 Section 12(e)(i) The receipt of advice that is subject to solicitor-client 

privilege, including communications necessary for that purpose. 
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Committee Members Present: Mayor Helps (Chair); Councillors Alto, Coleman, 

Isitt, Lucas, Loveday, Madoff, Thornton-Joe and 
Young. 

Staff Present: J. Johnson – City Manager;  J. Jenkyns – Deputy 
City Manager; J. Tinney – Director, Sustainable 
Planning & Community Development; K. Hamilton 
– Director, Citizen Engagement & Strategic 
Planning; A. Hudson – Assistant Director, 
Community Planning, F. Work – Director, 
Engineering; T. Zworski – City Solicitor; C. Coates 
– City Clerk; J. Appleby - Recording Secretary.  

Guest: L. Hutcheson, General Manager of Parks and 
Environmental Services, Capital Regional District 

 
7. APPROVAL OF AGENDA 
 
Action: It was moved by Councillor Coleman, seconded by Councillor Lucas, that the 

November 26, 2015, Planning and Land Use Committee meeting be 
approved.  

 
CARRIED UNANIMOUSLY  15/PLUC 

 
 
 
8. Minutes from the Closed Meeting held October 15, 2015. 
 
Action: It was moved by Councillor Loveday, seconded by Councillor Lucas, that 

the Closed Minutes from the Meeting held October 15, 2015, be approved. 
 

CARRIED UNANIMOUSLY  15/PLUC 
 

 
9. Legal Advice 
 

Committee received legal advice from the City Solicitor.  
 
The discussion and motion was recorded and kept confidential. 
 

CARRIED UNANIMOUSLY  15/PLUC 
 

 
10. Update on Capital Regional District Core Area Sewage Treatment Facility 

Siting Options within the City of Victoria 
 

Committee received an update on the Capital Regional District Core Area Sewage 
Treatment Facility Siting Options within the City of Victoria. 
 
The discussion and motion was recorded and kept confidential. 
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11. ADJOURNMENT 
 
Action: It was moved by Councillor Loveday, seconded by Councillor Coleman, that 

the Planning and Land Use Committee meeting of November 26, 2015, be 
adjourned at 12:39 p.m.  

CARRIED UNANIMOUSLY 15/PLUC 
 
 
______________________________ 
Mayor Helps, Chair 
 

Planning and Land Use Committee - 10 Dec 2015

Minutes from the meeting held November 26, 2015. Page 20 of 526



C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Rezoning Application No. 00492 for 2972 Doncaster Drive 

RECOMMENDATION 

That Committee forward this report to Council and that Council instruct staff to prepare the 
necessary Zoning Regulation Bylaw Amendment that would authorize the proposed 
development outlined in Rezoning Application No. 00492 for 2972 Doncaster Drive, that first 
and second reading of the Zoning Regulation Bylaw Amendment be considered by Council and 
a Public Hearing date be set. 

LEGISLATIVE AUTHORITY 

In accordance with Section 903 (c) 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 2972 Doncaster Drive. The proposal is to 
rezone from the R1-B Zone, Single Family Dwelling District, to the R1-S2 Zone, Restricted 
Small Lot (Two Storey) District, to permit the subdivision of one lot into two new small lots, 
retain an existing single family dwelling and construct a new single family dwelling. 

The following points were considered in assessing this Application: 

• The proposal is consistent with the Traditional Residential Urban Place Designation and 
objectives for sensitive infill in the Official Community Plan, 2012 (OCP). 

• The proposal is consistent with the policies and design guidelines specified in the Small 
Lot House Rezoning Policy, 2002. \ 

• The subject property is a corner lot and is a suitable location fortjiis form of housing. 
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BACKGROUND 

Description of Proposal 

This Application is to rezone the subject property from the R1-B Zone, Single Family Dwelling 
District, to the R1-S2 Zone, Restricted Small Lot (Two Storey) Dwelling District. The proposal is 
to create two lots, retain the existing single family dwelling on one lot and construct one new 
small lot house on the other. Variances related to both the existing and new houses would be 
required to facilitate this development and will be discussed in relation to the concurrent 
Development Permit with Variances Application. 

Affordable Housing Impacts 

The applicant proposes the creation of one new residential unit which would increase the overall 
supply of housing in the area. 

Sustainability Features 

The applicant has identified a number of sustainability features which will be summarized in 
association with the concurrent Development Permit with Variances Application for this property. 

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. 

Land Use Context 

The area is characterized by single family houses and the Hillside Shopping Centre is located 
one block away. 

Existing Site Development and Development Potential 

The site is presently a single family house. Under the current R1-B Zone, the property could be 
redeveloped as a single family house with secondary suite. If the property is rezoned to the R1-
S2 Zone, secondary suites would no longer be permitted. 

Data Table 

The following data table compares the proposed two lots with the R1-S2 Zone. A single asterisk 
is used to identify where a variance is being proposed. 
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Zoning Criteria Proposed Lot A 
Existing House 

Proposed Lot B 
New House 

Zone Standard 
R1-S2 

Single Family Dwelling 

Site area (m2) - minimum 409.25 289.45 260 

Density (Floor Space Ratio) 
- maximum 0.37:1 0.53:1 0.6:1 

Total floor area (m2) -
maximum 152.15 151.17 190 

Lot width (m) - minimum 22.37 15.83 10.00 

Height (m) - maximum 4.90 7.48 7.50 

Storeys - maximum 2 2 2 

Site coverage % - maximum 25.75 36.86 40.00 

Setbacks (m) - minimum 
Front (Oakland Ave) 
Rear (south) 
Side (west) 
Side (east) 
Side-flanking street 
(Doncaster Dr) 

5.54* 
1.63* 

6.00 (windows) 
N/A 
7.67 

4.50* 
6.02 

2.4 (windows) 
1.52 (no windows) 

N/A 

6.0 
6.0 

2.4 (windows) 
1.5 (no windows) 

2.4 

Parking - minimum 1 1 1 

Parking - Location Front yard* Garage inside 
house 

Not permitted in 
front yard 

Accessory Building 

Location Side yard* Rear yard Rear yard 

Height (m) - maximum 4.00 4.00 4.00 

Setbacks (m) - minimum 
Front (Oakland Ave) 
Rear (south) 
Side 

14.72* 
0.60 
0.60 

14.72* 
0.60 
0.60 

18.00 
0.60 
0.60 

Rear yard site coverage 10.22 11.41 30 

Separation space between 
buildings (within the site) 
(m) - minimum 

3.35 2.45 2.4 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, the applicant has consulted with the 
Oaklands CALUC at a Community Meeting held on June 22, 2015. The CALUC has supplied 
the minutes of this meeting which are attached to this report. 
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in accordance with the City's Small Lot House Rezoning Policy, the applicant has polled the 
immediate neighbours and reports that 100% support the Application. Under this policy, 
"satisfactory support" is considered to be support in writing for the project by 75% of the 
neighbours. The required Small Lot House Rezoning Petitions, Summary and illustrative map 
provided by the applicant are attached to this report. 

ANALYSIS 

Official Community Plan 

The Official Community Plan (OCP) Urban Place Designation for the subject property is 
Traditional Residential. In accordance with the OCP, small lots are subject to DPA 15A: 
Intensive Residential - Small Lot. The proposal is consistent with the objectives of DPA 15A: to 
achieve new infill development that respects the established character in residential areas. 

Small Lot House Rezoning Policy (2002) 

The Small lot House Rezoning Policy encourages sensitive infill development with an emphasis 
on ground-oriented housing that fits in with the existing character of a neighbourhood. The 
Policy refers to a "Small Lot House" with a minimum lot size of 260m2 and a minimum lot width 
of 10m. The small lots meet the minimum lot size and lot width requirements in the R1-S2 
Zone. 

Tree Preservation Requirements 

The applicant has provided an arborist report outlining the impact mitigation measures required 
to successfully retain the boulevard trees located on Oakland Avenue during the construction 
phase (attached). 

CONCLUSIONS 

The proposal to rezone the subject property to the R1-S2 Zone, retain the existing single family 
house and construct one new small lot house is consistent with the objectives in the OCP and 
the Small Lot House Rezoning Policy for sensitive infill development. Staff recommend that 
Council consider supporting this Application. 

ALTERNATE MOTION 

That Council decline Rezoning Application No. 00492 for the property located at 2972 
Doncaster Drive. 

Resoectfullv submitted. i 

Rob Bateman 
Planner 
Development Services Division 

Sustainable Planning and Community 
Development Department 
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Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

• Zoning map 
• Aerial map 
• Applicant's letter to Mayor and Council dated October 15, 2015 
• Minutes from Oaklands Community Association meeting (June 22, 2015) 
• Arborist report dated October 14, 2015 
• Small Lot Housing Rezoning Petition 
• Summary of Green Initiatives dated June 15, 2015 
• Plans dated November 10, 2015. 
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ZEBRADESIGN 

October 15, 2015 

#1 Centennial Square 
Victoria, B.C. 
V8W 1P6 

Re: 2972 Doncaster Drive, Victoria BC 

Dear Mayor Helps and Members of Victoria City Council, 

We are applying for Rezoning and for Development Permit with variances, for the above 

mentioned property, on behalf of our client Greg Chwelos. The corner lot, currently zoned Rl-B, 

would be rezoned and subdivided into two R1-S2 lots - retaining the existing home on the 

corner, facing Doncaster, with a new small lot single family home proposed for the new lot, 

facing Oakland Avenue. 

Prior to beginning the rezoning and new home design project, neighbours in the area were 

consulted to see if they would support a project of this nature and, if so, whether a 

contemporary or traditional design would be favoured. Very positive reception was 

encountered and the new home design process of a house with traditional form - in 

accordance with the preference of those canvassed - followed. Once the design was 

completed, further neighbor canvassing was done. Formal petition results showed 100% 

support with one property abstaining from the petition. Reception at the Neighbourhood 

Association meeting was also very positive. 

ZEBRA DESIGN & INTERIORS GROUP INC. 

• T 1 e 1 NEWPORT AVENUE, VICTORIA BD VBS 5E6 
PHONE: IZ5GI 36D-Z 1 44 FAX: (Z5D) 3EP-Z 1 1 5 

Email: info@zebraqroup.ca Website: www.zebragroup.ca 
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When this project reached the technical review stage recently, the Planning Department 

pointed out that Oakland Avenue is 5.42 centimeters wider than Doncaster Drive at this 

intersection. This technically makes the Oakland Avenue side the street frontage even though 

the existing house faces Doncaster and has a Doncaster Drive address. As a result, two existing 

setbacks of Lot A will become non-conforming and require variances, and three additional new 

variances will be required for this lot, while Lot B has two variances. A brief description and 

summary list of these follows: 

- It has been suggested by City staff that this proposal include the footprints for 

future accessory buildings for both lots. Because of the shape and depth of our lots, 

it is impossible to locate the future shed at the required setback from the front 

property line on Oakland Avenue, and for this we are requesting variances for front 

yard setback for both lots. Additionally, we are requesting a variance for locating the 

accessory building in the side yard of Lot A (which is a direct result of the street 

frontage change to Oakland Ave). 

- Parking is not normally allowed in the front yard of a property for R1-S2 lots. 

Because Doncaster Drive is technically no longer the front of the Lot A, the proposed 

new parking pad requires a variance to be located in what is now designated the 

front yard on Oakland Avenue. 

- Further variances for both the front and rear setbacks of the existing house on Lot A 

are requested, again as a direct result of the front yard being changed to Oakland 

Ave. However, these variances are existing non-conforming situations. 

- Additionally, a 1.5 M front yard setback relaxation is requested for the newly 

created R1-S2 Lot B. This relaxation is counter-balanced in the proposed plan by an 

increased right side setback (1.5 M over required), which provides increased distance 

from the neighbouring house on the right, which is in close proximity to the shared 

property line. 

ZEBRA DESIGN & INTERIORS GROUP INC. 

• 1 1 e 1 NEWPORT AVENUE, VICTORIA BC VBS 5E6 
PHONE: (Z5D) 36D-2 144 FAX: (Z5D) 3SD-Z1 15 

Email: info@zebraqroup.ca Website: www.zebragroup.ca 
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Summary of variances requested for Lot A, all due to the technical change of street frontage: 

• Variances for Front and Rear Setbacks to the Existing House (0.46 M and 4.37 M 

respectively). 

• Allowing parking to be located in Front Yard 

• Allowing accessory building to be located in Side Yard 

• Variance for accessory front yard setback of 3.28 M 

Summary of variances requested for Lot B: 

• Front yard setback relaxation of 1.5 M 

• Variance for accessory front yard setback of 3.28 M 

We hope that this is clear and understandable. As mentioned in our previous letter^ we are of 

the opinion that this proposal is very in line with recent developments in the area and we 

appreciate the support we have received from the community and from the City. 

Thank you for your consideration of our proposal. 

Sincerely, 

Rus Collins 

ZEBRA DESIGN & INTERIORS GROUP INC. 

• 1 1 S 1 NEWPORT AVENUE, VICTORIA BC VSS 5EG 
PHONE: (ZGDI 3GD-Z144 FAX: (Z5D) 36Q-2 1 15 

Email: info@zebraqroup.ca Website: www.zebragroup.ca 
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Oaklands Community Association Land Use Committee 
June 22, 2015 

2629 Victor Street. 

In attendance: Greg Chwelos, Applicant for Doncaster, Alex Angus, City Staff, OCALUC 
Committee Members Jeff Lougheed, Ben Clark, Kim Walker 
15 Community Members attended 

The Chair welcomed everyone and introduced the role of the committee, advising that 
this committee facilitates the meeting and introduces the proponent to the community in 
order to work together and exchange ideas on the proposed project. The Chair then 
called the meeting to order and requested that Greg Chwelos make his presentation 
regarding the subdivision on Doncaster Road. 

1. 2972 Doncaster Road 

The experienced firm Zebra has done the design work for this property. 
The applicant spoke with the OCALUC in the fall about the initial design. They have 
designed a traditional looking house in accordance with the wishes of the neighbours. As 
part of the initial process the 12 adjacent neighbours were surveyed and the design 
received unanimous support. Approximately 60 broader neighbours were sent the notice 
of this meeting. 

No variances are required for the existing house on lot A. 

More setback than necessary was added to the new house on lot B because the existing 
house on the adjacent property is close to the property line. 

Both lots contain off street parking and permeable paving stones. 

Question about parking. These are single family dwellings without suites in accordance 
with the desired zoning. 

There are a variety of green initiatives that have been suggested by the city that are 
included in 

Discussed timeline for construct: 6 to 8 months. 

Questions from attendance: 

Question on the impact on parking in the neighbourhood. 

Is the old house being updated? Yes it is getting repainted and refreshed. 

2. City of Victoria crosswalk near Kiwanis Pavilion 

Alex Angus from the City's transportation and engineering dept 

There have already been discussions with the Kiwanis Pavilion about the requirements 
and design of the crosswalk. 

Design is a centre median crosswalk. This allows people to cross each direction of traffic 
separately. Lateral taper design will also encourage traffic to slow down. A similar design 
has been used on Burnside Road East and other locations in the city. 
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Oa,. ...nds Community Association 
June 22, 2015 

Page 2 

The lighting is a bright white light that will stand out from the other yellow streetlights on 
the street. 

Some parking is being shifted to accommodate moving a bus stop. 

Two stalls are being added on the east side of the street which results in no net loss of 
parking. 

Questions and comments 

Oswald Park currently has no restriction on parking on Oswald St leading to the park. 
Some concern about parking for Oswald Park being negatively affected. Also some 
concern about visibility of vehicles turning out of the park. 

One person pointed out that this crosswalk leads to a trail through Kiwanis Pavilion and 
across Cook St. 

One person pointed out that if the bus stop on the south side is closer to the crosswalk, 
the Kiwanis residents that are getting off the bus will be more likely to use the crosswalk. 

Comment from Oak Bay City Councillor and Kiwanis Board Member commended the city 
and the community association and Kiwanis for their proactive process and said that this 
is a model of consultation that Oak Bay is aspiring to. 

Introduction of Doncaster Path 

There is no design yet, but the city is still introducing a preliminary idea for the expansion 
of the cycling and accessible facilities at this path. 

One neighbour voiced their concern about the cycling facilities needing to be widened for 
cyclists crossing Hillside at Doncaster. 

There was a group that met with the city on May 22. They have prepared design work. 
Handed out 

Concern about left hand turn for cars because of a new cross walk. Traffic patterns and 
signal timing will be looked at. 

One person wanted to new cross walks with push button control to be changed back to 
no push button or pedestrian control. 

Question asking why there is not a left hand turn signal along Doncaster 

Point from attend that a larger group should be included in the process, broader 
engagement in the process. 

Person from group wanted to talk about Booker Creek. Wanted to make sure it is 
considered. 
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Oa,....nds Community Association 
June 22, 2015 

Page 2 

One attendant wanted to know if the city is open to making the access with more then 
one path, one for bikes and one for walking, not a single shared path. 

Presenter suggested that Park staff will be involved in the process. 

Closing: 
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Talbot Mackenzie & Associates 
Consulting Arborists 

Received 
City of Victoria 

October 14, 2015 
NOV i O m 

fanning t Dsvelopm-im Department 
! Devfl rmvnfnt Cnn,i— Development Services 0: 

Greg Chwelos 
1369 Charles Place 
Victoria, BC V8P 5M6 

Re: 2972 Doncaster Drive 

Assignment: To review the potential impacts that two new driveway entrances may have 
on the existing boulevard trees located on the Oakland Avenue frontage of the above 
mentioned address. Prepare a report giving recommendations for mitigating any potential 
impacts. 

Methodology: On October 9, 2015 using the plans supplied, we visited the site and 
visually examined the existing boulevard trees and the current growing conditions. 

Tree Resource: See attached spreadsheet. 

Observations: The plans reviewed require that two new driveway entrances be installed 
within the critical root zones of two of the existing municipal trees on the boulevard. The 
proposed driveway into Lot A will be located 1.53 metres from the 25 cm d.b.h. Birch 
tree identified as tree #2, and the proposed driveway to Lot B will be located 1.0 metres 
from the 43.0 cm d.b.h. Hawthorn tree identified as tree #3 on the attached site plan. We 
anticipate there will be additional room required for forming and preparing for the 
driveway installation. It is our understanding that due to additional constraints that are 
dictating the driveway locations, the proposed driveways have been located as far away 
from the municipal trees as possible and the driveway flares have been reduced in size to 
help to minimize the potential impacts. Generally we recommend that driveways be 
constructed using permeable surfaces, such as pavers when being installed over critical 
root zones of trees to be retained. It is our understanding that this is not an option in this 
situation. 

In our experience, we have successfully installed driveways similar distances from 
smaller boulevard trees such as these, but it is impossible to quantify the full extent of the 
impacts until the excavation is completed. Based on a visual examination, we anticipate 
that some root pruning will be necessary, but feel that if the excavation can be minimized 
in areas where any significant roots are encountered, the potential impacts can likely be 
mitigated. If significant roots are encountered during the excavation that we feel are 
critical to the stability and survival of the trees, and construction techniques cannot be 
used that will retain the roots, it may be necessary to remove trees to eliminate the 
potential risk associate with them. 

...12 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: treehelp@telus.net 
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October 14, 2015 2972 Doncaster Drive Page 2 

Recommendations: 

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

• Arborist supervision: Any excavation that is proposed within the critical root 
zone of the trees to be retained must be supervised by the project arborist. Any 
roots critical to the trees survival must be retained and any non critical roots in 
direct conflict with the excavation must be pruned to sound tissue to encourage 
new root growth. It may be necessary to excavate using a combination of hand 
digging, small machine excavation and hydro excavation to expose roots that are 
in conflict with the proposed excavation and then determined if they can be 
pruned or not without having a significant impact on the trees. If it is found that 
large structural roots must be pruned to accommodate the proposed construction, 
it may be necessary to remove additional trees to eliminate any risk associated 
with them. 

• Alternative construction techniques: If significant structural roots are 
encountered during the excavations that are in direct conflict with the proposed 
driveway locations, it will likely be necessary to minimize the proposed 
excavation. This may require that the finished grades be slightly higher than 
proposed or a geotextile layer or steel reinforcement be implemented into the 
concrete to allow for a thinner layer of concrete than is proposed. If alternative 
construction techniques such as these cannot be implemented, and structural roots 
that we feel are critical to the stability or survival of the trees must be pruned, we 
may recommend that trees be removed to eliminate the risk associated with them. 

• Concrete work: Provisions must be made to ensure that no concrete wash or left 
over concrete material is allowed to wash into the root zone of the trees. This may 
involve using plastic or taips or similar methods to temporarily isolate the root 
zones of the trees from any of the concrete installation or finishing work. 

• Services: There are no services shown on the plans provided. We recommend that 
any proposed new services be located outside of the critical root zones of trees to 
be retained. 

,../3 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: treehelp@telus.net 

Planning and Land Use Committee - 10 Dec 2015

Rezoning Application No. 00492 for 2972 Doncaster Drive --J.... Page 35 of 526



October 14, 2015 2972 Doncaster Drive Page 3 

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

Graham Mackenzie & Tom Talbot 
ISA Certified, & Consulting Arborists 

Enclosures: 1-page site plan, 1-page barrier fencing specifications, 1 page tree 
resource spreadsheet, 1-page floating driveway and pathway specifications. 

Disclosure Statement 

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

Trees are living organisms, whose health and structure change, and are influenced by age, continued growth, 
climate, weather conditions, and insect and disease pathogens. Indicators of structural weakness and disease are 
often hidden within the tree structure or beneath the ground. It is not possible for an arborist to identify every flaw 
or condition that could result in failure nor can he/she guarantee that the tree will remain healthy and free of risk. 

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

Received 
Yours truly, 
Talbot Mackenzie & Associates 

City of Victoria 

NOV 10 ZOIb 
Manning £.• Development Department 

Development Services Division 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: treehelp@telus.net 
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October 15, 2015 TREE RESOURCE 
for 

2972 Doncaster Road 

Tree # 
d.b.h. 
(cm) CRZ Species 

Crown 
Spread 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommei 

1 35 3.0 Hawthorn 8.0 Fair Fair good No impacts anticipated. 

2 25 3.0 Birch 8.0 Good Fair poor 
Driveway to Lot A is proposed withii 
tree's critical root zone. 

3 43 4.0 Hawthorn 10.0 Fair Fair good 

Driveway to Lot B is proposed withii 
tree's critical root zone. Existing dri\ 
inhibited some root growth in this ar 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax: (250) 479-7050 
email: Treehelp@teius.net 
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Diagram - Site Specific Floating Sidewalk Areas 

Surfacing material 

Base layer 

Woven or Felted Geotextile fabric 

Undisturbed soil grade minus sod or 
existing surfacing. 

Specifications for Floating Sidewalk Areas 

1. Excavation for sidewalk construction must remove the sod layer or existing surface material only, where the proposec 
of the protected trees 

2. A layer of medium weight felted (Nilex 4535) woven (Tensar BX 1200) Geotextile fabric or similar is to be installec 
for the sidewalk bed. Each piece of fabric must overlap the adjoining piece by approximately 30 centimeters. 

3. The bedding and sidewalk surfacing can be installed directly on top of the Geotextile base. An aeration layer should 
a layer of 6 mm crushed angular chip stone (optional where space permits) as the base layer will improve aeration ber 
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r 

500mm x 500mm 
SIGN MUST BE 
ATTACHED TO 
FENCE: SEE 
NOTES BELOW 
FOR WORDING 

38 x89 mm BOTTOM RAIL 
38 x 89mm POST 

2.4M MAXIMUM SPAN 

38 x 89mm TOP RAIL 

TIES OR STAPLES TO SECURE MESH 

-V 

TREE PROTECTION FENCING 

NOTES: 

Received 
City of Victoris 

NOV 1 0 2015 
Planning t Development Department 

L_ int Services Division 

1. FENCE WILL BE CONTRUCTED USING 38 X 89 mm (2"X4") WOOD FRAME: 
TOP, BOTTOM AND POSTS. * 
USE ORANGE SNOW-FENCING MESH AND SECURE TO THE WOOD 
FRAME WITH "ZIP" TIES OR GALVANZIED STAPLES. 

2. ATTACH A 500mm x 500mm SIGN WITH THE FOLLOWING WORDING: 
WARNING-HABITAT PROTECTION AREA. THIS SIGN MUST BE AFFIXED 
ON EVERY FENCE FACE OR AT LEAST EVERY 10 LINEAR METRES. 

* IN ROCKY AREAS, METAL POSTS (T-BAR OR REBAR) DRILLED INTO ROCK 
WILL BE ACCEPTED 

Saanich 

DETAIL NAME: TREE PROTECTION FENCING 

V H:\shared\parks\Tree Protection Fencing.pdf 

DATE: March/08 
DRAWN: DM 

APP'D. RR 
SCALE: 

V 
N.T.S. 

y 
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SUMMARY 
SMALL LOT HOUSE REZONING PETITION 

Received 
City of victoria 1 

|J.(XX CAiXtx 
with 

it; 2 0 201b 
I Wanning £ Owetopnwnt I 

t £fwtopment Services oJX " i 

have petitioned the adjacent neighbours* in compliance 

(applicant) 

the Sma// Lot House Rezoninq Policies for a small lot house to be located at y > X i-'YU;!'- •, j)r 
(location of proposed house) 

and the petitions submitted are those collected by •June IV i ao \H 
(date) 

Address ln Favour 

7 

Opposed 

V 

Neutral 
(30-day time 

expired) 
V 

PoK\6A.S-b*~ "\)f • X 

iXX A\X- s/ 

i Otx OakAe, ft A AX Y 

liyDj Xi(cUtir Ave • X 

.XX i Dt)Y\ULc^or ]V- X 

13 7X Xixux /Vx X 

3 03c? PidTutJofC pr. X 

303 c DTfXicXx Pr • X 

Pxc [j tt jc-c Pr • X 

JC3C pDK\6A^t^" Pv • X 

(fcoo CXUxul Aw.. \X 

SUMMARY Number % 
IN FAVOUR 10 ICO 

OPPOSED J& & 
TOTAL RESPONSES 10 100% 

*Do not include petitions from the applicant or persons occupying the property subject to 
rezoning. 
**Note that petitions that are more than six months old will not be accepted by the City. It is the 
applicant's responsibility to obtain new petitions in this event. 
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2972 Doncaster Drive 

Neighbourhood Support Petition 

Map showing neighbouring lots petitioned 

Received 
City of Victoria 

! AUG 2 0 2015 
! | 
! Planning fc Development Department 
< Development Services Division j 

CJ 

0\ 
n 0 

o1 

r 

O 

% 
o 

\ 
-p 

O 
sP 

- O 
i -
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AUG 1 0 2015 
SMALL LOT HOUSE REZONING PETITION 

j !*lanninq & Development- &*nart«r*n 
I eewfepment Services o^ktT 

In preparation for my rezoning application to the City of Victoria, I 

(print name) 
am conducting the petition requirements for the 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) (see note above) 

I have reviewed the plans of the applicant and have the following comments: 

ADDRESS: :lc1 f-,0 

Are you the registered owner? Yes • No L 0 

M I support the application. 

• I am opposed to the application. 

Comments: 
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Received 

AUG 1 0 2015 

SMALL LOT HOUSE REZONING PETITION | Wsn«ng ft Dewloprcwt Department 

In preparation for my rezoning application to the City of Victoria, I, 

* 
(print name) 

, am conducting the petition requirements for the 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) • — (see note above) 

I have reviewed the plans of the applicant and have the following comments: 

ADDRESS: \9b~f- Q^]<LA^P AN 

Are you the registered owner? Yes No • 

0) I support the application. 

• I am opposed to the application. 

Comments: 
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j h©C€»iV0CS 
City of Victoria 

AUG 1 0 2015 
SMALL LOT HOUSE REZONING PETITION f Mm,« ******m, 

j Development Services Oivteon" " 
In preparation for my rezoning application to the City of Victoria, I, 

, am conducting the petition requirements for the 
(print name) 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 
j /' i C" e 

v ' , --J s) -x /Ni i 
NAME: (please print) • >, • T •" . ; (. y, y (see note above) 

ADDRESS: rJ At F . 

Are you the registered owner? Yes O No [A] 

I have reviewed the plans of the applicant and have the following comments: 

(2| I support the application. 

• I am opposed to the application. 

Comments: 

Date Signature 
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SMALL LOT HOUSE REZONING PETITION j Manning ft Ofve!opav 

I Develoonisnt s&v 

In preparation for my rezoning application to the City of Victoria, I, 

, am conducting the petition requirements for the 
(print name) 

property located at • ; 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) 1 V l -C i---(Vq: Lj 'U : (see note above) 

ADDRESS: i O o ' ^  t Q \ k ' W . - - ;  A  A  v j C  

Are you the registered owner? Yes • No Q". 

I have reviewed the plans of the applicant and have the following comments: 

[VJ I support the application. 

• I am opposed to the application. 

Comments: 
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L ^evefo-pi"*!ent Services Division SMALL LOT HOUSE REZONING PETITION 

In preparation for my rezoning application to the City of Victoria, I, 

, am conducting the petition requirements for the 
(print name) 

property located at _ 

Received 
Ci*v of Victoria 

AUG 2 0 2015 
Planning 8; Dwelopmsrit Department 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) /'/ A j-'ue ) /A/-? - , '' (see note above) 

ADDRESS: / ? i ] /IV A Vie A 

Are you the registered owner? Yes Q No 0 

I have reviewed the plans of the applicant and have the following comments: 

• I support the application. 

• I am opposed to the application. 

Comments: 

Date Signature 
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Received 
City of Victoria 

AUG 2 0 2015 
SMALL LOT HOUSE REZONING PETITION 

I Manning S- Drveioprrvnt Department 

In preparation for my rezoning application to the City of Victoria, I, 1— 

, am conducting the petition requirements for the 
(print name) 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) (see note above) 

ADDRESS: ' ' > ~s K (M-V- At L . 

Are you the registered owner? Yes • No • 

I have reviewed the plans of the applicant and have the following comments: 

• I support the application. 

n I arn opposed to the application. 

Comments: 

Date Signature 
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In preparation for my rezoning application to the City of Victoria, I 

SMALL LOT HOUSE REZONING PETITION 

(print name) 
, am conducting the petition requirements for the 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) A, It Aw re (see note above) 

ADDRESS: Do,vc*sTf-fz. DKIS& 

Are you the registered owner? Yes • No £3 

I have reviewed the plans of the applicant and have the following comments: 

0 I support the application. 

• I am opposed to the application. 

Comments: 

/ i ' V ' ' 
Date Signature 
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tfecejv«d 

AUG 1 0 201b 
SMALL LOT HOUSE REZONING PETITION 

In preparation for my rezoning application to the City of Victoria, I, 

\ , am conducting the petition requirements for the 
(print name) 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) ' ( V ' vA)HVl •• I: (see note above) 

I have reviewed the plans of the applicant and have the following comments: 

ADDRESS: 

Are you the registered owner? Yes • 

0 -1 support the application. 

• I am opposed to the application. 

Comments: 

'h\ -Vr i C L? *\ f 
Date ^ 

/ 

Signature 
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! Received 

I AUG 2 ^ 201b 
SMALL LOT HOUSE REZONING PETITION 

I rtonninq & Owe Department 
• | D<>"elc9me-it Services Dwiwn 

In preparation for my rezoning application to the City of Victoria, I, 

, am conducting the petition requirements for the 
(print name) 

'"I/-.-. r"\ . _ . -
property located at : 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) r'hzcj (see note above) 

ADDRESS: OwmWfr Dr\w 

Are you the registered owner? Yes 0 No 0 

I have reviewed the plans of the applicant and have the following comments: 

0 I support the application. 

0 I am opposed to the application. 

Comments: 
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SMALL LOT HOUSE REZONING PETITION 

In preparation for my rezoning application to the City of Victoria, I, 

, am conducting the petition requirements for the 
" ~ (print name) 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) (see note above) 

ADDRESS: .V' GC' pQ i YfifC t C 

Are you the registered owner? Yes G No G^' 

I have reviewed the plans of the applicant and have the following comments: 

G I support the application. 

G I am opposed to the application. 

Comments: 

A \ 
/ ; •  • >- L /  

Date ~ ' Signature 

f 
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ZEBRADESIGN 

Date: June 15, 2015 

To: City of Victoria 
1 Centennial Square 
Victoria, BC V8W 1P6 

RE: Small Lot Rezoning (2 Lots -1 Renovation, 1 New SFD) 
2972 Doncaster Drive, Victoria 

Attn: Leanne Taylor 

The proposed residential renovation and development will strive to incorporate 'Green 
Initiatives' in an effort to increase the energy efficiency, to improve indoor air quality and reduce 
the impact of construction on our environment. 

The 'Green Initiatives' focus on: 
• Energy efficiency 
• Indoor air quality 
• Resource use 
• Overall environmental impact. 

The following list contains items the developer is considering employing for the existing home 
(where applicable) and the new home: 

Operational Systems: 
• Installation of high efficiency, direct vent, gas fuelled fireplaces with electronic ignition 
• All windows to be Energy Star labeled 

o Newly replaced windows on the main floor of the existing home 
• All appliances to be Energy Star labelled 
• New home is built 'Solar Ready' providing for a rough-in of 3"(75mm) thermal run from 

mechanical room to attic 
• Minimum 50% of recess lights to use halogen bulbs 
• Use of Air tight contact insulation on recessed lights to prevent air leakage 

Building Materials: 
• Use of finger-jointed non structural framing material 
• Use of advanced sealing non HCFC expanding foam around window and door openings 

Zebra Design & Interiors Group Inc. • 1161 Newport Avenue, Victoria BC V8S 5E6 

Phone: (250) 360-2144 • Fax: (250) 360-2115 

Email: info@zebragroup.ca • Website: www.zebragroup.ca 
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Interior and Exterior Finishes: 
• Some exterior doors manufactured from fiberglass 
• Use of natural cementitious exterior siding 
• Minimum 30 year manufacturer warranty of roofing material 
• MDF casing and baseboard trim (reducing reliance on old growth forest products) 

Indoor Air Quality: 
• Installation of hardwired carbon monoxide detector 
• Central Vac system vented to exterior 
• All insulation in home to be third party certified with low formaldehyde 
• Low formaldehyde subfloor sheathing, exterior sheathing, insulation, carpet underlayment 

and cabinetry (less than 0.18 ppm) 
• All wood or laminate flooring to be factory finished 
• Interior paints to have low VOC (Volatile Organic Compounds) content (less than 250 

grams/ litre) 

Ventilation: 
• Programmable Energy Star thermostat 
• Ventilation fans to meet or exceed Energy Star Requirements 

Waste Management: 
• Trees and natural features to be protected during construction 
• Install a built-in recycling centre with two or more bins 
• Provide composter 
• Existing dwelling maintained as much as possible 

Water Conservation: 
• CSA approved single flush toilet averaging 1.6 GPF (gallons per flush) or less installed in 

ail bathroom locations 
• Insulate hot water lines with pipe insulation on all hot water lines 
• Install hot water recirculation line 
• Install low flow faucets in kitchen, on lavatories and shower valves 
• Plant drought tolerant vegetation 
• Supply a minimum of 8" (200mm) of topsoil or composted yard waste at finish grade 

throughout the site 

Sincerely, 

Kathryn Koshman 

Per Greg Chwelos (Development Proposal applicant) 

Zebra Design & Interiors Group Inc. • 1161 Newport Avenue, Victoria BC V8S 5E6 

Phone: (250) 360-2144 • Fax: (250) 360-2115 
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( SITE DATA - 2TT2 Doncaater - fropoted Lot A 

LESAL DESCRIPTION LOT LM 3B. BLOCK 4. SECTION 24/30. 
VICTORIA DISTRICT. PLAN 1222 (DD110231U 

PROPOSED ZONING R1-S2 
CURRENT ZONING RUB 

REQUIRED PROPOSED 
LOT AREA 260.00 M3 404.25 M3 <4405.18 FT3; 
LOT WIDTH 10.00 M 22.34 M <13.46-; 
LOT DEPTH <AVSJ 16.31 M <bO.ObV 
FRONT YARD AREA 123.14 M3 (1332.46 FT3; 
REAR RARP AREA 36.43 M3 ("342.14 FT3; 

SETBACKS 
FRONT <NW; b.OO M 5.54 M 08.18"; 
REAR (SS) b.OO M 1.63 M <5.35'; 8% '%GSZOKA 

SIDE <SW-TO DECK) 1.50M 6.00M 04.64-; 
SIDE FSW-INTERIOR; 1.50M 6.54 M <21.46-; 
SIDE FNE-EXTERIOR; 2.40 M 5.48 M 01.48-; 

AVG. GRADE 22.20 M <12.83-; 

BUILDING HEIGHT l.bO M 4.40 M 06.O8-; 

STOREYS 2 • BASEMENT 2 STOREYS 

FLOOR AREA 
MAIN FLOOR "71.13 M3 <836.64 FT3; 
LOWER FLOOR (NON-BSMT) 14.42 M3 <801.03 FT3; 

15T/2ND STOREYS, TOTAL 152.15 M3 <1631.12 FT3; 
ALL FLOORS. TOTAL 152.15 M3 <1631.12 FT3; 

TOTAL FLOOR AREA 1 40.00 M3 152.15 M3 <1631.12 FT3; 

FLOOR AREA RATIO O.bO 0.31 

SHE COVERAGE AO.OO % 25.15% 5GG»?SS 

TARKING 1 SPACE 1 SPACE 

ACCESSORY BLPG REQUIRED PROPOSED 
SETBACKS 
TO HOUSE 2.40 M 3.35 M <10.44-; 
FRONT <NW; 18.00 M 14.12 M <48.24-; 
REAR FSE) O.bO M O.bO M <1.41-; 
SIDE <SW-INTERIOR; O.bO M 0.60 M O.4T; 
SIDE FNE-EXTERIOR) 3.50M 18.11 M <54.42-; 

AVG. GRADE TBD 
BUILDING HEIGHT 4.00 M TBD 

FLOORAREA 31.OO M3 8.14 M3 <44.61 FT3; 

SRRG COVERAGE 30.00 % 
OF REAR YARD 

10.22 % PORTION IN 
REAR YARD 

PROPOSED VARIANCES REQUIRED PROPOSED VARIANCE 
/EXISTING 

SETBACKS 

PROPOSED VARIANCE 
/EXISTING 

FRONT fNrO 6.00 M 5.54 m ews-r. 0.46 M txaT-
REAR FSEJ b.OO M 1.63 M EO*T 4.37 M «*»R. 
ACCESSORY FRONT FNFO 1&.OOM 14.12 M 3.28 M 

LOCATION OF PARKING NOT IN 
FRONT YARD 

FRONT YARD — 

LOCATION OF ACCESSORY 
BUILDING 

REAR YARD SIDE YARD — 

SITE DATA - 2T72 Doncaster - Proposed Lot B 

LESAL DESCRIPTION LOT AM 38. BLOCK 4. SECTION 24/3O. 
VICTORIA DISTRICT, PLAN 1222 <DD140231U 

PROPOSED ZONING R1-S2 
CURRENT ZONING R1-B 

REQUIRED PROPOSED 
LOT AREA 260.00 M3 284.45 M3 <3115.66 FT3; 
LOT WIDTH 10.00 M 15.81 M <52.01-; 
LOT. DEPTH (AVG J 18.30 M <60.02'; 

FRONT YARD AREA 60.35 M3 <644.60 FT3; 
REAR YARD AREA 45.28 M3 <1025.54 FT3; 

FRONT 6.00 M 4.50 M<14.16-; (SSSSSP'50" 
REAR b.OO M 6.02 M <14.15-; 
SIDE INTERIOR; 1.50M 2.40 M<1.81-; 
SIDE ANTERIOR; 1.50 M 1.52 M <4.44'; 

AYG. CRAPE 22.18 M <14.14-; 

BUILD INC HEIGHT l.bO M 1.48 M <24.54'J 

STOREYS 2 • BASEMENT 2 STOREYS . BASEMENT 

FLOOR AREA 
UPPER FLOOR 84.84 M3 <413.12 FT3; 
MAIN FLOOR 84.84 M3 <413.12 FT3; 
GARAGE ALLOWANCE -18.60 M3 <-200.21 FT3; 
LOWER FLOOR <BASEMENT; 55.48 M3 <541.22 FT3) 

1ST/2ND STOREYS. TOTAL 151.11 M3 <1621.22 FT3; 
ALL FLOORS. TOTAL 206.66 M3 <2224.44 FT3; 

TOTAL FLOOR AREA 140.00 M3 151.11 M3 <1621.22 FT3; 

FLOOR AREA RATIO 0.60 0.52 

SITE COV ERASE 40.00 % 36.86 % JSGSKPSSS 

PARKINS 1 SPACE 1 SPACE 

ACCESSORY BLDS REQUIRED PROPOSEP 
SETBACKS 

TO HOUSE 2.40 M 2.45 M <8.04-; 
FRONT 18.00 M 14.12 M <48.24-; CARES!? 
REAR 0.60 M 0.60M <I.4I-; 
SIDE INTERIOR; O.bO M O.bO M <1.41-; 
SIDE ANTERIOR; 0.60M 11.56 M <31.43'; 

AVS,SRADE TBD 
BUILDINS HEISHT 4 .OO M TBD 

FLOORAREA 31 .OO M3 8.14 M3 <44.61 FT3; 

SITE COY ERAS* 11.41 % OF REAR YARD 
OF REAR YARD 

PROPOSED VARIANCES REQUIRED PROPOSED VARIANCE 

FRONT <NW; b.OO M 4.50 M 1.50 M 
ACCESSORY FRONT <NW; L&.OO M 14.12 M 3.28 M 

> 
i_ Q 

o a 

22 20 22 20 

r® 
LOTA 

(•EXIST. HOUSED 
GRADE KEY 

22 98 22 70 

Received 
City of Victoria 

NOV 10 2015 

PRAHIN6- LIST: 
5K0.1 SITE PLAN 4 DATA 
SKD.2 LANDSCAPE PLAN 
SK1.1 LOT A PLANS 4 ELEVATIONS 
SK2.1 LOT B PLANS 4 ELEVATIONS 

3.1 STREETSCAPES 

Proposed 5ite Plan 
Scale: 1:1CO 

RE-ISSUED FOR 
REZONINC 4 DP 
OCT. OF, 2015 

Oakland Avenue 

PROPOSED 
LOT 3 

ZEBRADESIGN 

Victoria. B.C. VSS 5E6 
Phone: f250; 360-2144 

Fax: C250; 360-2115 

Draun By: K. KOSHMAN 

Date: JUNE 15. 2015 

Scale: AS NOTED 
Project: 
PROPOSED 2-LOT 
SUBDIVISION, 
RENOVATION 
4 NEA SFD 

Title: 
SITE PLAN 4 
SITE DATA 

Revision: 
1ST SUBMISSION SK 

0.1 
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Oakland Avenue 

Proposed Landscape Plan 

Pence Design 
Scale: 1/4" - I'-O" 

LANDSCAPE PLAN LEGEND 
TREES/SHRUB5 

© O 
6ROUNPGOVER 

HARP LAND5GAPIN6 

<*» 
*«  

NE»N SHRUBS 

GROUNDGOVER PLANTS 

RETAINING AALL 

EGRESS 
BBI 

3. ALL LANDSCAPING SHALL BE PERFORMED TO BCSLA. BCLNA STANDARDS. 

4. ALL EXISTING TREES TO REMAIN. UNLESS NOTED OTHERWISE 

5. WOOD FENCE TO BE MAX HEIGHT OF: 
1.20M (A'-CT) BETWEEN FRONT PROPERTY LINE AND FRONT OF BUILDING 
1.SOM (b'-O") BETWEEN FRONT OF BUILDING AND REAR PROPERTY LINE 

Received 
City of Victoria 

NOV 1 0 2015 
"T? * """wit Oepmtm 

DevJcpmeot Services Division 

RE-ISSUEV FOR 
REZONING < UP 
OCT. OF. 2015 

ZEBRADESIGN 

1161 NEWPORT AVE 
Victoria. B.C. V6S 5E6 
Phone: (25O) 360-2144 

Fax: (230) 360-2115 

Vravn By: K. KOSHMAN 

Date: JUNE 15. 2015 

Scale: AS NOTED 
Project: 
PROPOSED 2-LOT 
SUBDIVISION. 
RENOVATION 
« NEKS SFD 

Title: 
LANDSCAPE PLAN 
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Lot A - Lower Floor Plan 
Scale: 1/8" = V-O" 

Lot A - Main Floor Flan 
Scale: 1/B" = r-o" 

Lot A - Roof Plan 
Scale: 1/S" = V-O" 

Lot A - Donoaster Pr Elevation 
Scale; 1/B" - r-o" 

Lot A - Southwest Elevation 
Scale: 1/S" = r-o" 

Lot A - Oakland Ave Elevation 
Scale: 1/S" = V-O" 

Received 
City of Victoria 

NOV 1 0 2015 
Planning £ Developmim Department 

Development Services Division 

RE-ISSUED FOR. 
REZONINO i DP 
OCT. Oq, 2015 

ZEBRADESIGN 

Lot A - Southeast Elevation 
Scale: 1/5" = V-O" 

m 1161 NmPORT AVE 
Victoria. B.C. V&S 5E6 
Phone: (250) 360-2144 

Fax: (25O) 360-2115 

Prawn By: K. KOSHMAN 

Pate: JUNE 15. 2P15 

Scale: AS NOTEP 
Project: 
PROPOSED 2-LOT 
SUBDIVISION. 
RENOVATION 
t NEKN SFP 

Title: 
LOTA 
FLOOR PLANS 
i ELEVATIONS 

Revision: Sheet: 
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ZEBRADESIGN 

Siaiwmfol 
,  I . , ;  •  f c . """ill 

Lot B - Side (Northeast) Elevation 
Scale-. 1/S>" = V-O" 

Lot B - Bide (Southwest) Elevation 
Scale-. 1/&" = V-O" 

RE-ISSUED FOR 
REZONINO i DP 
OCT. OF, 2015 

Lot B - Front (Oakland Ave) Elevation 
Scale-. 1/&" = 1'-Om 

OLot B - Rear Elevation 
Scale: 1/6" = r-on 

Received 
City of Victoria 

NOV 1 0 2015 
Planning I Development Department 

Development Services Division 

J sale: AS NOTED 
reject: 
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32.C>m 

31.0m 

3O.Om 

2i.om 

28.0m 

2-J.Om 

26,Om 

25.0m 

23,Om 

22.0m 

21.0m 

20.0m 

iq.Om 

1 g,_Om 

OStreetacape - Uoncaater Dr. 
Scale: 1/&" = V-O" 

OStreetscape - Oakland Ave. 
Scale: 1/8" = V-O" 
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City of Victoria 
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REZONING 4 DP 
OCT. 0<\. 2D 15 

ZEBRADESIGN 
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Victoria. B.C. VSS 5E6 
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Drawn By: K. KOSHMAN 

Date: JUNE 15. 2015 

Scale: AS NOTED 
Project: 
PROPOSED 2-LOT 
SUBDIVISION, 
RENOVATION 
4 NEW SFD _ 

Title: 
STREETSGAPES 

Revision: I Sheet: 
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ProJ.No. TBD 
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PROPOSED LOT B 
(civic TBD; 
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10/12/2015

1

Rezoning & Development Permit
Application for

2972 Doncaster Drive
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10/12/2015

2

Doncaster Dr & Oakland Ave

Proposed Lot A  (on Doncaster) Proposed Lot A  (on Oakland) Proposed Lot B (on Oakland)

Neighbouring properties

1557 Oakland Ave 1555 Oakland Ave

2940 Doncaster Drive 2960 Doncaster Drive
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Development Permit with Variances Application No. 00492 for 2972 
Doncaster Drive 

RECOMMENDATION 

That Committee forward this report to Council and that, after giving notice and allowing an 
opportunity for public comment and after the Public Hearing for Rezoning Application No. 
00492, if it is approved, Council consider the following motion: 

"That Council authorize the issuance of Development Permit Application No. 00492 for 
2972 Doncaster Drive, in accordance with: 

1. Plans date stamped November 10, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
Existing House (Proposed Lot A) 
i. Part 1.23 (8)(a): Reduce the front yard setback of the main structure from 6m 

to 5.54m; 
ii. Part 1.23 (8)(b): Reduce the rear yard setback of the main structure from 6m to 

1.63m; 
iii. Part 1.23 (9): Permit accessory buildings to be located in the side yard; 
iv. Part 1.23 (13)(a): Reduce the front yard setback of the accessory building from 

18m to 14.72m; 
v. Schedule "C" (3): Permit parking to be located between the building and the 

front lot line; 
New House (Proposed Lot B) 
vi. Part 1.23 (8)(a): Reduce the front yard setback of the main structure from 6m 

to 4.5m; 
vii. Part 1.23 (13)(a): Reduce the front yard setback of the accessory buildinq from 

18m to 14.72m. 
3. The Development Permit lapsing two years from the date of this resolution." 

LEGISLATIVE AUTHORITY 

In accordance with Section 920(2) of the Local Government Act, Council may issue a 
Development Permit in accordance with the applicable guidelines specified in the Official 
Community Plan. A Development Permit may vary or supplement the Zoning Regulation Bylaw 
but may not vary the use or density of the land from that specified in the Bylaw. 
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Pursuant to Section 920 (8) of the Local Government Act, where the purpose of the designation 
is the establishment of objectives for the form and character of intensive residential 
development, a Development Permit may include requirements respecting the character of the 
development including landscaping, siting, form, exterior design and finish of buildings and other 
structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application for the property located at 2972 Doncaster Drive. The 
proposal is to create two lots, retaining the existing single family house and constructing one 
new small lot house. Because both the new lot and the lot for the existing house would be 
rezoned to the R1-S2 Zone, Restricted Small Lot (Two Storey) District, both properties would be 
subject to Development Permit Areas 15A: Intensive Residential - Small Lot. The variances 
being requested to facilitate the two-lot subdivision are related to front and rear yard setbacks, 
parking location and accessory building siting. 

The following points were considered in assessing this Application: 

• The proposal is consistent with the objectives and guidelines for sensitive infill contained 
in Development Permit Area 15A: Intensive Residential - Small Lot of the Official 
Community Plan, 2012 (OCP). 

• The requested variances associated with the existing house are to reduce the front and 
rear setbacks for the house, to reduce the setback to the proposed accessory building, 
to permit the accessory building in the side yard and to permit parking in the front yard. 
These variances are the result of the existing house facing the side lot line instead of the 
front lot line (as defined in the Zoning Regulation Bylaw) and are of a technical nature 
only. 

• The requested variances associated with the new house are to reduce the front setbacks 
to the principal and accessory buildings. These variances are due to the short depth of 
the proposed small lot and would have a minimal impact on the neighbouring properties. 

BACKGROUND 

Description of Proposal 

The proposal is to alter an existing house and construct a new small lot house. 

Existing House (Proposed Lot A) 

Specific details include: 

• an existing two-storey building with no basement 
• existing design elements such as a pitched roofline and a distinctive front entryway 
• existing exterior materials include wood siding, stucco siding and fiberglass shingle 

roofing 
• proposed removal of a portion of the existing deck 
• proposed parking stall surfaced with permeable pavers and screened with landscaping. 

Planning and Land Use Committee Report 
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New House (Proposed Lot B) 

Specific details include: 

• a two-storey building with a basement 
• design elements such as a pitched roofline, dormers, distinctive front entryway and 

traditional-style windows 
• the exterior materials include wood shingle siding, cement board panel siding, wood trim 

and fascia and fiberglass shingle roofing 
• parking would be provided in a garage inside the building 
• new hard and soft landscaping would be introduced, including a driveway and patio 

surfaced with permeable pavers. 

Sustainability Features 

As indicated in the applicant's letter dated June 15, 2015, the applicant is considering 
incorporating sustainability features focussed on energy efficiency, indoor air quality and 
resource use. In addition, permeable pavers are proposed for portions of the landscaping. 

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 Development Permit 
Application. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, the applicant has consulted the Oaklands 
CALUC regarding the rezoning proposals at a Community Meeting held on August 21, 2015. 
The CALUC has supplied the minutes of this meeting which are attached to this report. 

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 

Development Permit Area and Design Guidelines 

The Official Community Plan (OCP) identifies this property within Development Permit Area 
15A: Intensive Residential - Small Lot. The proposed alterations to the existing house and 
design of a new house are consistent with the Design Guidelines for Small Lot Houses (2002). 

Existing House (Proposed Lot A) 

The proposal would alter the existing single family dwelling by removing a portion of the deck. 
The applicant is also proposing a parking stall surfaced with permeable pavers and screened 
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with landscaping. These changes are minor and the existing exterior design and materials of 
the house are in keeping with the character of the neighbourhood. 

New House (Proposed Lot B) 

The proposal is for a two-storey dwelling unit with a basement. The design of the small lot 
house incorporates architectural elements, such as a pitched roofline, dormers, a distinctive 
front entryway and traditional-style windows. These elements are similar to features of other 
houses in the neighbourhood. Although the massing of the new house is quite large compared 
to the existing house on Lot A, it is in keeping with the house on the adjacent property and other 
buildings on Oakland Avenue. 

Windows are maximized on the front and rear elevations, and the windows on the side 
elevations are smaller and carefully located to respect the privacy of adjacent neighbours. 

The applicant is proposing a mix of hard and soft landscaping on the lot of the new house, 
including a patio and driveway surfaced with permeable pavers, concrete foot paths, including 
the addition of new trees, shrubs and groundcover. 

Regulatory Considerations 

Existing House (Proposed Lot A) Setback Variances 

The applicant is requesting variances for an accessory building on Lot A as follows: 

• reducing the front yard setback of the existing house from 6m to 5.54m 
• reducing the rear yard setback of the existing house from 6m to 1,63m. 

These variances are the result of the existing house facing the side lot line instead of the front 
lot line (as defined in the Zoning Regulation Bylaw) and would facilitate the retention of an 
existing building. 

Existing House (Proposed Lot A) Accessory Building Variances 

The applicant is requesting variances for an accessory building on Lot A as follows: 

• reducing the front yard setback of the proposed accessory building from 18m to 14.72m 
• permitting the proposed accessory building to be located in the side yard. 

These variances are again the result of the existing house facing the side lot line instead of the 
front lot line and are of a technical nature only; from the street the accessory building will appear 
to be located in the rear yard. 

Existing House (Proposed Lot A) Parking Location Variance 

The applicant is requesting a variance for Lot A permitting the proposed parking stall to be 
located in the front yard. This variance is the result of the existing house facing the side lot line 
instead of the front lot line (as defined in the Zoning Regulation Bylaw). In relation to the 
orientation of the existing house, the parking stall would appear to be in the side yard. 
Therefore, this variance would not have a substantial impact. 
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New House (Proposed Lot B) Setback Variances 

The applicant is requesting variances to the front setbacks of the new house and accessory 
building as follows: 

• reducing the front yard setback of the new house from 6m to 4.5m 
• reducing the front yard setback of the proposed accessory building from 18m to 14.72m. 

These variances are due to the short depth of the proposed small lot and would have a minimal 
impact on the neighbouring properties. 

CONCLUSIONS 

The proposal to alter an existing house and construct a new house and the associated 
variances is consistent with Development Permit Area 15A: Intensive Residential - Small Lot. 
The small lot houses would be a form of sensitive infill development and fit in with the existing 
neighbourhood. Staff recommend that Council consider supporting this Application. 

ALTERNATE MOTION 

That Council decline Development Permit with Variances Application No. 00492 for the property 
located at 2972 Doncaster Drive. 

Respectfully submitted, 

List of Attachments 

• Zoning map 
• Aerial map 
• Applicant's letter to Mayor and Council dated October 15, 2015 
• Minutes from Oaklands Community Association meeting (June 22, 2015) 
• Arborist report dated October 14, 2015 
• Small Lot Housing Rezoning Petition 
• Summary of Green Initiatives dated June 15, 2015 
• Plans dated November 10, 2015. 

Rob Bateman 
Planner 
Development Services Division 

Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 
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ZEBRADESIGN 

October 15, 2015 

#1 Centennial Square 
Victoria, B.C. 
V8W 1P6 

Re: 2972 Doncaster Drive, Victoria BC 

Dear Mayor Helps and Members of Victoria City Council, 

We are applying for Rezoning and for Development Permit with variances, for the above 

mentioned property, on behalf of our client Greg Chwelos. The corner lot, currently zoned Rl-B, 

would be rezoned and subdivided into two R1-S2 lots - retaining the existing home on the 

corner, facing Doncaster, with a new small lot single family home proposed for the new lot, 

facing Oakland Avenue. 

Prior to beginning the rezoning and new home design project, neighbours in the area were 

consulted to see if they would support a project of this nature and, if so, whether a 

contemporary or traditional design would be favoured. Very positive reception was 

encountered and the new home design process of a house with traditional form - in 

accordance with the preference of those canvassed - followed. Once the design was 

completed, further neighbor canvassing was done. Formal petition results showed 100% 

support with one property abstaining from the petition. Reception at the Neighbourhood 

Association meeting was also very positive. 

ZEBRA DESIGN & INTERIORS GROUP INC. 
• 1161 NEWPORT AVENUE, VICTORIA BC VBS 5E6 
PHONE: IZ50) 3 60-2 144 FAX: (25D) 36Q-Z1 15 

Email: info@zebraqroup.ca Website: www.zebragroup.ca 
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When this project reached the technical review stage recently, the Planning Department 

pointed out that Oakland Avenue is 5.42 centimeters wider than Doncaster Drive at this 

intersection. This technically makes the Oakland Avenue side the street frontage even though 

the existing house faces Doncaster and has a Doncaster Drive address. As a result, two existing 

setbacks of Lot A will become non-conforming and require variances, and three additional new 

variances will be required for this lot, while Lot B has two variances. A brief description and 

summary list of these follows: 

- It has been suggested by City staff that this proposal include the footprints for 

future accessory buildings for both lots. Because of the shape and depth of our lots, 

it is impossible to locate the future shed at the required setback from the front 

property line on Oakland Avenue, and for this we are requesting variances for front 

yard setback for both lots. Additionally, we are requesting a variance for locating the 

accessory building in the side yard of Lot A (which is a direct result of the street 

frontage change to Oakland Ave). 

- Parking is not normally allowed in the front yard of a property for R1-S2 lots. 

Because Doncaster Drive is technically no longer the front of the Lot A, the proposed 

new parking pad requires a variance to be located in what is now designated the 

front yard on Oakland Avenue. 

- Further variances for both the front and rear setbacks of the existing house on Lot A 

are requested, again as a direct result of the front yard being changed to Oakland 

Ave. However, these variances are existing non-conforming situations. 

- Additionally, a 1.5 M front yard setback relaxation is requested for the newly 

created R1-S2 Lot B. This relaxation is counter-balanced in the proposed plan by an 

increased right side setback (1.5 M over required), which provides increased distance 

from the neighbouring house on the right, which is in close proximity to the shared 

property line. 

ZEBRA DESIGN & INTERIORS GROUP INC. 
• 1161 NEWPORT AVENUE, VICTORIA BC VBS 5E6 
PHONE! (Z5D) 360-2 144 FAX! (Z5D) 36D-Z1 15 

Email: info@zebraqroup.ca Website: www.zebragroup.ca 
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Summary of variances requested for Lot A, all due to the technical change of street frontage: 

• Variances for Front and Rear Setbacks to the Existing House (0.46 M and 4.37 M 

respectively). 

• Allowing parking to be located in Front Yard 

• Allowing accessory building to be located in Side Yard 

• Variance for accessory front yard setback of 3.28 M 

Summary of variances requested for Lot B: 

• Front yard setback relaxation of 1.5 M 

• Variance for accessory front yard setback of 3.28 M 

We hope that this is clear and understandable. As mentioned in our previous letter, we are of 

the opinion that this proposal is very in line with recent developments in the area and we 

appreciate the support we have received from the community and from the City. 

Thank you for your consideration of our proposal. 

Sincerely, 

Rus Collins 

ZEBRA DESIGN & INTERIORS GROUP INC. 
• 1161 NEWPORT AVENUE, VICTORIA BC VBS 5EE 
PHONE! (25D) 360-2 144 FAX: (Z5D) 360-21 15 

Email: info@zebraqroup.ca Website: www.zebragroup.ca 
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Oaklands Community Association Land Use Committee 
June 22, 2015 

2629 Victor Street. 

in attendance: Greg Chwelos, Applicant for Doncaster, Alex Angus, City Staff, OCALUC 
Committee Members Jeff Lougheed, Ben Clark, Kim Walker 
15 Community Members attended 

The Chair welcomed everyone and introduced the role of the committee, advising that 
this committee facilitates the meeting and introduces the proponent to the community in 
order to work together and exchange ideas on the proposed project. The Chair then 
called the meeting to order and requested that Greg Chwelos make his presentation 
regarding the subdivision on Doncaster Road. 

1. 2972 Doncaster Road 

The experienced firm Zebra has done the design work for this property. 
The applicant spoke with the OCALUC in the fall about the initial design. They have 
designed a traditional looking house in accordance with the wishes of the neighbours. As 
part of the initial process the 12 adjacent neighbours were surveyed and the design 
received unanimous support. Approximately 60 broader neighbours were sent the notice 
of this meeting. 

No variances are required for the existing house on lot A. 

More setback than necessary was added to the new house on lot B because the existing 
house on the adjacent property is close to the property line. 

Both lots contain off street parking and permeable paving stones. 

Question about parking. These are single family dwellings without suites in accordance 
with the desired zoning. 

There are a variety of green initiatives that have been suggested by the city that are 
included in 

Discussed timeline for construct: 6 to 8 months. 

Questions from attendance: 

Question on the impact on parking in the neighbourhood. 

Is the old house being updated? Yes it is getting repainted and refreshed. 

2. City of Victoria crosswalk near Kiwanis Pavilion 

Alex Angus from the City's transportation and engineering dept 

There have already been discussions with the Kiwanis Pavilion about the requirements 
and design of the crosswalk. 

Design is a centre median crosswalk. This allows people to cross each direction of traffic 
separately. Lateral taper design will also encourage traffic to slow down. A similar design 
has been used on Burnside Road East and other locations in the city. 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances No. 00492 for 2972 Doncast... Page 77 of 526



Oa.. .nds Community Association 
June 22, 2015 

Page 2 

The lighting is a bright white light that will stand out from the other yellow streetlights on 
the street. 

Some parking is being shifted to accommodate moving a bus stop. 

Two stalls are being added on the east side of the street which results in no net loss of 
parking. 

Questions and comments 

Oswald Park currently has no restriction on parking on Oswald St leading to the park. 
Some concern about parking for Oswald Park being negatively affected. Also some 
concern about visibility of vehicles turning out of the park. 

One person pointed out that this crosswalk leads to a trail through Kiwanis Pavilion and 
across Cook St. 

One person pointed out that if the bus stop on the south side is closer to the crosswalk, 
the Kiwanis residents that are getting off the bus will be more likely to use the crosswalk. 

Comment from Oak Bay City Councillor and Kiwanis Board Member commended the city 
and the community association and Kiwanis for their proactive process and said that this 
is a model of consultation that Oak Bay is aspiring to. 

Introduction of Doncaster Path 

There is no design yet, but the city is still introducing a preliminary idea for the expansion 
of the cycling and accessible facilities at this path. 

One neighbour voiced their concern about the cycling facilities needing to be widened for 
cyclists crossing Hillside at Doncaster. 

There was a group that met with the city on May 22. They have prepared design work. 
Handed out 

Concern about left hand turn for cars because of a new cross walk. Traffic patterns and 
signal timing will be looked at. 

One person wanted to new cross walks with push button control to be changed back to 
no push button or pedestrian control. 

Question asking why there is not a left hand turn signal along Doncaster 

Point from attend that a larger group should be included in the process, broader 
engagement in the process. 

Person from group wanted to talk about Booker Creek. Wanted to make sure it is 
considered. 
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Oa,....nds Community Association 
June 22, 2015 

Page 2 

One attendant wanted to know if the city is open to making the access with more then 
one path, one for bikes and one for walking, not a single shared path. 

Presenter suggested that Park staff will be involved in the process. 

Closing: 
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Talbot Mackenzie & Associates 
Consulting Arborists 

Received 
City of Victor;?. 

NOV 10 ?015 
October 14, 2015 

Greg Chwelos 
1369 Charles Place 
Victoria, BC V8P 5M6 

Re: 2972 Doncaster Drive 

Assignment: To review the potential impacts that two new driveway entrances may have 
on the existing boulevard trees located on the Oakland Avenue frontage of the above 
mentioned address. Prepare a report giving recommendations for mitigating any potential 
impacts. 

Methodology: On October 9, 2015 using the plans supplied, we visited the site and 
visually examined the existing boulevard trees and the current growing conditions. 

Tree Resource: See attached spreadsheet. 

Observations: The plans reviewed require that two new driveway entrances be installed 
within the critical root zones of two of the existing municipal trees on the boulevard. The 
proposed driveway into Lot A will be located 1.53 metres from the 25 cm d.b.h. Birch 
tree identified as tree #2, and the proposed driveway to Lot B will be located 1.0 metres 
from the 43.0 cm d.b.h. Hawthorn tree identified as tree #3 on the attached site plan. We 
anticipate there will be additional room required for forming and preparing for the 
driveway installation. It is our understanding that due to additional constraints that are 
dictating the driveway locations, the proposed driveways have been located as far away 
from the municipal trees as possible and the driveway flares have been reduced in size to 
help to minimize the potential impacts. Generally we recommend that driveways be 
constructed using permeable surfaces, such as pavers when being installed over critical 
root zones of trees to be retained. It is our understanding that this is not an option in this 
situation. 

In our experience, we have successfully installed driveways similar distances from 
smaller boulevard trees such as these, but it is impossible to quantify the full extent of the 
impacts until the excavation is completed. Based on a visual examination, we anticipate 
that some root pruning will be necessary, but feel that if the excavation can be minimized 
in areas where any significant roots are encountered, the potential impacts can likely be 
mitigated. If significant roots are encountered during the excavation that we feel are 
critical to the stability and survival of the trees, and construction techniques cannot be 
used that will retain the roots, it may be necessary to remove trees to eliminate the 
potential risk associate with them. 

...12 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: treehelp@telus.net 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances No. 00492 for 2972 Doncast... Page 80 of 526



October 14, 2015 

Recommendations: 

2972 Doncaster Drive Page 2 

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

• Arborist supervision: Any excavation that is proposed within the critical root 
zone of the trees to be retained must be supervised by the project arborist. Any 
roots critical to the trees survival must be retained and any non critical roots in 
direct conflict with the excavation must be pruned to sound tissue to encourage 
new root growth. It may be necessary to excavate using a combination of hand 
digging, small machine excavation and hydro excavation to expose roots that are 
in conflict with the proposed excavation and then determined if they can be 
pruned or not without having a significant impact on the trees. If it is found that 
large structural roots must be pruned to accommodate the proposed construction, 
it may be necessary to remove additional trees to eliminate any risk associated 
with them. 

• Alternative construction techniques: If significant structural roots are 
encountered during the excavations that are in direct conflict with the proposed 
driveway locations, it will likely be necessary to minimize the proposed 
excavation. This may require that the finished grades be slightly higher than 
proposed or a geotextile layer or steel reinforcement be implemented into the 
concrete to allow for a thinner layer of concrete than is proposed. If alternative 
construction techniques such as these cannot be implemented, and structural roots 
that we feel are critical to the stability or survival of the trees must be pruned, we 
may recommend that trees be removed to eliminate the risk associated with them. 

• Concrete work: Provisions must be made to ensure that no concrete wash or left 
over concrete material is allowed to wash into the root zone of the trees. This may 
involve using plastic or tarps or similar methods to temporarily isolate the root 
zones of the trees from any of the concrete installation or finishing work. 

• Services: There are no services shown on the plans provided. We recommend that 
any proposed new services be located outside of the critical root zones of trees to 
be retained. 

...13 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
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October 14, 2015 2972 Doncaster Drive Page 3 

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

Yours truly, 
Talbot Mackenzie & Associates 

! 

Received 
City of Victoria 

NOV 1 0 201b 
(tanning & Dsveloprmm Department 

Development Services Division 

Graham Mackenzie & Tom Talbot 
ISA Certified, & Consulting Arborists 

Enclosures: 1-page site plan, 1-page barrier fencing specifications, 1 page tree 
resource spreadsheet, 1 -page floating driveway and pathway specifications. 

Disclosure Statement 

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

Trees are living organisms, whose health and structure change, and are influenced by age, continued growth, 
climate, weather conditions, and insect and disease pathogens. Indicators of structural weakness and disease are 
often hidden within the tree structure or beneath the ground. It is not possible for an arborist to identify every flaw 
or condition that could result in failure nor can he/she guarantee that the tree will remain healthy and free of risk. 

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

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: treehelp@telus.net 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances No. 00492 for 2972 Doncast... Page 82 of 526



October 15, 2015 TREE RESOURCE 
for 

2972 Doncaster Road 

Tree # 
d.b.h. 
(cm) CRZ Species 

Crown 
Spread 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommer 

1 35 3.0 Hawthorn 8.0 Fair Fair good No impacts anticipated. 

2 25 3.0 Birch 8.0 Good Fair poor 
Driveway to Lot A is proposed withii 
tree's critical root zone. 

3 43 4.0 Hawthorn 10.0 Fair Fair good 

Driveway to Lot B is proposed withii 
tree's critical root zone. Existing dri\ 
inhibited some root growth in this ar 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax: (250) 479-7050 
email: Treehelp@telus.net 
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Diagram - Site Specific Floating Sidewalk Areas 

Surfacing material 

Base layer 

Undisturbed soil grade minus sod or 
existing surfacing. 

Woven or Felted Geotextile fabric 

Specifications for Floating Sidewalk Areas 

1. Excavation for sidewalk construction must remove the sod layer or existing surface material only, where the proposec 
of the protected trees 

2. A layer of medium weight felted (Nilex 4535) woven (Tensar BX 1200) Geotextile fabric or similar is to be installec 
for the sidewalk bed. Each piece of fabric must overlap the adjoining piece by approximately 30 centimeters. 

3. The bedding and sidewalk surfacing can be installed directly on top of the Geotextile base. An aeration layer should 
a layer of 6 mm crushed angular chip stone (optional where space permits) as the base layer will improve aeration ber 
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500mm x 500mm 
SIGN MUST BE 
ATTACHED TO 
FENCE: SEE 
NOTES BELOW 
FOR WORDING 

38 x89 mm BOTTOM RAIL 
38 x 89mm POST 

2.4M MAXIMUM SPAN 

38 x 89mm TOP RAIL 

TIES OR STAPLES TO SECURE MESH 

TREE PROTECTION FENCING 

NOTES: 

Received 
City of Victoria 

1 0 2015 
Manning fc Development Department 

development Services Division 

1. FENCE WILL BE CONTRUCTED USING 38 X 89 mm (2"X4") WOOD FRAME: 
TOP, BOTTOM AND POSTS. * 
USE ORANGE SNOW-FENCING MESH AND SECURE TO THE WOOD 
FRAME WITH "ZIP" TIES OR GALVANZIED STAPLES. 

2. ATTACH A 500mm x 500mm SIGN WITH THE FOLLOWING WORDING: 
WARNING-HABITAT PROTECTION AREA. THIS SIGN MUST BE AFFIXED 
ON EVERY FENCE FACE OR AT LEAST EVERY 10 LINEAR METRES. 

* IN ROCKY AREAS, METAL POSTS (T-BAR OR REBAR) DRILLED INTO ROCK 
WILL BE ACCEPTED 

f Saanich 
> 

DETAIL NAME: TREE PROTECTION FENCING 
H:\shared\parks\Tree Protection Fencing.pdf 

DATE: March/08 
DRAWN: DM 

APP'D. RR 
SCALE: N.T.S. 

JA 
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SUMMARY i 
SMALL LOT HOUSE REZONING PETITION j  AUG 2 0 201h 

{ _  ^^•'gic'ppignt Servfrrj £)•";< v.r, 

| 2 • Gl'i ̂  C^lQU&i04? , have petitioned the adjacent neighbours* in compliance 
with J 

(applicant) 

the Small Lot House Rezoning Policies for a small lot house to be located at 

and the petitions submitted are those collected by Ouflc IV ) £-0 lb .* 
(date) 

AfHX Vnv-dsiov 
(location of proposed house) 

Address In Favour 

V 

Opposed 

V 

Neutral 
(30-day time 

expired) 
V 

9A^V VGncAS-ky "pf. 
0(Kk-kM Ay-e- s/ 

0(k\cl/lfUi s/ 

lip03 •A\je. • y 
Mx \ \)tY\uLX\or Tx• 

• OoJcknA ATK • y 
3 0 Vv it mf&w py. y 
303 v TV- y 
2)03 c X)i ̂  u\ Xyx Vf • y 
303 o p0!V\r • y 
poo D^UlhA AVP y 

SUMMARY Number % 
IN FAVOUR r"\ 

U 100 

OPPOSED & y 

TOTAL RESPONSES 10 100% 

*Do not include petitions from the applicant or persons occupying the property subject to 
rezoning. 
**Note that petitions that are more than six months old will not be accepted by the City. It is the 
applicant's responsibility to obtain new petitions in this event. 
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neceivea 
1 Citv of V'fooii s ' I 

f 
AUG 2 0 ?015 

2972 Doncaster Drive i .lsnnmn .. ™Rnmp l f>tfveicpm;nt Oepartmjni 
'  ^  t 1  v  $  I  o o  r n  c  n  ( , .  

Neighbourhood Support Petition 

Map showing neighbouring lots petitioned 

O 

o 
c 
"7 

o 
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Recep/ed 
City of Victoria 

In preparation for my rezoning application to the City of Victoria, I, 

SMALL LOT HOUSE REZONING PETITION 

am conducting the petition requirements for the 
(print name) 

property located at _______ 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) ~~ (see note above) 

i rAwiD1.,D^ una ~r the applicant and have the following comments: 

ADDRESS: 7/^X, 

Are you the registered owner? Yes O 

D I am opposed to the application. 

Comments: 

'"C i 0 i /o — 
/ iO 

Date J Signature 
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AUG 2 0 2015 
SMALL LOT HOUSE REZONING PETITION I Planning & D?vflopir.;m Department 

In preparation for my rezoning application to the City of Victoria, I, 

(print name) 
, am conducting the petition requirements for the 

property located at - ' 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) - (see note above) 

I have reviewed the plans of the applicant and have the following comments: 

ADDRESS: Xbb^ C>AKLA>^P A/ 

Are you the registered owner? Yes N o Q  

H) I support the application, 

n I ann opposed to the application. 

Comments: 

Planning and Land Use Committee - 10 Dec 2015
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j AUG 2 0 20 
SMALL LOT HOUSE REZONING PETITION j ftannino & Dweloonw De 

• Development Services Oi 
In preparation for my rezoning application to the City of Victoria, I, 

-- •' " '<• • , am conducting the petition requirements for the 
(print name) " 

property located at •' V" - ' • 

to the following Small Lot Zone: _ _ --

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) ;(' r~y V; 2 (XU-flA (see note above) 
1 v • J 

ADDRESS: At . 

Are you the registered owner? Yes O No jX] 

I have reviewed the plans of the applicant and have the following comments: 

£2 I support the application. 

• I am opposed to the application. 

Comments: 

Planning and Land Use Committee - 10 Dec 2015
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Heceiv 
i City of Vflo 
! 

| AUG 2 0 
SMALL LOT HOUSE REZONING PETITION j Planning £ Dwetopn*. 

| Development Service 

In preparation for my rezoning application to the City of Victoria, I, 

• A: , , am conducting the petition requirements for the 
(print name) 

' •  ;  - >  —  .  .  '  "  .  ,  i  „  . "  | "  * \  

property located at - • -" _ -

to the following Small Lot Zone: '• 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

K-  - i  ,  NAME: (please print) V— \( .£ . (see note above) 

ADDRESS: Ar^C-

Are you the registered owner? Yes G No £32 

I have reviewed the plans of the applicant and have the following comments: 

•G I support the application. 

G I am opposed to the application. 

Comments: 

Planning and Land Use Committee - 10 Dec 2015
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Kecen/ed 
City of Victoria 

\ 

j AUG 2 0 7015 

SMALL LOT HOUSE REZONING PETITION j "teSS'SEr' 
In preparation for my rezoning application to the City of Victoria, I, 

d ...' . ! . . *. , am conducting the petition requirements for the 
(print name) 

property located at " •' -  • •  • '  "  •  

to the following Small Lot Zone: "• 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) { ' l - A ^ u E )  ^  / > ' w  .  . .  - Y  • : v  ( s e e  n o t e  a b o v e )  

ADDRESS: 9 i rlV A' 7~/2_ TAP 

Are you the registered owner? Yes Q No [~~j 

I have reviewed the plans of the applicant and have the following comments: 

• I support the application. 

• I am opposed to the application. 

Comments: 

Date Signature ~ 

Planning and Land Use Committee - 10 Dec 2015
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Received 
City of Victoria 

AUG 20 2015 
SMALL LOT HOUSE REZONING PETITION 

Planning §• Dw/flopnwrit Department 
Developmsrt Services Division In preparation for my rezoning application to the City of Victoria, I, 

, am conducting the petition requirements for the 
(print name) 

property located at 

to the following Small Lot Zone: 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information, However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 
r> _ .. r • 

NAME: (please print) •. ... . . . (see note above) 

ADDRESS: : r~. "'"g .'zc.A A- C -

Are you the registered owner? Yes Q No • 

I have reviewed the plans of the applicant and have the following comments: 

[3 I support the application. 

• I am opposed to the application. 

Comments: 

Date Signature 

Planning and Land Use Committee - 10 Dec 2015
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• j AUG 2 0 7>~<u: ! 

SMALL LOT HOUSE REZONING PETITION I iL"J 
j Planning & DevelopriMra Departm'nt ' 

• • i Devetoomiot Ssrvi'es pi»««>n I 
In preparation for my rezoning application to the City of Victoria, I, 1 — —i 

Cs' .... ; • W,S , am conducting the petition requirements for the 
.. (print name) 

property located at V. i'- Cy: .:v-

to the following Small Lot Zone: ; • 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) A.-,,<r/=/g U/ivre (see note above) 

ADDRESS: rfc/n Pa.-^cASTFjz. 'D Kir's-

Are you the registered owner? Yes • No ® 

I have reviewed the plans of the applicant and have the following comments: 

0 I support the application. 

• I am opposed to the application. 

Comments: 

0'.:> / i 
Date Signature 

Planning and Land Use Committee - 10 Dec 2015
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Received 
| City of Victoria 

I 
I AUG 1 0 201b 

SMALL LOT HOUSE REZONING PETITION S . 
] Planning & D2veiopfn.5r.-t Department 

• j Dev&ioppien? Service* Divi^'on 
In preparation for my rezoning application to the City of Victoria, I, —*—•— — 

, am conducting the petition requirements for the 
(print name) 

property located at " - ' ' • " 

to the following Small Lot Zone: " - - -

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) \ 0 l/yjHVl i LA (see note above) 

ADDRESS: C/j/j-P \ 

Are you the registered owner? Yes • No 

I have reviewed the plans of the applicant and have the following comments: 

0-4 support the application. 

• I am opposed to the application. 

Comments: 

LM/ tyH-  (u  f  7 
Date 7 . .-Signature 

Planning and Land Use Committee - 10 Dec 2015
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1 AUG 2 
SMALL LOT HOUSE REZONING PETITION j 

! Ptorvninc; & Ihrwj 
• j ftewej. ' 

In preparation for my rezoning application to the City of Victoria, I, 

: - , am conducting the petition requirements for the 
(print name) 

property located at • " . : j." •• 

to the following Small Lot Zone: . • 

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

fl > /-J 
NAME: (please print) / r P Q i  n z a  (see note above) 

ADDRESS: Chrvn* tPr Dr\y^ 

Are you the registered owner? Yes • No 0 

I have reviewed the plans of the applicant and have the following comments: 

0- I support the application. 

• I am opposed to the application. 

Comments: 

Planning and Land Use Committee - 10 Dec 2015
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AUG 2 0 791!: 
SMALL LOT HOUSE REZONING PETITION L . . , I Planning & Development Oep 

] D^'elooir^nt Div 
In preparation for my rezoning application to the City of Victoria, I, 

i',cL. G , am conducting the petition requirements for the 
. (print name) 

property located at - :  

to the following Small Lot Zone: --- - "" - .. -

The City of Victoria's Small Lot Rezoning Policy requires that the applicant poll voting 
age residents and owners of neighbouring lots to determine the acceptability of the 
proposal. Please note that all correspondence submitted to the City of Victoria in 
response to this Petition will form part of the public record and will be published in a 
meeting agenda when this matter is before Council. The City considers your address 
relevant to Council's consideration of this matter and will disclose this personal 
information. However, if for personal privacy reasons you do not wish to include your 
name, please indicate your address and indicate (yes or no) if you are the registered 
owner. Please do not include your phone number or email address. 

Please review the plans and indicate the following: 

NAME: (please print) - (see note above) 

ADDRESS: 'Sc? pQ fY(1c2:Kf 

Are you the registered owner? Yes • No O/" 

I have reviewed the plans of the applicant and have the following comments: 

Q-i support the application. 

G I am opposed to the application. 

Comments: 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances No. 00492 for 2972 Doncast... Page 98 of 526



ZEBRADESIGN 

Date: June 15, 2015 

To: City of Victoria 
1 Centennial Square 
Victoria, BC V8W 1P6 

RE: Small Lot Rezoning (2 Lots -1 Renovation, 1 New SFD) 
2972 Doncaster Drive, Victoria 

Attn: Leanne Taylor 

The proposed residential renovation and development will strive to incorporate 'Green 
Initiatives' in an effort to increase the energy efficiency, to improve indoor air quality and reduce 
the impact of construction on our environment. 

The 'Green Initiatives' focus on: 
• Energy efficiency 
• Indoor air quality 
• Resource use 
• Overall environmental impact. 

The following list contains items the developer is considering employing for the existing home 
(where applicable) and the new home: 

Operational Systems: 
• Installation of high efficiency, direct vent, gas fuelled fireplaces with electronic ignition 
• All windows to be Energy Star labeled 

o Newly replaced windows on the main floor of the existing home 
• All appliances to be Energy Star labelled 
• New home is built 'Solar Ready' providing for a rough-in of 3"(75mm) thermal run from 

mechanical room to attic 
• Minimum 50% of recess lights to use halogen bulbs 
• Use of Air tight contact insulation on recessed lights to prevent air leakage 

Building Materials: 
• Use of finger-jointed non structural framing material 
• Use of advanced sealing non HCFC expanding foam around window and door openings 

Zebra Design & Interiors Group Inc. • 1161 Newport Avenue, Victoria BC V8S 5E6 
Phone: (250) 360-2144 • Fax: (250) 360-2115 

Email: info@zebragroup.ca • Website: www.zebragroup.ca 

Planning and Land Use Committee - 10 Dec 2015
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Interior and Exterior Finishes: 
• Some exterior doors manufactured from fiberglass 
• Use of natural cementitious exterior siding 
• Minimum 30 year manufacturer warranty of roofing material 
• MDF casing and baseboard trim (reducing reliance on old growth forest products) 

Indoor Air Quality: 
• Installation of hardwired carbon monoxide detector 
• Central Vac system vented to exterior 
• All insulation in home to be third party certified with low formaldehyde 
• Low formaldehyde subfloor sheathing, exterior sheathing, insulation, carpet underlayment 

and cabinetry (less than 0.18 ppm) 
• All wood or laminate flooring to be factory finished 
• Interior paints to have low VOC (Volatile Organic Compounds) content (less than 250 

grams/ litre) 

Ventilation: 
• Programmable Energy Star thermostat 
• Ventilation fans to meet or exceed Energy Star Requirements 

Waste Management: 
• Trees and natural features to be protected during construction 
• Install a built-in recycling centre with two or more bins 
• Provide composter 
• Existing dwelling maintained as much as possible 

Water Conservation: 
• CSA approved single flush toilet averaging 1.6 GPF (gallons per flush) or less installed in 

all bathroom locations 
• Insulate hot water lines with pipe insulation on all hot water lines 
• Install hot water recirculation line 
• Install low flow faucets in kitchen, on lavatories and shower valves 
• Plant drought tolerant vegetation 
• Supply a minimum of 8" (200mm) of topsoil or composted yard waste at finish grade 

throughout the site 

Sincerely, 

Kathryn Koshman 

Per Greg Chwelos (Development Proposal applicant) 

Zebra Design & Interiors Group Inc. • 1161 Newport Avenue, Victoria BC V8S 5E6 
Phone: (250) 360-2144 • Fax: (250) 360-2115 

Email: info(a>zebragroup.ca • Website: www.zebragroup.ca 
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f SITE DATA - 2TJ2 Doncaster - Proposed Lot A ^ 

LESAL DESCRIPTION LOT AM 3d. BLOCK 1. SECTION 24/30. 
VICTORIA DISTRICT. PLAN 1222 (DD140231I) 

PROPOSED ZCNNS R1-S2 
CWKBtT ZONING IZ1-B 

LOT AREA 
REQUIRED 
2bOOO M3 

PROPOSED 
40425 M3 (4405.18 FT3) 

LOT F8PTH lO-COM 2234 M (73.46') 
U2rj2EPTH_£AVeJ 1831 M (bO.Ob') 

FRONTTARD AREA 123.74 M3 (1332.46 FT3) 

REAR TARP AREA 36.43 M3 (342.14 FT3) 

FRONT (NW) b .OO M 534 M (18.18') 
REAR (SE) b.OO M 1.63 M (5357 si-sassr0** 
SIDE (SW-TO DECK) 1.»M 6.00 M (14.64) 
SIDE (SW-INTERJOK) 1.50M 6.54 M (21.46") 
SIDE (NE-EXTERIOR) 2.40M 5.48 M (17.48') 

A VS. SRAPE 22.2O M (72.83") 
BUILPINS. HEI6HI 7.60 M 4.40 M(16.08') 
STOREYS 2 * BASEMENT 2 STOREYS 
FLOOR AREA 

MAIN FLOOR 77.73 M3 (836.64 FT3) 
LOWER FLOOR (NON-BSMT) 74.42 M3 (801.03 FT3) 

15T/2ND STOREYS. TOTAL 152.15 M3 (1637.72 FT3) 
ALL FLOORS. TOTAL 152.15 M3 (1637.72 FT3) 

TOTAL FLOOR AREA 1 °000 M3 152.15 M3 (1637.72 FT3) 

FLOORAREARADQ 0.60 037 

SITE COVERAGE 40.00 % 25.75% JSSeWiSi 

PARKINS 1 SPACE 1 SPACE 

ACCESSORY BLPO PEOyiPEP PROPOSED 
SETBACKS 
TO HOUSE 2.40M 335 M (10.44") 
FRONT (NW) 1800 M 14.72 M (4824) E5£5F""3'M 

REAR (SE) 0.60M 0.60M (1.4T) 
SIDE (SW-INTERJOR) 0.60M 0.60M (1.4T) 
SIDE (NE-EXTERIOR) 3.50M 18.11 M (54.42) 

AVS.SRAPE TBD 
BUILP1NS HEISHT 4.00M TBD 

FLOOR AREA 3TOO M3 8.74 M3 (44.61 FT3) 

SITE CCVERACE 3000% 10-22 % PORTION IN SITE CCVERACE 

REQUIRED PROPOSED VARIANCE 
/EX1ST1NS 

FRONT (NW) b.OO M 5.54M"«. 0.46M 
REAR (SE) bOO M 133 M e»»T. 437 M o»T. 
ACCESSORY FRONT (NrO 18.00 M 14.72 M 328 M 

LOCATION OF PARKINS LOCATION OF PARKINS 
FRONT YARD 

BUILPINS 

srrE DATA - 2TI2 Doncaster - Proposed Lot B 

LECAL DESCRIPTION LOT LM 38. BLOCK 4. SECTION 24/BO. 
VICTOR'A DISTRICT, PL. W 1222 (DD142231I) 

PROPOSED ZONINS R1-S2 
CiirWNT ZONING R1~B 

LOT AREA 
REQUIRED 
260.00 M3 

PROPOSED 
284.45 M3 (311536 FT3) 

LOT WIDTH 1000 M 1537 M (52DT) 
LOT. DEPTH (AYQJ 1830 M (6002") 

FRONT YARD AREA 6035 M3 (644.60 FT3) 
REAR YARD AREA 4528 M3 (1025.54 FT3) 

FRONT 600 M 4.50 M (14.76') ,SOM 

REAR bOO M 6.02 M (14.75') 
SIDE (INTERIOR) 1.30M 2.40 M (7.8T) 
SIDE (INTERIOR) 1.50 M 1.52 M (4.44) 

A VS. CRAPE 22.78 M (74.74') 

BUI LP INC HEKSHT 7.60 M 7.48 M (24.54') 

STOREYS 2 • BASEMENT 2 STOREYS • BASEMENT 

FLOOR AREA 
UPPER FLOOR 8434 M3 (413.72 FT3) 
MAIN FLOOR 84.84 M3 (413.72 FT3) 
SARASE ALLOWANCE -18.60 M3 (-20021 FT3) 
LOWER FLOOR (BASEMENT) 55.48 M3 (54722 FT3) 

IST/2ND STOREYS. TOTAL 151.17 M3 (162722 FT3) 
ALL FLOORS. TOTAL 206.66 M3 (2224.44 FT3) 

TOTAL FLOOR AREA 140.00 M3 151.17 M3 (162722 FT3) 

FLOOR AREA RATIO 0.60 0.52 

PARKMS 1 SPACE 1 SPACE 

ACCESSORY BLPS RFOUIREE PROPOSED 
SETBACKS 

TO HOUSE 2.40 M 2.45 M (8.04') 
FRONT IS.OOM 14.72 M (4824) 
REAR O.bO M O.bO M (1.4T) 
SIDE (INTERIOR) 0.60M 0.60M (1.4T) 
SIDE (INTERIOR) O.bO M 11.56 M (37.43') 

AV6..CRADE TBD 
BUILDINS HEISHT 4.00 M TBD 

F.LOCS3REA 3700M3 8.74 M3 (44.61 FT3) 

SrTECOVERASE 3OOO % 11.41 % OF REAR YARD SrTECOVERASE 

PROPOSED VARIANCES REQUIRED PROPOSED VARIANCE 

SETBACKS 
FRONT (NW) 6-OOM 4 SO M 1.50 M 
ACCESSORY FRONT (NW) 18.00M 14.72 M 328 M 

> 
s_ D 

o D 

SEGMENT Start T 
22 30 
22 21 
22 04 
22 20 

" A-.-erage Oerance 

Average Grade Calculation 

Tcral Fictcvs Pea-vMer 

22 20 2212 
22 17 221B 
22 10 22 14 
22 20 22 IS 
2220 2220 
2226 2223 
2220 2223 
2220 2220 
2220 2220 
2230 2225 

Tggj 

EXISTING" 
AVERAGE GRADE 

27 20 

SEGMENT Slit : Finish 
2287 
20 58 

at B • Average Grade Calculation 

Average D*ra«ee Fictor 

22 64 
23 00 
2308 
23 00 

Received 
City of Vidoria 

NOV 10 2015 

PfWWfr UST: 

SKO.1 SITE PLAN 4 PATA 
SKO.2 LANDSCAPE PLAN 
SK1.1 LPT A PLANS 4 ELEVATIONS 
SK2.1 LOT B PLANS 4 ELEVATIONS 
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0 
S-<D 

s o Q 

o Oakland Avenue 
Proposed Landscape Flan 
Scale: 1:100 ' ~ 

I 1 in 
S 

o Pence Design 
scale: 1/4" = v-o" 

LANDSCAPE PLAN LEGEND 
TREES/SHRUBS 

tit 
# o 
(&ROUNPGOVER 

NEH SHRUBS 

LAJNN 
HARP LANP5CAPINC3 

Z] 

IEWSHF 

/NDGON 

ZZJ 

PLANTED AREA GROUNDGOVER PLANTS 
fMULGHJ 

RETAIN INC K<ALL 

E<3RESS 

* • •• 

BOIES: 

3. ALL LANDSCAPNG SHALL BE PERFORMED TO BGSLA, BOLNA STANDARDS. 

4. ALL EXISTNG TREES TO REMAIN. WLESS NOTED OTHERJfSE 

5. FOOD FENCE TO BE MAX HEIGHT OF: 
1.20M f4--0"; BETVCEN FRONT PROPERTY LJNE AND FRONT OF BUILDING 
1 BOM (b'-O') BETFCEN FRONT OF BULDtNG AND REAR PROPERTY LNE 
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o Lot A - Lower Floor Plan 
Scale: 1/8" = V-O" o Lot A - Main Floor Plan 

scale: 1/8" = r-o" o Lot A - Roof Plan 
Scale: 1/8" = V-O" 

o 
HKSffiSS 

Lot A - Doncaster Pr Elevation 
Scale: 1/8" = i'-o" 

o 
SGGCFFFR BSWB 

Lot A - Southwest Elevation 
scale: 1/8" = V-O" 

o Lot A - Oakland Ave Elevation 
Scale: 1/8" = V-O" 

O 

'TSSWgg1' 

Lot A - Southeast Elevation 
Scale: 1/8" = r-O" 
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Lot B - Lower Floor Plan 
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o Lot B - Main Floor Plan 
Scale: 1/6" = VO" o Lot B - Upper Floor Plan 
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Development Permit with Variances Application No. 000447 for 941-943 
Fort Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that after giving notice and 
allowing an opportunity for public comment at a meeting of Council, that Council consider the 
following motion: 

"That Council authorize the issuance of Development Permit Application with Variances 
No. 000447 for 941 to 943 Fort Street in accordance with: 

1. Plans date stamped October 30, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
a. Part 6.55 1.(2) allowing office use to locate within 6m of the building street 

frontage 
b. Schedule C Section 16.C.5 - reduction of 1 parking stall for the change of use 

from retail to office. 
3. Registration of a Section 219 Covenant restricting office use on the ground floor 

to a maximum of three years, to the satisfaction of City staff. 
4. The Development Permit lapsing two years from the date of this resolution." 

LEGISLATIVE AUTHORITY 

In accordance with Section 920(2) of the Local Government Act, Council may issue a 
Development Permit in accordance with the applicable guidelines specified in the Official 
Community Plan. A Development Permit may vary or supplement the Zoning Regulation Bylaw 
but may not vary the use or density of the land from that specified in the bylaw. 

Pursuant to Section 920(8) of the Local Government Act, where the purpose of the designation 
is the revitalization of an area in which a commercial use is permitted, a Development Permit 
may include requirements respecting the character of the development, including landscaping, 
and the siting, form, exterior design and finish of buildings and other structures. 
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EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application for the property located at 941 to 943 Fort Street. The 
proposal is to change the use from retail to office on the ground floor. 

The following points were considered in assessing this application: 

• the proposed building is subject to regulation under Development Permit Area 7B (HC) 
and is consistent with the applicable Design Guidelines in the Official Community Plan 
(OCP) and the Downtown Core Area Plan (DCAP) 

• a variance is required to allow office use to locate within six meters of the building 
frontage 

• office use will be limited to a maximum of three years and will be secured through a 
Section 219 Covenant 

• the site is located Downtown and is within close proximity to walking, cycling and public 
transit facilities so the effect of the parking variance will be minimal. 

BACKGROUND 

Description of Proposal 

The proposal is for the retention and renovation of an existing retail space into offices. Specific 
details include: 

• provision of privacy film to the storefront windows consisting of a high-resolution image 
of the former Neon Products building that previously occupied the site 

• existing retail access directly off of Fort Street will be secured and primary access will be 
gained via the lobby at 947 Fort Street. 

The proposed variances are related to: 

• allowing the siting of offices to be within six meters of a building frontage 
• a reduction in the required parking from 50 to 49 stalls to facilitate the change in use to 

office. 

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. However, the building contains 12 publicly accessible bike racks on Fort Street and 
14 secure bike lockers located in the underground parkade. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Development Permit 
Application. 
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Existing Site Development and Development Potential 

The site is presently occupied by retail units on the ground floor and office uses above. Three 
residential units are located at street level fronting Meares Street. 

Data Table 

The following data table compares the proposal with the existing CA-58, Harris Green (947 Fort 
Street) District Zone. An asterisk (*) is used to identify where the proposal is less stringent than 
the existing zone. 

Zoning Criteria Proposal Zone Standard 
CA-58 

Site area (m2) - minimum 1,272 1,200.00 

Density (Floor Space Ratio) -
maximum 3.54:1 3.55:1 

Total floor area (m2) - maximum 4509.00 4515.6 

Height (m) - maximum 20.10 20.50 

Storeys - maximum 7.00 7.00 

Parking Existing Use - minimum 49 49 

Parking Proposed Use - minimum 49* 50 

Bicycle storage (Class 1) - minimum 14 (existing) N/A 

Bicycle rack (Class 2) - minimum 12 (existing) N/A 

Relevant History 

A parking variance for 15 stalls was approved on May 14, 2009, at the time of the original 
Development Permit Application for the building. The applicant proposed secure bike storage 
within the building (14 stalls) and publicly accessible bike racks for 16 bikes at the lobby 
entrance along Fort Street. These facilities are in existence today. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on November 13, 2015, the Application was 
referred for a 30-day comment period to the Downtown Residents Association 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. 
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ANALYSIS 

Development Permit Area and Design Guidelines 

The Official Community Plan 2012 (OCP) identifies this property in Development Permit Area 
7B (HC) Corridors. The objectives of this designation are to revitalize Fort Street and to 
strengthen commercial viability while improving the pedestrian experience at the street level. 
The proposal will not have a positive effect on the street frontage along Fort Street through the 
removal of active uses along the ground floor. However, as the change of use to office will be 
temporary in nature and will be secured through a Section 219 Covenant, restricting the time 
period to a maximum of three years, staff recommend for Council's consideration that this be 
approved. 

Downtown Core Area Plan 

With respect to local area plans, the Downtown Core Area Plan, 2011 (DCAP) applies to the 
subject site. Within the DCAP, the subject property is identified in the Residential Mixed Use 
District which encourages multi-residential development appropriate to the context that respects 
the allowable building heights in the neighbourhood. Active commercial street-level uses are 
encouraged to help increase pedestrian activity. 

The DCAP provides both broad urban design objectives for the Downtown Core and more 
detailed design guidelines for specific districts. The DCAP also includes policies related to the 
design of buildings including built form and setbacks. Overall, the proposal is consistent with 
these policies as it helps to achieve the broad objectives related to community vitality by 
strengthening the employment base by providing suitable office space. However, the 
Application is not consistent with the Guidelines as it relates to active street-level uses, which is 
of particular importance along Fort Street (policy 3.17). Due to the nature of the tenant that 
would occupy the space, the applicant proposes to include a privacy film to the storefront 
windows consisting of a high-resolution image of the former Neon Products building that 
previously occupied the site. This design solution was prepared in consultation with the 
Downtown Victoria Business Association. As this does provide some visual interest at the 
pedestrian level and is for a temporary period, staff recommend for Council's consideration that 
this deviation from the Guidelines is supportable. 

Advisory Design Guidelines for Buildings Signs and Awnings (1981) 

These Guidelines state that an acceptable application will include consideration of an attractive 
streetscape and that the architecture and landscaping of the immediate area be identified and 
acknowledged. In evaluating a design, particular emphasis will be placed on the solution to 
these general aspects: comprehensive design approach, relevancy of expression, context, 
pedestrian access, massing, scale, roofline, detailing, street relationship, vistas, landscaping 
plan, colours and textures. The Application is consistent with these Guidelines and includes 
visual references to the building that previously occupied the site. 

Regulatory Considerations 

The current CA-58, Harris Green (947 Fort Street) District Zone prevents office and financial 
institutional uses from locating within six meters of the building frontage. The intent of this 
regulation is to ensure an active street at the ground level. Given the temporary nature of the 
office use, and the provision of alternative screening along the street level as mentioned earlier 
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in this report, staff recommend for Council's consideration that the proposed variance be 
approved. 

Proposed Parking Variance 

A Transportation Demand Management study was not considered necessary for this parking 
variance due to the fact that the variance request is minor in nature, no additional floor space 
will be added as part of the proposal and the building is located downtown within close proximity 
to transit facilities. It is anticipated that the majority of staff will use alternative modes of travel to 
the proposed office. Bicycle parking requirements under Schedule C of the Zoning Regulation 
Bylaw are not applicable in this case, as the proposal is not a newly constructed building, 
although bicycle racks do currently exist within the building. In addition, the surrounding on-
street parking is metered, and will not affect residential parking. Staff therefore recommend for 
Council's consideration that the proposed parking variance be approved. 

CONCLUSIONS 

Due to the minor nature of the proposed variances, and given that the proposal is time limited, 
the impact on surrounding properties is expected to be minimal. The applicant is proposing 
high-resolution images along the street frontage that will provide some visual interest at the 
pedestrian level, while meeting the office space requirements of the proposed tenant. 

Staff have reviewed the proposal and for the reasons noted above, staff recommend for 
Council's consideration that the application be approved. 

ALTERNATE MOTION 

That Council decline Development Permit with Variances Application No. 000447 for the 
property located at 941 to 943 Fort Street. 

Respectfully submitted, 

Charlotte Wain 
Senior Planner - Urban Design 
Development Services Division 

Jonathan Tin-hey, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 
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List of Attachments 

• Zoning map 
• Aerial photo 
• Letter from applicant dated November 13, 2015 
• Plans for Development Permit Application with Variances No. 000447, dated November 

13, 2015 
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de Hoog & Kierulf architects 

Victoria 
977 Fort Street V8V 3K3 
T 250-658-3367 
F 250-658-3397 
Nanaimo 
102-5190 Dublin Way V9T 2K8 
T 250-585-5810 
mail@dhk.ca 
_wyyyxdhk.es 

Friday, November 13,2015 

Mayor and Council 
City of Victoria 
#1 Centennial Square 
Victoria BC 

re : 941 & 943 Fort Street - DP Variance Application 

Received 
C«y of Victoria 

NOV 1 3 2015 

Ssasasr. 

Dear Mayor and Council; 
We are writing to explain the application for variance for the retail suites located at 941 and 
943 Fort Street. 
The Zoning by-law permits Retail and related uses on the ground floor but restricts Office 
use within 6 metres of the storefront facing Fort Street. 
One of the main tenants in the office building above is the office of the Ombudsperson. This 
office has been charged by the Provincial Government to conduct a special investigation 
which requires the hiring of additional staff and the establishment of a separate and secure 
investigation office. Locating this office within the vacant premises at 941 and 943 Fort 
Street will utilize existing resources and infrastructure that already exists in the offices above. 
This variance application is requesting a temporary relaxation of the restriction of Office use 
within the first 6 metres of the main floor space to allow this office to be established. The 
relaxation will be time-limited by means of a covenant limiting the relaxation to a three year 
term. Although it is not expected that the special investigation will take as long as that to be 
concluded it is difficult to predict the exact length of time it will take so the term has been set 
at three years to provide some flexibility in this regard. 
A one stall variance is also being requested - the Office use requires 3 stalls and the existing 
retail space required 2. This will not create any issues as the existing parking lot is under
utilized and there is excess parking capacity available to be allocated to the Office users. 
Finally, the proposal includes the application of privacy film to the storefront windows to 
prevent any breach of privacy. The film will consist of large-scale high resolution graphic 
images of the former Neon Products building that previously occupied the site and the 
Menzies Plumbing building that was located at 911 Fort Street, similar to the historic image 
'wraps' that are used on utility boxes in the neighbourhood. 
We trust that Council will recognize the importance of co-locating this special investigation 
unit within the Fort street space, the significance of the public service this office has been 
tasked to provide, and the time sensitive nature of this application to allow this important 
work to begin. 

Sincerely Yours, 
de Hoog & Kierulf architects 

Charles Kierulf architect AIBC MRAIC 
Principal 

1 of 1 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 115 of 526



Received 
Crty of Victoria 

NOV 1 3 2015 
Planning fc Development Department 

Development Services Division 

FORT STREET 

PROJECT WCfUIATION TABLE 

Zone 
Standard 

Propoul -
IfcStforeirt 
from Zona 

CMS CA«1 
1200 na 1772 

4440 
US 3.46 

205 noctaOM 
r S 
<9 41 

4 2 (racta) *~i im •I 4 2 (racta) 

a .i, * . 
0RlM.6mfS.fci rocftosw 

rod*i(p» 
1 • ' ! to rod»nss» 

• *>• t " i to r»<ftar>3*3 

FORT STREET 

•TABS! MOrtAOe 

LOCATION FIAK> XT* 

PiTjsd OSa TtK® 

DP Variance 
941-943 Fort Street 
Victoria BC 

Plans & Exterior Views 

A001 
fTTMtom vrtvaa TI«J 
1 S 3 - S 1 8 3 m a n  f t . a  

•Eja*ng 8Ks»tonte rt.-n»h. Op^jo 
stoi:* fin nUt nhtnl ptetsgripti 
cnpNc to emu (Bntoit «Mm ar 

.OOSYM7 FORT 

FLOOR PLAN - SPECIAL INVESTIGATION OFFICE 
Scale 1:100 

043 FORT STREET - EXISTING STOREFRONT 043 FORT STREET-PROFOSED STOREFRONT 941 FORT STREET - EXISTING STOREFRONT 041 FORT STREET - PROPOSED STOREFRONT 

Planning and Land U
se C

om
m

ittee - 10 D
ec 2015

D
evelopm

ent P
erm

it w
ith Variances A

pplication N
o. 000447 for...

Page 116 of 526



11/13/2015 

Development Permit with 
Variances Application for 

941 to 943 Fort Street 

T VICTORIA 

VICTORIA 

1 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 117 of 526



11/13/2015 

DPA 7B (HC) Corridors 

CITY Of 
v VICTORIA 

2 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 118 of 526



11/13/2015 

Neighbouring Properties 

C ITV Of 
VICTORIA 

Existing Site Plan 
FORT STREET 

' " •* -r- ' V  , H 

! ( 

la U 

KWtTM/rORT 

i; 
: 

]? 

I 

< > 

I'.il--

C 

I'.il--

t 1 

T DN" -/ 

~~i -
rtcc 

f^\ 

-1 

A ( - 1  
IV..., U J 
• " k - J 

J 
V 

VICTORIA •— VICTORIA 

3 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 119 of 526



Proposed Site Plan 
FORT STREET 

Existing Storefront 

900 BLOCK FORT STREET - EXISTING CONTEXT 

943 FORT STREET - EXISTING STOREFRONT 941 FORT STREET • EXISTING STOREFRONT 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 120 of 526



11/13/2015 

5 

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 121 of 526



Page 122 of 526



12/10/2015

1

Development Permit with 
Variances Application for

941 to 943 Fort Street

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 123 of 526



12/10/2015

2

DPA 7B (HC) Corridors

Existing Site

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 124 of 526



12/10/2015

3

Neighbouring Properties

Existing Site Plan

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 125 of 526



12/10/2015

4

Proposed Site Plan

Existing Storefront

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 126 of 526



12/10/2015

5

Proposed Storefront

Planning and Land Use Committee - 10 Dec 2015

Development Permit with Variances Application No. 000447 for... Page 127 of 526



Page 128 of 526



C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Development Permit No. 000439 for 1101 Fort Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion: 

"That Council authorize the issuance of Development Permit Application No. 000439 for 
1101 Fort Street in accordance with: 

1. Plans date stamped November 4, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements. 
3. That Council authorize City of Victoria staff to execute an Encroachment Agreement 

for a fee of $750 plus $25 per m2 of exposed shored face during construction, in a 
form satisfactory to City staff. 

4. Registration of the following: 
a. Statutory Rights-of-Ways for the bus shelter on Fort Street and sidewalk on 

Meares Street to the satisfaction of City staff; 
b. Section 219 Covenant for the public realm improvements associated with the 

landscape planters and pavers along Cook Street and Meares Street to the 
satisfaction of City staff. 

5. Final plans to be generally in accordance with the plans identified above to the 
satisfaction of City staff. 

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

LEGISLATIVE AUTHORITY 

In accordance with Section 920(2) of the Local Government Act, Council may issue a 
Development Permit in accordance with the applicable guidelines specified in the Community 
Plan. A Development Permit may vary or supplement the Zoning Regulation Bylaw but may not 
vary the use or density of the land from that specified in the bylaw. 

Pursuant to Section 920(8) of the Local Government Act, where the purpose of the designation 
is the revitalization of an area in which a commercial use is permitted, a Development Permit 
may include requirements respecting the character of the development, including landscaping, 
siting, form, exterior design and finish of buildings and other structures. 
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EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application for the property located at 1101 Fort Street. The proposal 
is to construct a mixed-use building comprising of ground-floor commercial and five storeys of 
residential above. There are no variances associated with this Application. 

The following points were considered in assessing this Application: 

• The proposed building is subject to regulation under Development Permit Area 7B (HC) 
Corridors and is generally consistent with the applicable Design Guidelines in the Official 
Community Plan (OCP) although not as it relates to the street wall height specified for 
this site in the Core Residential designation. 

• The proposed design is consistent with a number of the guidelines in the Advisory 
Design Guidelines for Buildings, Signs and Awnings and the Guidelines for Fences, 
Gates and Shutters. 

BACKGROUND 

Description of Proposal 

The proposal is to construct a six-storey, mixed-use building with ground-floor retail fronting Fort 
Street and Cook Street with residential uses above. Specific details include: 

• private balconies for all residential units 
• two live/work units located on the ground floor fronting Meares Street 
• underground parking for 71 stalls (which is in excess of the minimum requirements 

under Schedule C of the Zoning Regulation Bylaw) accessed off Meares Street 
• reconfigured boulevard along Meares Street to allow for short-term on-street parking for 

10 vehicles 
• bicycle storage for 84 bikes located at parking level two 
• publicly accessible bicycle parking is available for 16 bicycles located on Cook Street 
• a landscaped green space fronting Meares Street 
• incorporation of an existing bus stop with new seating area towards the east of the 

property along Fort Street 
• bicycle kitchen on Meares Street 
• raised planters and boulevard planting as detailed in the landscape plan and the 3D 

visualisation package 
• exterior building materials consisting of: 

o a mixture of white (floors two, three and six) and black (floors four and five) stacked 
bond brick 

o composite wood panels for balcony projections 
o combination of white and black framed vinyl windows 
o glass guardrails, 

Sustainability Features 

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

The Application supports active transportation with the inclusion of bicycle storage facilities in 
the parkade, publicly available bike racks along Cook Street and a bike repair station on Meares 
Street. 

Public Realm Improvements 

The proposal includes frontage improvements and landscaping features within the public Right-
of-Way, which are discussed in more detail later in this report. 

Existing Site Development and Development Potential 

The site is presently occupied by single storey commercial units and surface parking. 

Data Table 

The following data table compares the proposal with the existing CA-72 Zone, Fort Street 
Commercial - Residential District. There are no variances associated with the Application. 

Zoning Criteria Proposal Zone Standard 
CA-72 

Site area (m2) - minimum 1893.00 1890 

Density (Floor Space Ratio) -
maximum 3.9:1 3.9:1 

Total floor area (m2) - maximum 7350.00 7350.00 

Height (m) - maximum 21.80 23.70 

Storeys - maximum 6 N/A 

Site coverage % - maximum 78 89 

Open site space % - minimum 27 8 

Setbacks (m) - minimum 
Front (Fort Street) 
Rear (Meares Street) 
Side (east) 
Side (west, Cook Street) 

Nil 
Nil 
Nil 
Nil 

Nil 
Nil 
Nil 
Nil 

Parking - minimum 70 55 

Visitor parking (minimum) included in 
the overall count 5 5 

Commercial parking (minimum) 
included in the overall count 4 4 

Bicycle storage (Class 1) - minimum 84 84 

Bicycle rack (Class 2) - minimum 16 9 
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Relevant History 

A Rezoning Application and concurrent Development Permit Application for 88 residential units 
and ground-floor retail was approved by Council on February 13, 2014. This Development 
Permit will expire on February 13, 2016, although the development rights associated with the 
Rezoning Application remain in effect. The staff recommendation at the time was to decline the 
Application, based on the proposed density exceeding the maximum prescribed in the Official 
Community Plan (OCP), the lack of a third party land lift analysis for the increased density and 
the development not meeting the applicable guidelines as they relate to street wall height. 
Although the density is no longer a consideration for the current Development Permit 
Application, the street wall height is still applicable and further detail on how the current 
application meets these guidelines is provided in the analysis section below. 

Community Consultation 

The Application does not include variances; therefore, consistent with the Community 
Association Land Use Committee (CALUC) procedures related to development applications, it 
was not circulated to the Downtown Residents Association for comment. 

ANALYSIS 

Development Permit Area and Design Guidelines 

The Official Community Plan 2012 (OCP) identifies this property in Development Permit Area 
7B (HC) Corridors. The objectives of this designation are to revitalize Fort Street and to 
strengthen commercial viability while improving the pedestrian experience at the street level. 
Achieving a cohesive design and enhanced appearance through high-quality architecture, 
landscape and urban design through sensitive and innovative interventions is also an important 
objective of this Development Permit Area (DPA). 

The OCP designation for this site envisions street wall heights from three to five storeys. The 
applicant proposes a six-storey street wall (21.8m high) along Fort Street and Cook Street. One 
of the primary objectives of this DPA is to achieve cohesive and high-quality architecture and 
urban design that is responsive to its historic context. The corridor consists of predominantly 
lower-scale buildings with highly articulated retail frontages. Where taller buildings have been 
introduced, upper-storey setbacks have generally been provided in order to provide buildings 
that do not overwhelm the Right-of-Way and are respectful of the public realm. 

The building is on the edge of multiple neighbourhood boundaries, particularly the Downtown 
Core Area (Harris Green). Although not directly applicable to the subject property, the area 
west of Cook Street is subject to the guidelines within the Downtown Core Area Plan, which 
recommend a maximum primary street wall height of 15m for Fort Street and 20m for Cook 
Street. In terms of the immediate context, the three-storey apartment building across Cook 
Street is Heritage-Designated so it could be anticipated that the existing scale of the street wall 
would remain as the neighbouring condition. 

The proposed building fagades are articulated horizontally by rotating the floor plates at the 
fourth and sixth floor levels, which the applicant cites as being a creative and unique response 
to the design guideline recommendations to vary the setback of the street fagades, in lieu of the 
traditional stepping back of upper storeys. Staff concur with this rationale and are also 
supportive of the change in materials at each of the floorplate shifts, which also helps to visually 
break down the perceived massing of the building. The use of darker brick at the fourth and fifth 
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storeys provides a visual connection to the adjacent Zen building at 1121 Fort Street, with a 
lighter colour being used to reduce the perceived massing on the sixth storey. In addition, the 
increased setbacks, commercial ground-floor modulation with high/-quality architectural finishes, 
splayed corners and weather-protective canopy at the ground level help to enliven the 
pedestrian experience. 

The issue of street wall heights was noted as an issue by staff in the previous Development 
Permit Application approved in February 2014. The previous proposal included brick cladding 
and aluminum windows that extended vertically up to the sixth storey, which accentuated the 
perceived height of the building as there was no change in materials for the upper storey. The 
current Application provides a successful design solution for mitigating the perceived impact of 
the sixth storey through horizontal elements and architectural features as described previously. 
All these architectural elements combined help support the rationale for the deviation in the 
Design Guidelines. 

Advisory Design Guidelines for Buildings Signs and Awnings (1981) 

These Guidelines state that an acceptable application will include consideration of an attractive 
streetscape and that the architecture and landscaping of the immediate area be identified and 
acknowledged. In evaluating a design, particular emphasis will be placed on the solution to 
these general aspects: comprehensive design approach, relevancy of expression, context, 
pedestrian access, massing, scale, roofline, detailing, street relationship, vistas, landscaping 
plan, colours and textures. The Application is consistent with these Guidelines. 

Guidelines for Fences, Gates and Shutters (2010) 

The objective of these Guidelines is to ensure that where fences, gates and shutters are 
required, they are designed well and complement their surroundings. The Application is 
consistent with these Guidelines. 

Advisory Design Panel Review 

The Application was referred to the Advisory Design Panel (ADP) at a meeting on October 28, 
2015, and the applicant's detailed response to staff comments and the Panel recommendations 
(dated November 3, 2015) are attached to this report. The key refinements to the proposal are 
summarized below. 

With regard to the impacts on the neighbouring Zen building to the east, the applicant has 
included additional detail on the east elevation to demonstrate the condition at the zero lot line. 
Additional plans have also been included in the 3D render package, which show the relationship 
between the proposed building and the adjacent light wells along with the overall shadowing 
effects. The applicant has responded to staff concerns with the east elevation that protrudes 
above the Zen building by expanding the black brick banding along this edge to provide greater 
visual interest when viewed along Fort Street. The ADP did not provide any comment on the 
transition to the adjacent building or the height of the street walls along Cook Street and Fort 
Street. 

A design rationale has been submitted to illustrate the evolution of the building massing and 
how the proposal fits with the neighbouring context. Illustrations have been included to 
demonstrate the differences between the "previous proposal" approved by Council on February 
13, 2014, and the current proposal before the Committee. 
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The applicant has responded to staff and ADP comments related to the blank east elevation that 
overlooks the green space by including a window and door on the south west corner of the 
building. Additional comments were raised by the ADP in relation to improving the activity in the 
greenspace and the applicant has responded by increasing the size of the private amenity 
space for the live-work units. 

Staff commented on the functionality and convenience of the bike storage room, currently 
proposed in the lower parking level two of the building. No comment was made by the ADP in 
relation to this issue. The applicant has not revised this aspect of the proposal and has 
indicated in the supporting letter that this may be reviewed at a later date based on market 
demand. Other revisions to the proposal are detailed in the applicant's letter. 

Public Realm Improvements 

The Application proposes frontage improvements immediately adjacent to the property using a 
combination of concrete unit pavers and cast in place concrete. The type of pavers used will be 
to City standards and to the satisfaction of City staff. In addition, the applicant is proposing to 
include planting and seating within the boulevard. This includes replacement of the street trees 
along Cook Street and Meares Street and provision of two additional trees along Fort Street. 
The existing Chestnut tree at the corner of Cook Street and Meares Street is proposed to be 
maintained. This construction would be at the applicant's expense and would be secured 
through a Section 219 Covenant. The applicant is amenable to entering into this agreement. 

Statutory Right-of-Way 

To secure a space for waiting transit patrons, a Statutory Right-of-Way (SRW) is required on the 
Fort Street frontage for the length of the property where the public will have access. The SRW 
was registered at the time of the previous Rezoning Application, although staff require 
confirmation that the alignment is still applicable to the current proposal. This SRW is to 
accommodate waiting bus passengers and other pedestrians. 

A sidewalk currently exists along Meares Street. The applicant is proposing to reconfigure the 
boulevard and include 10 on-street paid parking stalls. This will result in the sidewalk being 
rerouted onto private property. A SRW is required to secure public access over private property 
for the realigned sidewalk. 

Sewage Attenuation 

As part of the original Rezoning Application, a Section 219 Covenant for sewage attenuation 
was registered to address infrastructure improvements to support the increase in density at the 
time. A report from a qualified engineer has since been submitted and confirms that sewage 
attenuation is required on the property. A location has been identified on parking level two and 
is shown on the attached plans. 

Resource Impacts 

Resource impacts are associated with this proposal, although it is not envisaged additional 
staffing will be required. The pavers and landscaping elements proposed on the frontage will 
have higher maintenance costs than the typical City standards. Staff recommend for Council's 
consideration that the proposed pavers, seating and planting are supported since this would 
provide for a more high quality public realm. 
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The Applicant proposes to construct shrub plantings within the City-owned Right-of-Way. Once 
the project is complete (anticipated to be in 2018), the maintenance of these shrub areas will 
rest with the Department of Parks, Recreation and Facilities. The pavers, seating and bike 
repair station will be the responsibility of the Department of Engineering and Public Works. It is 
estimated that the annual maintenance of these public realm features will cost approximately 
$9,500. This estimate is based on 2015 rates. The breakdown is as follows: 

• shrub plantings: $4,800 
• trees: $600 
• irrigation infrastructure: $780 (water meter fees and spring/winter maintenance) 
• pavers: $250 
• benches: $500 
• bike repair station: $1000 
• dog station: $1000 
• bike racks: $500 
• angled parking area wheel stops: $250. 

CONCLUSIONS 

The applicant has presented an innovative response to the immediate context. Although there 
are inconsistencies between the proposed street wall height and the guidelines, overall staff are 
satisfied with the unique design response. The Application has been reviewed by the ADP and 
minimal comments were made on the proposal. The applicant has responded to the majority of 
staff and the Advisory Design Panel suggestions, which has resulted in an overall improved 
proposal and staff, therefore, recommend for Council's consideration that the Application is 
approved. 

ALTERNATE MOTION 

That Council decline Development Permit Application No. 000439 for the property located at 
1101 Fort Street. 

Charlotte Wain 
Senior Planner - Urban Design 
Development Services Division 

Respectfully submitted, 

Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 
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List of Attachments 

• Zoning map 
• Aerial photo 
• Letter from applicant, date stamped October 21, 2015 
• ADP report, dated October 22, 2015 
• Draft ADP minutes from the meeting of October 28, 2015 
• Letter from applicant detailing the response to ADP comments, dated November 3, 2015 
• Traffic Study, dated November 12, 2014 
• Plans for Development Permit Application No. 000439 dated November 3, 2015 
• Design rationale and 3D render package dated November 3, 2015. 
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CASCADIA ARCHITECTS 

09 September 2015 

City of Victoria 

No.1 Centennial Square 

Victoria BC 

V8W1P6 

Attn.: Mayor & Council 

Re: 1101 Fort Street Development Permit Application 

We are pleased to submit this Development Permit application for 1101 Fort Street on behalf of Abstract Developments 

Inc. The current development permit for a 6 storey mixed-use building with FSR 3.9:1 as permitted under the CA-72 

Zoning was granted in 2014 after a 2 year review and approval process. 

This new DP application conforms to all the CA-72 requirements with regards to uses, FSR, setbacks, and parking 

provisions, but adjusts the unit mix, massing, and exterior design to respond to market and building code changes 

that have occurred since the project was initiated in 2012. The fundamental benefits of the proposal remain or are 

improved as follows: 

Neighbourhood 

Use of the site remains as originally proposed, with 5 levels of residential condominiums above ground floor 

commercial uses. The number of residential units has been reduced from 88 to 81, with the balance shifted from a 

majority of smaller studio and 1 bedroom units, towards a balanced range of studio, 1 bedroom 

& 1 bedroom + den, and 2 bedroom & 2 bedroom + den. This residential component 

represents the primary benefit of the proposal, bringing a new population to the upper end of 

Fort Street. These residents will use the surrounding streets as circulation routes to and from 

work and entertainment opportunities downtown. Their presence and activity in this car-

optional location will boost the local businesses and help to solidify this area as a vital 

component of a healthy and sustainable downtown for Victoria. 

The building massing is altered but continues to respond to each frontage (Fort / Cook / 

Meares) as appropriate to the individual character of the different streets. 

Design & Development Permit Guidelines 

The revised massing of the building continues to respond to the specific characteristics of the 

site and context as well as the development area guidelines: 

• Density, height and setbacks conform to the zoning and no variances are required 

for the proposal. 

• The 6 storey massing at Fort and Cook Streets is maintained as per the previous 

design, to respond to the 6 Storey, 5.5:1 FSR massing that is anticipated on the west 
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side of Cook Street by the Downtown Area Plan (DAP). This balance of size, density and use defines the 

public spaces at a scale that is appropriate to the Right-of-Way widths of both Fort and Cook Streets. This 

massing also creates a street wall along Fort Street and Cook Street in accordance with the design 

guidelines. 

• The architectural expression is contemporary but takes it cues from the historic massing and materiality of 

the nearby residential buildings on Fort and Cook Streets, with an over-height, glazed commercial ground 

floor distinguished from the residential uses above by a change to brick cladding above a continuous 

entablature / canopy at the second floor. Beneath the canopy the ground floor is set back on the Cook and 

Fort Street frontages to create a generous and sheltered pedestrian zone with strong visual connection 

between the public space and the animation of the ground floor interiors. 

• Above the canopy the facades are articulated horizontally by the simple device of rotating the floor plates at 

the 4lh and 6lh floor levels. This is done to respond in a creative and unique way to the design guideline 

recommendations to vary the setback of the street facades along their length and step back from the street 

as the building rises. In this case, the horizontal rotations serve to step the upper floors of the building back 

at the east end of the site on Fort, deferring to the Zen and residential scale of the buildings further up Fort, 

while maintaining a sense of height and drama at the Fort and Cook intersection and creating a unique visual 

landmark that acknowledges this gateway point between the neighbourhoods of Downtown and Fairfield. 

• Additionally, the massing has now been pulled away from Meares Street at the SE corner, in order to respond 

to the stepped down, residential scale of Meares Street and to provide more daylight to the rooftop deck of 

the adjacent Zen building-an issue that was noted during Council and neighbourhood review of the previous 

scheme. 

• The two ground level Live / Work units on Meares Street have been maintained from the previous design as 

a use appropriate to the character of the street, and have been improved by reconfiguration of the short-term 

commercial parking, which has been moved from the site to the street right-of-way. In place of the previous 

9 stall parking area a landscaped green space now fronts Meares Street, enhancing the public pedestrian 

experience along the site. 

• Vehicle and service access to the site from Meares is improved by addition of a designated loading bay for 

garbage and deliveries, 

Transportation & Infrastructure 

• The project is well situated and fully serviced by City of Victoria infrastructure. Schools, parks and recreation 

facilities are all located within walking distance of the site. In addition, the nearby work and shopping 

opportunities available downtown make this site suitable for an increased population density. 

• This population will be well serviced with regard to transportation options, including immediate proximity to 

major Transit routes on both Fort and Cook Streets as well as vehicle and bicycle parking and storage 

provisions. 

• The proposal provides for 16 bicycle and 10 vehicle off-site convenience parking spaces as well as 84 secure 

Class A bicycle lockers (in excess of the 81 required) and 70 vehicle parking stalls underground (in excess of 

the 55 required). Further amenities related to transportation are described in the Project Amenities. 

CASCADIA ARCHITECTS 
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Project Amenities 

In addition to the improved pedestrian treatment along Meares Street the project maintains previous and adds new 

amenities within the design: 

• Fort Street Bus Stop - The covered bus stop that was added during the consultation process of the rezoning 

has been included under the canopy along Fort Street in the new design as a public amenity. 

• Bicycle kitchen on Meares Street bike route -The project proposes to locate a public 'bike kitchen' at the 

corner of Meares and Cook Streets. The immediate proximity to the likely cafe or restaurant space in the 

building's ground floor, and within one block of two local bike shops, make this an ideal location for this kind 

of amenity. 

• Building Amenity Space & Public Art - Typically building amenity space is provided in the least sellable area, 

or on the roof where it provides benefit only to the building residents. This proposal includes a two-storey 

high common amenity space at the second floor corner of Cook and Meares, taking full advantage of the 

exposure and proximity to the commercial uses below and across the street. This space will include hanging 

landscaping elements and an environmentally interactive lighting design that will contribute an art amenity to 

the public realm, animate the fagade, and hopefully integrate the life of the building with that of the larger 

community in a way that strengthens the ambiance and activity of the distinctive small commercial center 

that exists at the four corners of that intersection. 

In preparing this design and development permit application package the team has carefully reviewed the City's 

comments and input related to the previous design, as well as the relevant OCP objectives and DP Area Design 

Guidelines. The design maintains the urban fit that is appropriate to the site and proposes a bold and distinctive 

architecture that will create a landmark gesture at this important location. It will invigorate this end of Fort Street and 

hopefully strengthen the emerging character of this neighbourhood as a contemporary arts and design center. We 

look forward to presenting the project to Council. If you have any questions or require further clarification of any part 

of this application please do not hesitate to contact our office. 

Sincerely, 

CASCADIA ARCHITECTS INC. 

Peter Johannknecht, Architect AIBC, LEED AP 

Principal 

Gregory Damant, Architect AIBC LEED AP 

Principal 
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CITY OF 
VICTORIA 

Advisory Design Panel Report 
For the Meeting of October 28, 2015 

To: Advisory Design Panel Date: October 22,2015 

From: Charlotte Wain, Senior Planner - Urban Design 

Subject: Development Permit No. 000439 for 1101 Fort Street 

RECOMMENDATION 

Recommend to Council that Development Permit Application No. 000439 fori 101 Fort Street be 
approved with changes recommended by the Advisory Design Panel (ADP). 

EXECUTIVE SUMMARY 

The Advisory Design Panel (ADP) is requested to review a Development Permit Application for 
1101 Fort Street and provide advice to Council. 

The purpose of this report is to present the ADP with information, analysis and 
recommendations regarding a Development Permit Application for the property located at 1101 
Fort Street. The proposal is to construct a six-storey, mixed-use building containing 81 
residential units and three ground-floor commercial units. There are no variances associated 
with this Application. 

The following policy documents were considered in assessing this Application: 

• Official Community Plan (OCP, 2012) 
• Suburban Neighbourhoods Plan: Excerpts Relating to Fairfield (1984) 
• Guidelines for Fences, Gates and Shutters (2010) 
• Advisory Design Guidelines for Buildings, Signs and Awnings (2006) 

COUNCIL DIRECTION 

The application has not yet been presented to Planning and Land Use Committee (PLUC). As 
there are no variances associated with the application, the key issue is the consistency with the 
relevant guidelines. 

Staff have identified a number of issues with the application that require revisions. These are 
technical in nature and do not significantly affect the proposed design. It is the applicant's intent 
to address both staff and ADP comments prior to the application progressing to PLUC. 
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BACKGROUND 

Project Details 

Applicant: Greg Demant (on behalf of Abstract Properties) 
Cascadia Architects Inc. 

Architect: Greg Demant 
Cascadia Architects Inc. 

Development Permit Area: Development Permit Area 7B (HC) Corridors Heritage 

Heritage Status: N/A 

The following data table compares the proposal with the existing CA-72 Zone, Fort Street 
Commercial - Residential District. 

Zoning Criteria Proposal 
Zone Standard 

CA-72 

Site area (m2) - minimum 1893.30 1890.00 

Total floor area (m2) - maximum 7350.00 7350.00 

Density (Floor Space Ratio) -
maximum 3.9:1 3.9:1 

Height (m) - maximum 21.82 23.7 

Storeys - maximum 6 N/A 

Site coverage % - maximum . 78 89 

Open site space % - minimum 27 8 

Setbacks (m) - minimum 
North 
South 
East 
West 

Nil 
Nil 
Nil 
Nil 

Nil 
Nil 
Nil 
Nil 

Parking - minimum 70 55 

Visitor parking (minimum) included in 
the overall units 5 5 

Bicycle storage (Class 1) - minimum 84 84 

Bicycle rack (Class 2) - minimum 16 9 
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Relevant History 

A previous Development Permit for 88 residential units and ground-floor retail was approved by 
Council on February 13, 2014. The previously approved Development Permit expires on 
February 13, 2016 and is unrelated to the application before the Panel. 

Description of Proposal 

The Application is to construct a six-storey, mixed-use building with ground-floor retail fronting 
Fort Street and Cook Street and residential uses above. 

The proposal includes the following components: 

° a total of 81 residential units 
° private balconies for all residential units 
• two live/work units located on the ground floor fronting Meares Street 
o three commercial retail units on the ground floor 
° underground parking for 70 stalls (which is in excess of the minimum requirements 

under Schedule C of the Zoning Regulation Bylaw), accessed via a ramp off Meares 
Street 

• reconfigured boulevard along Meares Street to allow for short-term on-street parking for 
10 vehicles 

• bicycle storage for 84 bikes located at parking level 2 
e publicly accessible bicycle parking is available for 16 bicycles located on Cook Street 

and Fort Street 
° a landscaped green space fronting Meares Street 
• incorporation of an existing bus stop with new seating area towards the east of the 

property along Fort Street 
• bicycle kitchen on Meares Street 
• raised planters and boulevard planting as detailed in the landscape plan and the 3D 

visualisation package. 

Exterior building materials include: 

• mixture of white (floors two, three and six) and black (floors four and five) stacked bond 
brick 

• tongue and groove wood panelling for the ground floor and wall treatment for the 
recessed balconies 

• composite wood panels for balcony projections 
° architectural board form concrete with planting and vertical cable system on the ground 

floor east elevation, fronting the landscaped green space 
• combination of white and black framed vinyl windows 
• glass guardrails 
• exterior aluminum blinds. 
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Sustainability Features 

The applicant has not indicated any sustainability features at this stage. 

Consistency with Design Guidelines 

The Official Community Plan 2012 (OCP) identifies this property in Development Permit Area 
7B (HC) Corridors. The objectives of this designation are to revitalize Fort Street and to 
strengthen commercial viability while improving the pedestrian experience at the street level. 
Achieving a cohesive design and enhanced appearance through high-quality architecture, 
landscape and urban design through sensitive and innovative interventions is also an important 
objective of this DPA. Design guidelines that apply to Development Permit Area 7B (HC) are 
the Official Community Plan (OCP, 2012), Suburban Neighbourhoods Plan: Excerpts Relating to 
Fairfield (1984), Guidelines for Fences, Gates and Shutters (2010) and Advisory Design 
Guidelines forBuildings, Signs and Awnings (2006) 

ISSUES 

The issues associated with this project are: 

® the potential impact on the adjacent Zen building 
e the height of the six storey street wall along Cook and Fort Street 
• the blank east elevation as viewed from Meares Street 
e location of bike racks 

ANALYSIS 

Impacts on Adjacent Zen Building 

Staff originally raised concerns with the potential impact on the adjacent Zen building at 1121 
Fort Street, including the height transition from the adjacent existing four storey building to the 
proposed six storeys. The applicant has responded by stepping back a portion of the unit 
fronting Fort Street at the sixth storey and including a deck on the north east part of the building. 
The provision of this building separation does provide some "breathing room" between the 
proposed development and the Zen building, but does not address the difference in height. In 
addition, staff requested further details on the potential impact to the light wells of the adjacent 
building, although it should be noted that these light wells do not affect habitable space of the 
adjacent units, only circulation space leading to the unit entrances. Staff welcome ADP's 
comments on the potential impacts on the adjacent Zen building including any design 
interventions that could help improve this relationship. 

Street Wall Height 

The OCP designation for this site envisions street wall heights from three to five storeys. The 
applicant proposes a six-storey street wall at the corner of Fort Street and Cook Street. One of 
the primary objectives of this Development Permit Area (DPA) is to achieve cohesive and high 
quality architecture and urban design that is responsive to its historic context. The corridor 
consists of predominantly lower-scale buildings with highly articulated retail frontages. Where 
taller buildings have been introduced, upper-storey setbacks have generally been provided in 
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order to provide buildings that do not overwhelm the Right-Of-Way and are respectful of the 
public realm. 

The Guidelines state that particular attention should be given to the context in which the 
proposed building is being introduced. The building is on the edge of multiple neighbourhood 
boundaries, particularly the Downtown Core Area (Harris Green). This area is subject to 
guidelines within the Downtown Core Area Plan, which recommend a maximum primary street 
wall height of 15 m for Fort Street and 20 m for Cook Street. In terms of the immediate context, 
the three-storey apartment building across Cook Street is Heritage-Designated so it could be 
anticipated that the existing scale of the street wall would be remain as the neighbouring 
condition. 

The applicant's rationale for the proposed building form includes reference to some of the 
existing residential buildings in the immediate context along Fort and Cook Street. The facades 
are articulated horizontally by rotating the floor plates at the 4th and 6th floor levels, which the 
applicant cites as being a creative and unique response to the design guideline 
recommendations to vary the setback of the street facades, in lieu of the traditional stepping 
back of upper storeys. Staff concur with this rationale and are also supportive of the change in 
materials at each of the floorplate shifts, which also helps to visually break down the perceived 
massing of the building. In addition, the increased setbacks, commercial ground floor 
modulation with high quality architectural finishes, splayed corners and weather-protective 
canopy at the ground level help to enliven the pedestrian experience. All these architectural 
elements combined help support the rationale for the deviation in the design guidelines, and 
ADP is invited to comment on this aspect of the design. 

Blank East Elevation 

A small portion of the building includes a blank wall consisting of architectural concrete on the 
east elevation facing the green landscaped area. Vertical cables and planting help to soften this 
fagade, although there may be opportunity for high-level horizontal transom windows to provide 
more visual interest along Meares Street. ADP is invited to comment on this element of the 
building design. 

Location of the Bicycle Storage 

Staff have expressed concern to the applicant on the current location of the secure bicycle 
storage on the second parkade level. It is strongly recommended the required bicycle parking 
be relocated to the upper parking level close to the parkade entrance to ensure a more 
convenient location for cyclists in compliance with the recommended guidelines in the Bicycle 
Parking Strategy. 

OPTIONS 

1. Recommend to Council that Development Permit Application No. 000439 be 
approved as presented. 

2. Recommend to Council that Development Permit Application No. 000439 be 
approved with changes recommended by the Advisory Design Panel. 

Advisory Design Panel 
Development Permit Application No. 000439 for 1101 Fort Street 

October 22, 2015 
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3. Recommend to Council that Development Permit Application No. 000439 does not 
sufficiently meet the applicable design guidelines and polices and should be 
declined. 

CONCLUSION 

The applicant has presented an innovative response to the immediate context. Although there 
are inconsistencies between the proposed street wall height and the guidelines, overall staff are 
satisfied with the unique design response. The application can benefit from a review by ADP in 
relation to the issues outlined in this report. 

ATTACHMENTS 

o Aerial Map 
o Zoning Map 
• Applicants letter dated October 21, 2015 
• Plans date stamped October 21, 2015. 

cc: Applicant 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000381\ADP REPORT TEMPLATE.DOC 

Advisory Design Panel 
Development Permit Application No. 000439 for 1101 Fort Street 

October 22, 2015 
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CASCADIA ARCHITECTS 

09 September 2015 

City of Victoria 

No.1 Centennial Square 

Victoria BC 

V8W1P6 

Attn.: Mayor & Council 

Re: 1101 Fort Street Development Permit Application 

We are pleased to submit this Development Permit application for 1101 Fort Street on behalf of Abstract Developments 

Inc. The current development permit for a 6 storey mixed-use building with FSR 3.9:1 as permitted under the CA-72 

Zoning was granted in 2014 after a 2 year review and approval process. 

This new DP application conforms to all the CA-72 requirements with regards to uses, FSR, setbacks, and parking 

provisions, but adjusts the unit mix, massing, and exterior design to respond to market and building code changes 

that have occurred since the project was initiated in 2012. The fundamental benefits of the proposal remain or are 

improved as follows: 

Neighbourhood 

Use of the site remains as originally proposed, with 5 levels of residential condominiums above ground floor 

commercial uses. The number of residential units has been reduced from 88 to 81, with the balance shifted from a 

majority of smaller studio and 1 bedroom units, towards a balanced range of studio, 1 bedroom 

& 1 bedroom + den, and 2 bedroom & 2 bedroom + den. This residential component 

represents the primary benefit of the proposal, bringing a new population to the upper end of 

Fort Street. These residents will use the surrounding streets as circulation routes to and from 

work and entertainment opportunities downtown. Their presence and activity in this car-

optional location will boost the local businesses and help to solidify this area as a vital 

component of a healthy and sustainable downtown for Victoria. 

The building massing is altered but continues to respond to each frontage (Fort / Cook / 

Meares) as appropriate to the individual character of the different streets. 

Design & Development Permit Guidelines 
The revised massing of the building continues to respond to the specific characteristics of the 

site and context as well as the development area guidelines: 

• Density, height and setbacks conform to the zoning and no variances are required 

for the proposal. 

• The 6 storey massing at Fort and Cook Streets is maintained as per the previous 

design, to respond to the 6 Storey, 5.5:1 FSR massing that is anticipated on the west 

Received 
City of Victoria 

OCT 2 1 2015 

Wanning & Development Department 
Development Services Division 

1060 Meares Street 
Victoria BC V8V 3j6 
Canada 

T 250 590 3223 
F 250 590 3226 

www.cascadiaarchitects.ca 

offxc@cascaciiaarchttccts.ca 

A Corporate Partnership 

Principals 

GREGORY DAMANT 
Architect A'.BC. LEED AP 

PETER JOHANNKNECHT 
Architect AIBC. LEED AP. 
! rite nor Architect AKNW Germany 
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side of Cook Street by the Downtown Area Plan (DAP). This balance of size, density and use defines the 

public spaces at a scale that is appropriate to the Right-of-Way widths of both Fort and Cook Streets. This 

massing also creates a street wall along Fort Street and Cook Street in accordance with the design 

guidelines. 

• The architectural expression is contemporary but takes it cues from the historic massing and materiality of 

the nearby residential buildings on Fort and Cook Streets, with an over-height, glazed commercial ground 

floor distinguished from the residential uses above by a change to brick cladding above a continuous 

entablature / canopy at the second floor. Beneath the canopy the ground floor is set back on the Cook and 

Fort Street frontages to create a generous and sheltered pedestrian zone with strong visual connection 

between the public space and the animation of the ground floor interiors. 

• Above the canopy the facades are articulated horizontally by the simple device of rotating the floor plates at 

the 4th and 6th floor levels. This is done to respond in a creative and unique way to the design guideline 

recommendations to vary the setback of the street facades along their length and step back from the street 

as the building rises. In this case, the horizontal rotations serve to step the upper floors of the building back 

at the east end of the site on Fort, deferring to the Zen and residential scale of the buildings further up Fort, 

while maintaining a sense of height and drama at the Fort and Cook intersection and creating a unique visual 

landmark that acknowledges this gateway point between the neighbourhoods of Downtown and Fairfield. 

• Additionally, the massing has now been pulled away from Meares Street at the SE corner, in order to respond 

to the stepped down, residential scale of Meares Street and to provide more daylight to the rooftop deck of 

the adjacent Zen building - an issue that was noted during Council and neighbourhood review of the previous 

scheme. 

° The two ground level Live / Work units on Meares Street have been maintained from the previous design as 

a use appropriate to the character of the street, and have been improved by reconfiguration of the short-term 

commercial parking, which has been moved from the site to the street right-of-way. In place of the previous 

9 stall parking area a landscaped green space now fronts Meares Street, enhancing the public pedestrian 

experience along the site. 

• Vehicle and service access to the site from Meares is improved by addition of a designated loading bay for 

garbage and deliveries, 

Transportation & Infrastructure 

• The project is well situated and fully serviced by City of Victoria infrastructure. Schools, parks and recreation 

facilities are all located within walking distance of the site. In addition, the nearby work and shopping 

opportunities available downtown make this site suitable for an increased population density. 

• This population will be well serviced with regard to transportation options, including immediate proximity to 

major Transit routes on both Fort and Cook Streets as well as vehicle and bicycle parking and storage 

provisions. 

• The proposal provides for 16 bicycle and 10 vehicle off-site convenience parking spaces as well as 84 secure 

Class A bicycle lockers (in excess of the 81 required) and 70 vehicle parking stalls underground (in excess of 

the 55 required). Further amenities related to transportation are described in the Project Amenities. 

CASCADIA ARCHITECTS 
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Project Amenities 

In addition to the improved pedestrian treatment along Meares Street the project maintains previous and adds new 

amenities within the design: 

• Fort Street Bus Stop - The covered bus stop that was added during the consultation process of the rezoning 

has been included under the canopy along Fort Street in the new design as a public amenity. 

• Bicycle kitchen on Meares Street bike route -The project proposes to locate a public 'bike kitchen' at the 

corner of Meares and Cook Streets. The immediate proximity to the likely cafe or restaurant space in the 

building's ground floor, and within one block of two local bike shops, make this an ideal location for this kind 

of amenity. 

• Building Amenity Space & Public Art - Typically building amenity space is provided in the least sellable area, 

or on the roof where it provides benefit only to the building residents. This proposal includes a two-storey 

high common amenity space at the second floor corner of Cook and Meares, taking full advantage of the 

exposure and proximity to the commercial uses below and across the street. This space will include hanging 

landscaping elements and an environmentally interactive lighting design that will contribute an art amenity to 

the public realm, animate the fagade, and hopefully integrate the life of the building with that of the larger 

community in a way that strengthens the ambiance and activity of the distinctive small commercial center 

that exists at the four corners of that intersection. • 

In preparing this design and development permit application package the team has carefully reviewed the City's 

comments and input related to the previous design, as well as the relevant OCP objectives and DP Area Design 

Guidelines. The design maintains the urban fit that is appropriate to the site and proposes a bold and distinctive 

architecture that will create a landmark gesture at this important location. It will invigorate this end of Fort Street and 

hopefully strengthen the emerging character of this neighbourhood as a contemporary arts and design center. We 

look forward to presenting the project to Council. If you have any questions or require further clarification of any part 

of this application please do not hesitate to contact our office. 

Sincerely, 

CASCADIA ARCHITECTS INC. 

Peter Johannknecht, Architect AIBC, LEED AP Gregory Damant, Architect AIBC LEED AP 

Principal Principal 
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Fourth Floor 
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Roof Plan 
Elevations 
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Landscape Plan 
Planting Plan 
Landscape Details 

ARCHITECT 

CASCADIA ARCHITECTS 
1060 Meares Street 
Victoria BC 
VBV 3J6 
250.590.3223 

Contact: 
Gregory Damant MAIBC LEED AP 
greg@cascadiaarchitects.ca 

STRUCTURAL ENGINEER 

JSH ENGINEERING LTD. 
665 Blacktail Road 
Victoria, British Columbia 
V9B 6G2 
250.474.2662 

Contact: 
Steve Hoel. P.Eng. StrucLEng. 
jsheng@telus.net 

I— 
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L' 
a 

o 
PROJECT LOCATION PLAN 
1:2000 o 

MECHANICAL ENGINEER 

AVALON MECHANICAL 
CONSULTANTS LTD 
300 - 1245 Esquimau Rd. 
Victoria, B.C. V9A 3P2 
250-384-4128 ex.102 

Contact: 
Mirek Demitow, PEng 
mirek@avalonmechanical.com 

ELECTRICAL ENGINEER 

APPLIED ENGINEERING SOLUTIONS LTD. 
3rd Floor. 1815 Blanshard Street 
Victoria, B.C. 
V8T 5A4 
250.381.6121 

Contact: 
Bal Klear, AScT 
bklear@appliedengineering.ca 

LANDSCAPE ARCHITECT 

MURDOCH DE GREEFF INC. 
524 Culduthel Rd, Suite 200, 
Victoria. BC 
V8Z 1G1 
250.412.2891 

Contact: 
Scott Murdoch. Landscape Architect. R.P. Bio. 
scott@mdideslgn.ca 
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MINUTES OF THE 
ADVISORY DESIGN PANEL 

HELD WEDNESDAY. OCTOBER 28. 2015. 12 P.M. 

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:05 P.M. 

Panel Members Present: Rod Windjack (Chair); Brad Forth; Cynthia Hildebrand; 
Mickey Lam; Ann Katherine Murphy; Christopher Rowe 

Absent: Barry Cosgrave; Gerald Gongos; Mike Miller 

Staff Present: Mike Wilson - Senior Planner - Urban Design; 
Jim Handy- Senior Planner - Development 
Agreements; 
Charlotte Wain - Senior Planner - Urban Design; 
Quinn Anglin - Secretary 

Barry Cosgrave joined the meeting at 12:07 P.M. 

2. APPLICATIONS 

2.1 Development Permit No. 000404 for 701 Tyee Road 

The proposal is to construct 144 residential units on the undeveloped portion of the 
Railyards. 

Applicant Meeting attendees: Mr. Joost Bakker, DIALOG 
Mr. Matthew Thomson, DIALOG 

Mr. Handy provided the Panel with a brief introduction of the Application and the areas 
that Council is seeking advice on, including the following: 
• Design of building entrances facing Tyee Road. 
• Design and appearance of the "Sky Home" end units. 
• Treatment of the parkade walls that project above grade. 

Mr. Thomson and Mr. Bakker then provided the Panel with a detailed presentation of the 
proposal. 

Panel Members discussed: 
• Views of the eight-storey building from the Bay Street Bridge, particularly in relation 

to the architectural design and treatment of the south east corner of the building. 
• The visibility of the main building entrances from Tyee Road. 
• Landscape treatment of the undeveloped areas between phases of construction. 
• The proposed crushed limestone finish for pathways and its practicality for strollers, 

wheelchairs, and pedestrians. Building entrance canopies should be increased to 
provide for adequate weather protection and improve visibility from Tyee Road. 

• The lack of dedicated parking stalls for the proposed park. 

Advisory Design Panel Minutes 
October 28, 2015 
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• The application of colour, particularly on Building 3 to improve the expression of 
building volumes. 

• The proposed screening of the garbage and recycling area and the proposed access 
for garbage pickup. 

• Concerns relating to the terminus of Central Spur Road as an adequate vehicle turn 
around and on-street parking has not been proposed. 

• The expression of the east elevation of the 8-storey building. 
• The delivery of the public park is proposed as part of Phase 3 of the development. 

Panel members discussed delivering the public park as part of Phase 2. 
• Major public pathway between the street and site down is not constructed until the 

construction of the final phase. 
• The landscape design within the area of the bridge dedication should be considered 

by the City prior to the completion of the first phase. 
• The proposed landscape screening of the exposed parking garage walls is 

acceptable. 
• The treatment of the Sky Home end units is acceptable. 

Action: 
MOVED/SECONDED 

It was moved by Rod Windjack, seconded by Brad Forth, that the Advisory Design Panel 
recommend to Council that Development Permit Application No. 000404 for 701 Tyee 
Road be approved with consideration of the following: 
• Further consideration of the layout and resolution at the end of Central Spur Road. 
• Reconsideration of the scale, building finish, landscape materiality, and accessibility 

of entrances on Tyee Road. 
• Provision of the playground as part of the Phase 2 development. 
• Provision of landscape treatment between Phases as they are completed. 

Amendment: 
MOVED/SECONDED 

It was moved by Christopher Rowe, seconded by Brad Forth, that the motion be 
amended as follows: 

That the Advisory Design Panel recommend to Council that Development Permit 
Application No. 000404 for 701 Tyee Road be approved with consideration of the 
following: 
• Further consideration of the layout and resolution at the end of Central Spur Road. 
• Reconsideration of the scale, building finish, landscape materiality, and accessibility 

of entrances on Tyee Road. 
• Provision of the playground as part of the Phase 2 development. 
• Provision of landscape treatment between Phases as they are completed. 
• Recommend to City staff that they explore the opportunities for providing 

access from Tyee Road to Central Spur Road through the Bridge Dedication 
lands. 

On the amendment: 
CARRIED UNANIMOUSLY 

On the main motion as amended: 
CARRIED UNANIMOUSLY 

Advisory Design Panel Minutes 
October 28, 2015 
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2.2 Development Permit No. 000439 for 1101 Fort Street 

The proposal is to construct a six-storey, mixed-use building with 81 residential units and 
ground-floor commercial/retail 

Applicant Meeting attendees: Mr. Korbin Dasilva, Abstract Developments 
Mr. Sam Ganong, Abstract Developments 
Greg Damant, Cascadia Architects Inc. 
Andy Guiry, Cascadia Architects Inc. 
Peter Johannknecht, Cascadia Architects Inc. 
Scott Murdoch, Murdoch de Greet Inc. Landscape 
Architects 

Ms. Wain provided the Panel with a brief introduction of the Application and the areas 
that staff are seeking advice on, including the following: 
• The potential impacts on the neighbouring Zen building to the east. 
• The height of the six-storey street wall along Cook Street and Fort Street 
• The blank east elevation as viewed from Meares Street. 
• Location of bicycle racks. 

Ms. Wain also advised the Panel that this application has not yet been presented before 
the Planning and Land Use Committee as it does not require any variances. 

Mr. Damant and Mr. Ganong then provided the Panel with a detailed presentation of the 
proposal. 

Panel Members discussed: 
• The proposal is a contemporary approach but is different to the existing approach 

along Fort Street. 
• How the building relates to the character of Fort Street to the west and the design of 

retail frontages to respect pedestrian scale at the street level. 
• The proposed wood detailing is appreciated, the applicant should explore increasing 

this along the retail frontage to aid in breaking up long expansions of glass and to 
add warmth to the expression of the building. 

• Opportunities to reduce CPTED concerns associated with the east facing blank wall 
fronting the rear courtyard and consideration of adding window openings to the wall. 

• The landscaped area fronting Meares Street could be improved to offer increased 
outdoor amenity space for occupants of the proposed live/work units. 

• Opportunities to refine the window placement and increase the recess on the second 
and third floors. 

Action: 
MOVED/SECONDED 

It was moved by Christopher Rowe, seconded by Barry Cosgrave, that the Advisory 
Design Panel recommend to Council that Development Permit Application No. 000439 
for 1101 Fort Street be approved with consideration of the following: 
• Revisions to the design of the outdoor amenity space associated with the live/work 

units to provide for increased private outdoor space. 
CARRIED UNANIMOUSLY 

Advisory Design Panel Minutes 
October 28, 2015 
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3. Approval of Comments on the Proposed Delegation/Exemption Process 

• Panel members did not offer any additional comments to those already provided. 

4. ADJOURNMENT 

The Advisory Design Panel meeting of October 28, 2015 adjourned at 2:20 P.M. 

Rod Windjack, Chair 

Advisory Design Panel Minutes 
October 28, 2015 
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CASCADIA ARCHITECTS 

03 November 2015 

City of Victoria 

No.1 Centennial Square 

Victoria BC 

V8W1P6 

Attn.: Ms. Charlotte Wain, Senior Planner - Urban Design 

Re: 1033 Cook Street (1101 Fort Street) Development Permit Application 

Revisions to Application reflecting Staff and ADP input 

We are pleased to submit revised set of drawings for the Development Permit application for 1033 Cook Street (1101 

Fort Street) on behalf of Abstract Developments Inc. This letter summarizes the extent of revisions, and purpose of 

each change. It should be read in conjunction with the application rationale letter provided September 09 2015. The 

application has be refined in the following areas: 

PLANNING & ADP REVIEW 

1. Illustration in greater detail and refinement of the building interface with the Zen project immediately 

to the east, including relationship of balconies on the north face; relationship with the Zen exterior 

corridors; and shadowing: 

Refer to drawing A301 which shows the east elevation of the building with the outline of the salient features of the 

Zen project overlaid. As demonstrated by this drawing, the brick cladding of the upper floors is extended onto the 

east elevation where it is visible above or outside the Zen building. Portions of the building that are only exposed to 

the exterior walkways of the Zen will be painted concrete. This drawing also indicates how the 4th and 5th floors are 

recessed at the south side and create an overlap where the Zen hallways will retain their 

view and access to light. 

Additionally, based on staff feedback the penthouse level has been pulled away from the 

Zen building at the NE corner. This achieves a more sympathetic stepped profile along Fort 

Street, and reduces the building mass when viewed from the Zen. Additional shading studies 

have been provided that show the clear benefit to the Zen rooftop garden that is the result of 

this design change from the previously approved scheme. Now the south half of the Zen's 

rooftop patio remains in the sun for more than 2hours longer into the evening when calculated 

at the solar equinoxes. 

2. Additional seating area at bus stop on Fort Street: 

The seating bench for the bus stop on Fort Street has been extended to more than 4m of 

sitting length. As demonstrated by the rendered view of the bus stop area, the planter 

adjacent is a low, bench height structure, providing excellent visibility to / from the stop for 

both bus drivers and waiting passengers. The bus stop remains sheltered under the ground 

floor canopy. 

Received 
City of Victoria 

NOV - 3 2015 
Planning & Development Department 

Development Services Division 

1060 Mea. es Street 

Victoria BC V8V 3J6 

Canada 

T 2SU 590 3223 

F 250 590 3226 

'.wav. ca stadia .vc liitects.ca 

•.;ff:ce@c:iscaeianicl<:tecis.c.i 

A CurpC!.ite P.i! trie . ship 

Principal* 

GREGORY DAMANT 
Architect A1BC.LE ED AP 

PETER JOHANNKNECHT 
Architect AIBC.LEED AP. 

Intel ior A. clutect AKNVY Ge. rr.jny 

Planning and Land Use Committee - 10 Dec 2015

Development Permit Application No. 000439 for 1101 Fort Stre... Page 188 of 526



3. Additional detail regarding mechanical and elevator penthouse: 

The mechanical and elevator enclosure, housing the elevator overrun and building hot water boiler has been added 

to the building elevations for clarity. It is not visible from any of the rendered perspective views. 

4. Description of massing rationale and design process: 

An additional page of massing diagrams has been provided to illustrate the evolution of the building massing as a 

response to the site and the City's design guidelines. The diagrams describe a massing that maintains the street 

walls on Fort Street and Cook Street, while pulling away from Meares Street to reduce the apparent size there, and 

to open the landscaped courtyard to the south orientation. The alternating rotation of the floor plates pushes the 

building mass back from the corner of the Zen at Fort Street, creating a niche reveal there to soften that transition. 

At the same time it creates a moment of structural drama at the corner of Fort and Cook Street where it will serve to 

highlight this gateway from Downtown to Fairfield. What the diagrams demonstrate is that the building facades are 

constantly shifting and changing along the perimeter, adjusting the way the building addresses the streets in order 

to respond best to the particular requirements of each different location and condition. 

5. Additional window from CRU into landscaped courtyard & expanded private amenity space for Live 

I Work units: 

An additional window from the SW corner CRU has been added to provide a view onto the courtyard and along the 

sidewalk on Meares in response to Planning comments regarding overlook of that space. Additionally, a low fence 

wall has been added around the landscape, and the porch space of the LiveAA/ork units has been re-shaped to 

expand the private exterior amenity space for those Live / Work units as suggested by the ADP. 

ENGINEERING REVIEW 

6. Include sightline triangles at driveway: 

Sightline triangles have been added on the ground floor plan A201 to demonstrate the visibility for vehicles exiting 

the parkade ramp and crossing the sidewalk. 

BUILDING CODE REVIEW 

7. Provide a preliminary Alternative Solution Report, and confirm height of uppermost occupied floor. 

Show travel distances at P2. Provide East elevation spatial separation: 

Please find attached a preliminary Alternative Solution Report prepared by GHL Consultants as requested. The 

uppermost floor of the building is confirmed to be max. 18m above the building average grade as calculated by the 

BC Building Code. The max. travel distance at P2 from the bike storage has also been added to drawing A100. Refer 

to attached spatial separation calculations for East Elevation. 

8. Synchronize Plan Check Data & Main Floor Occupant Load calculation with City of Victoria 

information. Separate Garbage Room: 

Drawing A002 project criteria has been adjusted to reflect City of Victoria calculations for Occupant Load at the 

ground floor and total area. The garbage room at the main floor has been separated from the corridor. 

9. Misc. Parking Changes: 

CASCADIA ARCHITECTS 
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At this time Abstract Developments will maintain the bicycle parking in the P2 location shown pending market 

feedback. Other parking area misc. changes include the removal of Small Car references against the west wall at P1 

and addition of a sewage attenuation chamber as well as glazing over the access ramp for the CRU at L1. 

PARKS REVIEW 

Additional Landscape Details: Additional information has been added to Landscape drawings as follows: 
1. Bench/Planter Detail, See L 3.01 Detail #1 On-street Seating Wall and Planter. 

2. Bench/Planter Detail, See L 3.01 Detail #1 On-street Seating Wall and Planter. 

3. Tree grate locations moved to match Site Plan. 

4. Bench/Planter Detail, See L 3.01 Detail #1 On-street Seating Wall and Planter. 

5. Bench/Planter Detail, See L 3.01 Detail #1 On-street Seating Wall and Planter. Tree layout revised to be outsied 
7m radius of Stop Sign and one tree removed. 

6. Planting Beds removed and replaced with concrete unit paving. 

7. Door moved and vine planter shortened. 

8. Western planting area specified to have 600-900mm growing medium (depth varies based on underground 
parking slab), with a total soil volume to be at least 44 cu m. Deck area revised, and garden wall added along 
sidewalk (see Architect's drawing for grading). 

9. Eastern planter specified to have 600-900mm growing medium (depth varies based on underground parking slab), 
with a total soil volume to be at least 50 cu m. Deck area revised, and garden wall added along sidewalk (see 
Architect's drawing for grading). 

10. Covered bus stop area revised, with longer seating bench. 

11. Parking ramp revised widened. 

12. Tree species changed from Liriodendron tulipifera to Zelkova serrata. 

13. Tree species changed from Aesculus hippocastanum to Zelkova serrata. 

14. Tree grate locations moved to match Site Plan. 

15. All planting adjusted to be below 600mm. 

16. Liriodendron tulipifera removed and Magnolia x 'Daybreak' layout revised. 

17. All planting removed from North of parking stalls. 

18. Tree species changed from Liriodendron tulipifera to Zelkova serrata. 
19. Schematicdetails for landscape planters and seating wall on public right of way. 

20. General: Base plans have been updated so all bicycle and tree grates match site plan locations. Scale of plans 
are as noted on drawings. 

If you have any questions or require further clarification of any part of this application please do not hesitate to contact 

our office. 

Sincerely, 

CASCADIA ARCHITECTS INC. 

Peter Johannknecht, Architect AIBC, LEED AP 

Principal 

Gregory Damant, Architect AIBC LEED AP 

Principal 
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Abstract Developments 

By email: kdasilva@abstractdevelopments.com 

Attention: Korbin DaSilva 

RE: TRAFFIC REVIEW FOR PROPOSED 1101 FORT STREET DEVELOPMENT, 
VICTORIA, BC 

Boulevard Transportation, a division of Watt Consulting Group, was retained by Abstract 
Developments to conduct a traffic and parking configuration review for the proposed 
development at 1101 Fort Street in Victoria. The proposed site access (to the underground 
parkade) is located on Meares Street, east of Cook Street. Ten perpendicular on-street 
parking stalls are also proposed along the Meares Street frontage of the site. 

This study assesses traffic conditions along Meares Street only (including the Cook Street 
intersection) along with a review of the proposed perpendicular parking in terms of safety 
considerations. See Figure 1 for the study area. 

Figure 1 - Development Location Map 
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To: Korbin DaSilva, Abstract Developments 
Re: Traffic Review for Development at 1101 Fort Street 

November 12,2015 
page 2 

1.0 TRAFFIC REVIEW - MEARES ST 

Traffic impacts along Meares St were reviewed in consideration of the existing traffic plus the 
impacts of added site trips. 

Site Traffic 

The proposed development consists of 81 residential units on top of ground level commercial. 
The perpendicular parking is proposed on Meares Street, which is intended for use for short-
term parking users. Trip estimates for the site are based on the proposed land uses of 81 
residential units plus 10 on-street stalls, and are considered for the PM peak hour, which is 
the typically-recurring busiest traffic period. Note that there is currently a parking lot on-site 
that accounts for some of the existing Meares St traffic. 

The site trips were estimated based on the ITE's Trip Generation Manual 9th Edition. The 
proposed development is estimated to generate 52 vehicle trips during the PM peak hour. 
Note that this is a conservative (high volume) estimate, since the development is located in 
the core urban area, where walking, cycling, and transit are all viable for many trip purposes. 
Table 1 summarizes trip generation for the new development. 

Table 1: PM Peak Hour Trip Generation (Proposed Development) 

ITE Code 
• — 1 1 

Land Use Unit Total 
Trips 

230 Multi-family 81 units 0.52/unit 28 14 42 

826 Commercial 10 Stalls 10 trips/hour 5 5 10 

Total 33 19 52 

Existing and Post Development Traffic Volumes 

Traffic counts were undertaken by Boulevard Transportation on Meares Street at Cook Street 
during the PM peak hour on November 2, 2015. Traffic volumes on Meares Street were 
measured as 63 vehicles (two-way) during the PM peak hour. With the development traffic, 
the volumes on Meares Street will increase to 115 vehicles in total (two-way, with 74 vehicles 
eastbound and 41 vehicles westbound) during the PM peak hour. The increase in volume, 
however, will be restricted to the development frontage (50m) between Cook Street and the 
site access. There is very limited road network connectivity to the east, with only eastbound 
traffic having a possible exit on a very narrow/constrained lane. Because of this the vast 
majority of site drivers will use Cook St for egress. East of the site, Meares St will operate as 
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To: Korbin DaSilva, Abstract Developments 
Re: Traffic Review for Development at 1101 Fort Street 

November 12,2015 
page 3 

it currently does. Even along the building frontage, Meares St will continue to operate as a 
local road, and will have volumes comparable to those currently experienced along the west 
leg of Meares St on the other side of Cook St. See Figure 2 for a comparison between the 
existing and post development traffic volumes on Meares Street during the PM peak hour. 

© 

• \c 

f -x:s'. ng Vo 
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Figure 2 - Volume Comparison on Meares Street 

Traffic Conditions at Cook Street / Meares Street 

The intersection of Cook Street / Meares Street is located between two signalized 
intersections (Cook St / Fort St and Cook St / Rockland Ave). At the intersection, there are 
left turn lanes on Cook Street. It was observed that the northbound queues from the Fort 
Street signal sometimes blocked Meares Street during the PM peak hour. 

Traffic conditions were analysed for the PM peak hour for the Cook Street / Meares Street 
intersection. New site trips were assigned to the intersection based on the existing trip 
distribution. At the intersection, the westbound movement (from the development frontage) is 
currently operating at a LOS C (delay: 20.2 sec). With the development, the additional delay 
will be 4.9 seconds per vehicle and the westbound movement will be operating at a LOS D 
(delay: 25.1 sec), which is still acceptable from a capacity perspective in peak periods. 

Table 2 summarizes the traffic conditions at the key intersection: Cook St/Meares St. 
Analysis results include delays, LOS and queue lengths. See Figure 3 for traffic conditions at 
Cook Street / Meares Street. 
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To: Korbin DaSilva, Abstract Developments 
Re: Traffic Review for Development at 1101 Fort Street 

November 12,2015 
page 4 

Table 2: Traffic Conditions at Cook St / Meares St 
Westbound Eastbound Southbound Left 

(On Meares Frontage) (On Other Side St) (On Cook St) 

Average Delay (s) 20.2 (25.1) 55.8 (71.5) 9.7 (10.0) 

LOS C(D) F(F) A (B) 

95lh Queue (veh) 0.4 (1.0) 2.1 (2.6) 0.1 (0.3) 

*Note: ## indicates Existing Conditions; (##) indicates (Post Development) 

Figure 3 - PM Peak Hour Traffic Conditions at Cook Street / Meares Street 

2.0 ON-STREET PERPENDICULAR PARKING REVIEW 

Guidelines for On-street Perpendicular Parking 

A number of design guidelines, jurisdictional specifications, and research papers were 
reviewed regarding the feasibility and appropriateness of on-street perpendicular parking. 
Sources that were reviewed include the Transportation Association of Canada (TAC) 
Geometric Design Guide for Canadian Roads, municipal design guides and specifications, 
ITE journals and manuals, among others. There is limited information in terms of actual 
specifications or guidelines for where on-street perpendicular parking is viable (and if so, 
under what design parameters). One source1 did identify that consideration for on-street 
perpendicular parking should be based on slow speed, low volume environments, along with 

1 Angle Parking on Iowa's Low Volume Primary Extensions in Small Towns, Centre for Transportation 
Research and Education, Iowa State University, Jan 2003 
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To: Korbin DaSilva, Abstract Developments 
Re: Traffic Review for Development at 1101 Fort Street 

November 12, 2015 
page 5 

suitable geometry and consideration of the type of area (e.g. a commercial plaza / urban / 
CBD slow zone may be conducive environments where parking manoeuvres are not 
unexpected). 

Meares St is, at a high level, potentially a conducive environment for on-street perpendicular 
parking since it is a slow, low volume local road, an (effectively) non-through road, and in a 
mixed-use development area within / at the edge of Victoria's CBD. 

Geometry of the Proposed Parking 

Geometrically, the proposed parking matches the City of Victoria's off-street perpendicular 
parking stall length and "aisle width" requirements (5.1m long stall, and a clear width of 7.0m 
on Meares, on the far side of which is 2.4m wide parallel parking in the eastbound direction). 
Note that the City does not have a formal "on-street" perpendicular specification. The 
proposed perpendicular parking is 16m spaced from the existing stop baron Meares Street. 

The 16m clearance exceeds the expected queue lengths for the peak hours with the 
development. Sight lines were also not noted as a constraint. As this matches the City's 
specifications it is a workable configuration. See Figure 4 for the site plan with perpendicular 
parking on Meares Street, and stall and roadway dimensions. 

a « Ex'arting PorelW Porting 

Figure 4 - Proposed Site Plan with Perpendicular Parking and Roadway Dimensions 
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To: Korbin DaSilva, Abstract Developments 
Re: Traffic Review for Development at 1101 Fort Street 

November 12,2015 
page 6 

Other Examples of On-street Perpendicular Parking 

While this is a not a typical on-street parking configuration in Victoria or the CRD, there are 
some local precedents. One example that is very similar to this site is on Bryn Maur Rd, in 
Langford. It has nearly the same volume (100 vehicles in the PM peak hour) and a slow 
speed / virtually non-through-road type of character, in an "urban core" environment. The 
adjacent buildings are ground level commercial with condominiums above. And there is on-
street perpendicular parking on one side, and parallel parking on the other side. 

On-street Perpendicular Parking on Bryn Maur Road, Langford BC 

3.0 CONCLUSIONS 

The following conclusions are made regarding the Meares St traffic and perpendicular 
parking review for the proposed development at 1101 Fort St. 

The proposed development will generate an estimated 52 vehicle trips (combined in/out) 
during the PM peak hour, along the Meares St frontage of the building. These trips will be 
almost entirely confined to the building frontage, between the underground parking access 
and Cook St. East of the building, there will be effectively no increase in traffic volumes due 
to this site due to limited network connectivity and a constrained one-way lane at the east end 
of Meares St. Even along the site frontage, Meares St will continue to operate as a local road. 
At the intersection of Cook Street / Meares Street, the westbound movement (exiting with 
stop control) will be operating at an acceptable peak hour level of service with a 25 percent 
increase (5 seconds) in average delay per vehicle in the PM peak hour. 
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To: Korbin DaSilva, Abstract Developments 
Re: Traffic Review for Development at 1101 Fort Street 

November 12,2015 
page 7 

The review of the proposed perpendicular parking found that there is little guidance in regards 
to on-street perpendicular parking. However, sites that are considered should have low-
volumes, slow vehicle speeds, an appropriate area type (where perpendicular parking 
manoeuvres may be expected), and suitable geometry. Meares St meets these high-level 
criteria, with a perpendicular parking design that meets the City's off-street perpendicular 
parking layout standards. While such on-street perpendicular parking configurations are rare 
within the City of Victoria and the CRD, there are some similar examples, on in particular on 
Bryn Maur Rd in Langford that has very similar characteristics in terms of built environment, 
development type, road volume, and parking design. The proposed perpendicular parking 
concept is, therefore, a viable consideration in this instance. 

Please do not hesitate to contact me if you have any questions. 

Sincerely, 
Boulevard Transportation 

a division of Watt Consulting Group 
Per, 

Mitchell Jacobson, M.Sc., PEng 
Transportation Engineer 

D 250.388.9877 ext 427 
E mjacobson@b!vdgroup.ca 
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PROJECT INFORMATION TABLE 
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Development Permit with Variances Application No. 000440 for 1 Cooperage 
Place and 2 Paul Kane Place 

RECOMMENDATION 

Staff recommend that, subject to all pre-conditions being addressed to the satisfaction of staff 
and that the applicant has secured unconditional approval from City Council to allow the 
proposed work in the City Park and Right-of-Way, that Committee forward this report to Council 
and that after giving notice and allowing an opportunity for public comment at a meeting of 
Council, that Council consider the following motion: 

"That Council authorize the issuance of Development Permit Application No. 000440 for 
1 Cooperage Place, in accordance with: 

1. Plans date stamped November 26, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
a. Section 10.21.6 - Building setback (easterly lot line) reduced from 6.0m to 

0.6m; 
b. Section 10.21.7 - Building setback (southerly lot line) reduced from 6.0m to 

0.87m. 
3. Submission of revised plans that: 

a. demonstrate that the proposed substation will be satisfactorily screened from 
public view and will not adversely impact the important view corridor along 
Cooperage Place to the satisfaction of staff; 

b. provide a design for the proposed seawall and railing design within the City Park 
to the satisfaction of staff and apply this design along all parts of the affected 
seawall; 

c. remove any stone columns, landscaping and boulders associated with the new 
harbour wall that project above grade in the Paul Kane Place or Cooperage 
Place view corridors; 

d. provide detailed elevations of any proposed gates or free-standing security 
related structures that will be constructed on the docks or associated gangways. 

4. Referral to Advisory Design Panel, with a request that the Panel pay particular attention 
to the following: 
a. the siting and appearance of the hydro substation and any proposed screening; 
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b. the design, colour and finish of the proposed new harbour wall, railings and any 
associated landscaping. 

5. The applicant provide further details of how they will be providing unobstructed access to 
the required parking stalls located within the adjacent Royal Quays building. 

6. The Developer having the necessary unconditional approval from the City to 
undertake work to the harbour wall in the City Park and to place a hydro substation in 
the City Right-of-Way. 

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

LEGISLATIVE AUTHORITY 

In accordance with Section 920(2) of the Local Government Act, Council may issue a 
Development Permit in accordance with the applicable guidelines specified in the Official 
Community Plan. A Development Permit may vary or supplement the Zoning Regulation Bylaw 
but may not vary the use or density of the land from that specified in the Bylaw. 

Pursuant to Section 920(8) of the Local Government Act, where the purpose of the designation 
is the revitalization of an area in which a commercial use is permitted, a Development Permit 
may include requirements respecting the character of the development, including landscaping, 
siting, form, exterior design and finish of buildings, and other structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit with Variances Application for the property located at 1 Cooperage 
Place. The proposal is to construct a building on a dock in association with a proposed marina 
development and to remove rip-rap (i.e. boulders that protect the shoreline) along the shoreline 
and install a new harbour wall to facilitate a paddle route. The Application also proposes the 
construction of a hydro substation in the City Right-of-Way at the southern end of Cooperage 
Place. The applicant is seeking setback variances (south and east) to support the location of 
the proposed marina building. 

The following points were considered in assessing this application: 

• the proposal is consistent with the Official Community Plan which identifies marina and 
moorage as acceptable uses and place character features within the Working Harbour 
Urban Place Designation 

• the proposed marina building is consistent with the Victoria Harbour Plan and the Policy 
Plan and Design Guidelines for the Songhees Area of Victoria West which both 
contemplate a marina at this location 

• details relating to the proposed substation design and harbour wall treatment are not 
considered to be consistent with the applicable Design Guidelines 

• the proposed variances are considered to be acceptable as encroachment of the 
proposed building into the south and east setbacks would not impact views from the 
Cooperage Place view corridor or result in a demonstrable impact upon neighbouring 
properties 

• the Application proposes work in a dedicated City Park and in the Right-of-Way and this 
work requires City Council approval before the Development Permit with Variances 
Application advances to a meeting of Council. 
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It is important to note that this Application relates to the construction of the new marina related 
building, removal of rip-rap, new harbour wall treatment, hydro substation and proposed setback 
variances only. The docks and slips associated with the proposed marina are permitted under 
the applicable Zone for the site and do not require a Development Permit Application or any 
other consent from the City. Furthermore, the City does not have any jurisdiction over the 
number of vessels that can be moored at the marina, the size of those vessels or the proposed 
paddle route. 

BACKGROUND 

Description of Proposal 

The proposal is to construct a building on a dock in association with a proposed marina 
development and to remove rip-rap along the shoreline and install a new harbour wall to 
facilitate a paddle route. The Application also proposes the construction of a hydro substation in 
the City Right-of-Way at the southern end of Cooperage Place. Specific details include: 

• A single-storey marina building with a floor area of 765m2 and would comprise of a 
restaurant, a coffee house, a marine commercial centre and ancillary facilities. Access 
to the building would be provided from Westsong Way via a gangway. 

• 48 parking stalls are available in the adjacent Royal Quays building to serve the 
proposed development. 

• Removal of existing rip-rap along the shoreline to facilitate a proposed paddle route 
• A new harbour wall in areas where rip-rap is removed. The vertical treatment of the wall 

would be comprised of concrete piles with a concrete cap, stone columns and railings. 
• A hydro substation with a footprint off approximately 10m2 is proposed on the City Right-

of-Way. The substation would be approximately 2.4m tall and would be partially 
screened by the proposed landscaping. The exact dimensions and details of this 
substation are still being determined. 

The proposed variances are as follows: 

• setback to the easterly lot line is reduced from 6.0m to 0.6m 
• setback to the southerly lot line is reduced from 6.0m to 0.87m. 

Sustainability Features 

As indicated in the applicant's letter dated September 17, 2015, the following sustainability 
features are associated with this Application: 

• mechanical systems will be designed to allow fan-assisted fresh air ventilation for 
cooling 

• the building envelope will be air tight and impermeable to moisture 
• the building has been designed and wall insulation will minimize heat loss 
• glazing has been designed to take advantage of passive solar heating 
• installation of low-flow fixtures to reduce water usage 
• installation of a high-reflectance roof to reduce heat island effect 
• water-efficient landscaping materials 
• building systems (plumbing and HVAC) will be designed to be highly efficient with less 

than conventional energy and water consumption 
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• the contractor will implement a construction waste management plan 
• the building design will utilize materials with recycled content that are sourced regionally 
• low-emission emitting building materials would be used. 

Active Transportation Impacts 

The Application proposes the following features which support active transportation: 

• four-space Class 2 bike racks 
• four-space Class 1 bike storage (within adjacent Royal Quays building). 

Public Realm Improvements 

The Application proposes the following changes to the public realm: 

• construction of a new harbour wall in the City Park 
• installation of new railings, to the City standard railing design, along the portions of the 

new harbour wall being constructed in City Park. 

Existing Site Development and Development Potential 

The site is presently characterized by shoreline and open water. The proposed marina and 
associated moorage is spread over three distinct Zones, namely: 

• the marina building would be located within the SCR-2 Zone, Songhees Commercial 
District 

• docks and moorage would be located in the SCR-1 Zone, Songhees Commercial District 
• docks and moorage would also be located in the MS-6 Zone, Lime Bay District. 

Under the current Zoning the property could be developed as follows: 

SCR-1 Zone and SCR-2 Zone 

A building is permitted in each of the SCR-1 Zone and SCR-2 Zone with floor area not 
exceeding 864m2 and not exceeding 6m or one storey in height measured from an elevation of 
3m geodetic. Permitted uses in each Zone include restaurants, public buildings, clubs, docks 
and accessory uses. 

MS-6 Zone 

A building is permitted with a maximum floor space ratio of 1.5:1 with a maximum height of 6m 
or one storey. Permitted uses include clubs (limited to those principally engaged in water 
related activities), docks, wharves, piers, restaurants, ship chandlers, storage, repair and supply 
of marine equipment, parks and their accessory uses. 

Data Table 

The proposed marina building would be located within the SCR-2 Zone, Songhees Commercial 
District. The following data table compares the proposal with the SCR-2 Zone. An asterisk is 
used to identify where the proposal is less stringent than the existing zone. 
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Zoning Criteria Proposal 
Zone Standard 

SCR-2: Songhees 
Commercial District 

Site area (m2) - minimum 1904 1400 

Density (Floor Space Ratio) -
maximum 0.4 n/a 

Total floor area (m2) - maximum 765 864 

Height (m) - maximum 6.9m measured from 
dock 

6m measured from 3m 
geodetic 

Storeys - maximum 1 1 

Setbacks (m) - minimum 
North 
South 
East 
West 

10.7 
0.87* 
0.6* 
22 

2m above 3m geodetic 
6m above 3m geodetic 
6m above 3m geodetic 

22 

Parking - minimum 41 41 
(Restaurant = 30 stalls 
Coffee Shop = 9 stalls 

Office = 2 stalls) 
Bicycle parking stalls (minimum) 4 Class 1 stalls 

4 Class 2 stalls 
3 Class 1 stalls 
3 Class 2 stalls 

Relevant History 

On September 8, 2011, Council approved a Development Permit Application to allow the 
construction of two marina buildings on piers at 1 Cooperage Place and 2 Paul Kane Place. 
The Developer commenced work within the two-year statutory deadline and the Development 
Permit remains valid and effective. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on October 9, 2015, the Application was 
referred for a 30-day comment period to the Victoria West CALUC. Additional letters were sent 
on November 9, 2015, and November 27, 2015, to advise the CALUC that the City had received 
revised plans. 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. 
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ANALYSIS 

Development Permit Area and Design Guidelines 

The Official Community Plan (OCP) identifies this property within Development Permit Area 
(DPA) 13: Core Songhees. The applicable Design Guidelines for the Songhees and Lime Point 
sub-area of DPA13 are the Policy Plan and Design Guidelines for the Songhees Area of Victoria 
West and the Advisory Design Guidelines for Buildings, Signs and Awnings. The three main 
components of their proposal and their consistency with the applicable Design Guidelines are 
discussed in turn below. 

Proposed Marina Building 

The design of the proposed marina building is consistent with the aforementioned guidelines. 
The building would have a feature roofline and the walls would be predominantly glazed to 
maximize views across the Outer Harbour. 

Proposed Substation 

The Application proposes the construction of a substation at the southwest end of Cooperage 
Place. City Policy and Design Guidelines identify Cooperage Place as an important view 
corridor. Furthermore, the Policy Plan and Design Guidelines for the Songhees Area of Victoria 
West specifically state that hydro kiosks be concealed from public view, especially along streets, 
paths and the waterfront area. 

The proposed substation would be located on a grass area adjacent to the Westsong Way. As 
currently depicted, the structure would stand approximately 2.4m tall with a footprint of 
approximately 10m2. The structure would be positioned so as not to impede pedestrian 
movement along the Westsong Way. The applicant has submitted photomontages to 
demonstrate that the proposed structure would not interrupt views across the Harbour from the 
Cooperage Place view corridor. The Application proposes extensive planting around the 
structure which largely screens it from public view. However, the plan drawings of the 
substation show an exposed transformer building that staff understand, for safety reasons, 
would need to be situated within a structure or within a fenced compound. As the applicant has 
not provided adequate detail, staff cannot satisfactorily assess the visual impact of the proposed 
structure. 

It should be noted that staff have requested that the applicant consider placing the substation 
underground in a vault. The applicant has stated that this is not feasible for the following 
reasons: 

• the unit will be susceptible to water ingress, needing drainage 
• draining the underground manhole will require an oily-water separator for which there is 

no physical space 
• pumping will be required, unless the outflow of the oily-water separator can drain into the 

ocean 
• the underground chamber needed to fit the unit sub-station is very large and may not fit 

on the site 
• an underground unit will cost in the $250,000 range 
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• maintenance to an underground unit is difficult and requires specialized breathing 
apparatus as it is a confined space. 

Proposed Harbour Wall Design 

The proposed harbour wall is required as a result of the removal of the existing rip-rap and 
would primarily consist of concrete piles that would secure the shoreline. Part of the new wall 
would be located on private property at 1 Cooperage Place and 2 Paul Kane Place respectively 
and part would be located in a City Park located at each end of a semi-circular harbour feature 
located in front of the Royal Quays residential development. The applicant proposes different 
wall treatments for the privately-owned portion and for the City-owned portion. 

For the privately-owned parcels, a concrete vegetated wall cap is proposed above the concrete 
piles with railings above and interspersed with stone columns. The columns would project 
approximately 1m above grade. For the City-owned portion, the Applicant proposes the 
construction of the City standard railing above the concrete cap. The design treatment on the 
City-owned land is a response to staff direction to the applicant that they implement a 
comprehensive design approach for the whole area that conforms with City standards and does 
not impede views over the water. The applicant wishes to introduce additional features such as 
the landscaping and stone columns on their property. 

This proposed design raises two key concerns, namely the visual impact of having a piecemeal 
approach to the wall design in a prominent location along the Westsong Walkway and the fact 
that elements of the wall, such as the proposed stone columns and planting which project above 
grade, could obscure views of the harbour. 

In light of the above concerns relating to the proposed harbour wall and substation, staff 
recommend that Council consider requiring the applicant to provide revised plans that: 

• clearly depict the final dimensions of the substation and any related enclosing structures 
and demonstrate that it will be satisfactorily screened from public view and will not 
adversely impact the important view corridor along Cooperage Place 

• provide one consistent high-quality design for the proposed seawall 
• with the exception of railings, remove any other feature associated with the new harbour 

wall that projects above grade in the Paul Kane Place or Cooperage Place view 
corridors 

• provide detailed elevations of any proposed gates or free-standing security-related 
structures that will be constructed on the docks or associated gangways. 

In addition to the above, staff recommend that Council consider referring the Application to the 
Advisory Design Panel (ADP). In particular, review by ADP could add valuable input into the 
issue of the harbour wall and railing design. 

Victoria Harbour Plan 

The Victoria Harbour Plan includes specific policies and strategies for development along the 
Songhees South Shore. The Plan notes the potential for a marina development in front of the 
Royal Quays is outlined in the Policy Plan and Design Guidelines for the Songhees Area of 
Victoria West. The Plan goes on to state that the City will continue to permit a water lot 
development for restaurants, related commercial activities and marina uses and, furthermore, 
there is support for places of interest and activity for residents and visitors along the waterfront. 
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The Plan seeks to formalize Easements and Rights-of-Way along Westsong Way and, as a 
strategy to meet this objective, it states that path Rights-of-Way will be obtained as applications 
for development are made to the City. The previous Development Permit Application proposed 
public walkways around the two proposed piers that would have been located at 1 Cooperage 
Place and 2 Paul Kane Place. Public access to those walkways were secured by Statutory 
Right-of-Way (SRW). If the current proposal proceeds, there will be no public walkway at 2 Paul 
Kane Place and, while public access will be available to the marina building and associated 
coffee shop and restaurant at 1 Cooperage Place, the applicant is not proposing to secure this 
access by way of an SRW. 

The applicant has not formally proposed the discharge of the existing SRW's, presumably 
because the previous Development Permit, approved in 2011, is still valid. 

Variances 

In order to accommodate the proposed kayak route along the shoreline the applicant has 
positioned the proposed marina building in the south-east corner of the property located at 1 
Cooperage Place which results in setback variances. The setback from the easterly lot line is 
reduced from 6.0m to 0.6m and the setback to the southerly lot line is reduced from 6.0m to 
0.87m. It should be noted that the setback only applies to roof elements of the building that 
project above 3m geodetic. 

By virtue of moving the building to the southwest corner of the lot, the building is moved further 
away from the adjacent residential properties located to the north. In addition, the proposed 
building does not interrupt the Cooperage Place view corridor. Staff recommend that Council 
consider approving the proposed variances to the Zoning Regulation Bylaw. 

Other Considerations 

Parking 

The Application requires unobstructed access to 41 parking stalls to comply with the 
requirements of Schedule C of the Zoning Regulation Bylaw. The applicant has provided 
evidence demonstrating that they have access to 48 parking stalls within the adjacent Royal 
Quays building. This is consistent with the current zoning which states that required parking 
may be located on nearby properties. As part of the previous Development Permit approval, the 
applicant had indicated that the gate to the Royal Quays parkade would remain open during 
restaurant business hours (for customer access and use). The gate would be closed after hours 
and staff would be provided with access security fobs. In discussions with City staff, the 
applicant has since indicated that access to the parking area would be via a valet service. Staff 
recommend that Council consider requiring that the applicant provide more details relating to 
the proposed parking strategy, to determine whether it satisfies the Zoning Regulation Bylaw 
requirement to provide unobstructed access to the parking stalls and to ascertain, if a valet 
service is being proposed, whether this would require any valet stations and, if so, where these 
would be located and what would they look like. 

Resource Impacts 

The applicant has requested that work be undertaken within the City Park to facilitate the 
proposed kayak route and that a substation be constructed on a City Right-of-Way. This work 
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would be subject to the property owner agreeing to carry out the work at their expense and 
maintaining any new structures in perpetuity. Therefore, there are no resource impacts 
associated with this proposal. 

CONCLUSIONS 

The design of the proposed marina building is consistent with applicable City Design Guidelines. 
Furthermore, the proposed setback variances are also considered acceptable as the proposed 
building location would have minimal impacts on neighbouring properties or the Cooperage 
Place view corridor. However, staff recommend that Council consider requesting revised plans 
to address concerns relating to the proposed substation and new harbour wall treatment. Staff 
also recommend that Council consider referring the Application to the ADP for review. 

In addition to the above, staff recommend that Council consider requiring that the applicant 
provide more details relating to the proposed parking strategy. 

Finally, it is important to note that the Application should not advance to a meeting of Council 
until the applicant has secured unconditional approval from City Council to allow the proposed 
work in the City Park and Right-of-Way. 

ALTERNATE MOTION 

Option 1 (no referral to Advisory Design Panel) 

Staff recommend that, subject to all pre-conditions being addressed to the satisfaction of staff 
and that the applicant has secured unconditional approval from City Council to allow the 
proposed work in the City Park and Right-of-Way, that Committee forward this report to Council 
and that after giving notice and allowing an opportunity for public comment at a meeting of 
Council, that Council consider the following motion: 

"That Council authorize the issuance of Development Permit with Variances Application 
No. 000440 for 1 Cooperage Place, in accordance with: 

1. Plans date stamped November 26, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
a. Section 10.21.6 - Building setback (easterly lot line) reduced from 6.0m to 0.6m; 
b. Section 10.21.7 - Building setback (southerly lot line) reduced from 6.0m to 

0.87m 
3. Submission of revised plans that: 

a. demonstrate that the proposed substation will be satisfactorily screened from public 
view and will not adversely impact the important view corridor along Cooperage 
Place to the satisfaction of staff; 

b. provide a design for the proposed seawall and railing design within the City Park to 
the satisfaction of staff and apply this design along all parts of the affected seawall; 

c. remove any stone columns, landscaping and boulders associated with the new 
harbour wall that project above grade in the Paul Kane Place or Cooperage Place 
view corridors; 

d. provide detailed elevations of any proposed gates or free-standing security related 
structures that will be constructed on the docks or associated gangways; 
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4. The applicant provide further details of how they will be providing unobstructed access to 
the required parking stalls located within the adjacent Royal Quays building; 

5. The Developer having the necessary unconditional approval from the City to 
undertake work to the harbour wall in the City Park and to place a hydro substation in 
the City Right-of-Way; 

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

Option 2 (decline) 

That Council decline Development Permit with Variances Application No. 000440 for the 
property located at 1 Cooperage Place. 

Respectfully submitted, 

A A A  
Jim Handy 
Senior Planner - Development Agreements 
Development Services Division 

Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

• Aerial photo 
• Zoning map 
• Applicant letter dated September 17, 2015 
• Plans dated November 26, 2015 
• Correspondence. 
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VICTORIA 

MARINA 

September 15, 2015 

Mayor and Council 
City of Victoria 

1 Centennial Square, Victoria B.C. V8W 1P6 

Dear Mayor and Council; 

Re: Victoria International Marina 
LOT 3 Plan 47008 and those 48 parking spaces leased from strata plan 1889 to Pacific 
National Investments Ltd., otherwise known as 1 Cooperage Place, Victoria B.C. 

Further to our meetings with the City of Victoria, as described below and with the supporting 
documentation contained within the existing Development Permit on the said lands, Community 

Marine Concepts Ltd. (CMCL) is pleased to submit the following Application for Development Permit 

(with Relaxation) to the City of Victoria for approval. 

Further to our most recent meeting with the City on September 8, 2015, we are asking the City to 
consider the significant effort that has already gone in to the planning and regulatory consultation on 
this project over the past 30 years and respectfully requests that the City move towards this final 
approval using the quickest means at their disposal. The ability for CMCL to meet its commitment to 

the Federal Government, the Province and First Nation associations on the entire marina 
development hinges on a focussed approval with no delays (i.e., <10 weeks). CMCL is available to 
provide any and all assistance it can in supporting the City in their update and processing of the 
documents. 

Description of the Proposal 

The City has already issued a Development Permit on the site (Active Permit DP 000104, copy 

included as Appendix I), which includes a building on piers and at grade on both Lot 3 and Lot 4 of 
Plan 47008. The two buildings form part of a larger marina development plan, which includes docks 

and piers located on the adjacent water-lot lease held between the Province and CMCL. The nature of 
the development and its location on the harbour required that multiple overlapping approvals be 
sought at all levels of government, including agreements with the local First Nations. In reaching 
these approvals, extensive project elements, outside of those required by the City, were needed. The 
element with the most significant impact on the marina plan is the Transport Canada requirement for 
CMCL to provide a seven-meter wide safety-focused water route for small paddle vessels that cuts 
through the marina. The aforementioned approved Development Permit has this paddle route 
running beneath both buildings (see plans associated with the DP approval in Appendix I). 
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CMCL is currently proposing the following key modifications, already approved by senior 
governments (see attached Approval from Transport Canada in Appendix H), to the existing approved 
development permit proposal: 

1. The building on Lot 3 no longer be placed on piers and at grade (i.e., ~3m geodetic). Instead, the 
building will float on the water, secured on the sides by piles and let to rise and fall with the tide. 
A low-freeboard dock and wave attenuator would also be added to the west side of the building 
to accommodate the potential for launching and storing of smaller paddle vessels. 

2. The paddle canal no longer travel underneath the site's building(s); rather, the entire marina plan, 
including the modified building mentioned in #1 above, be pushed-back a minimum of 7m off the 
north property line to accommodate a 7m-wide water corridor spanning the entire length of the 

marina. The seawall proposed in the initial existing development permit would need to be slightly 

extended at both Lots 3 and 4 to properly secure the foreshore to accommodate the paddle 

canal. A diagram showing the new paddle corridor and seawall is provided in Appendix L. 

3. The building proposed on Lot 4 is to be removed from the plan. Marina moorage infrastructure 

(i.e., floats and piles) will replace the building in order to offset the loss of slips resulting from 

changes #1 and #2. Transport Canada has approved this plan modification thus no further 

approvals on this item are required. 

An overall conceptual design of the entire marina project showing these changes is provided in 
Appendix J for your information. Letter-sized copies of the current Develop Permit drawings are also 
included in Appendix B for reference. 

Zoning Variances 

The zoning for Lot 3 and Lot 4 are unique to each lot (i.e., no other properties share their current 
zoning designation). CMCL requests a variance to the setbacks listed in the SCR-2 Zone, the zone that 
applies only to Lot 3. No variances are being pursued for Lot 4. 

The setbacks listed in the current SCR-2 zoning were developed under the properties original zoning, 

in 1992/93, which allowed for a three-storey building at grade (~3m Geodetic). The setbacks were in 
place to decrease the impact on distant views from the upper floors of neighbouring buildings to the 

north (i.e., the Royal Quays) from a three-storey building on the property. By dropping the building to 
one floor and moving it to the water seven-meters off the front property line, any impact to these 

upper views is eliminated and the east and south setbacks no longer serve their original purpose; 
thus, needlessly restricting the land owner to very limited site coverage (i.e., <28%). We are asking 
that the City adjust the south and west setbacks from 6m to 0.9m and 0.6m respectively in order to 
accommodate the proposed (more resident-favoured) lower floating building. A figure depicting the 
current and proposed setback arrangement is included in Appendix K. 
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Project Benefits and Amenities 

The capital cost for constructing the marina property (workers' wages, consultants, architects, 
development permits and materials) including facilities such as a harbour club, marina concierge, 
floating restaurant, marine commercial, and coffee house will be approximately $24 million. The 
gross economic impact is expected to be approximately $50 million and to employ about 150 skilled 
people. These latter estimates have been determined by third party professionals. 

The restaurant and coffee house are being planned to service the Victoria community in addition to 

marina patrons, offering residents and visitors the opportunity to experience world-class water-front 
dining accompanied by extraordinary views of the Victoria Harbour and the strait of Juan da Fuca. The 
coffee and tea house will be a welcome addition to growing number of pedestrians using the 

Songhees walkway and the large number of residents in neighbouring high-density developments. 

By moving the building to the water, CMCL was able to include an additional low-freeboard float, able 

to accommodate paddle boat users by offering a safe and secure launch point, as well as boat storage 
for paddle clubs (at the time of application there are two paddle clubs that have secured an interest 
in using the space). We have received a considerable amount of unsolicited support for this concept, 

which has led to us to also consider providing a valet kayak storage service. 

Neighbourhood 

The plans for a marina at this location have been part of the overall master plan for the community 
since the first plans were conceptualization in the early 1980's. Although its scope has been 
downsized considerably over the years, the owners have put substantial resources in to assessing 
every potential viable option and believe that the currently proposed design forms the highest and 

best use for this property. The neighbourhood has already provided considerable input to the marina 
project though the first Development Permit application, which the City approved. The removal of 
one building and locating the other on to the water has simply made the project more welcomed by 
the neighbours, as they will still enjoy the amenities offered by the marina, while also receiving 
additional set back breathing room between the marina and themselves. 

Recent feedback from neighbouring community members has been consistent, they would rather see 

the floating building on Lot 3 than have two buildings at grade. Feedback from the paddle community 

has also been consistent in its support of an open paddle corridor over one that meanders under the 
buildings. 

We believe this marina building will be a beautiful landmark in our harbour. Together with the marina 
itself, the project is something that the neighbours and Victoria will be proud of, one that will provide 
an integrated, interesting and fitting opportunity for the public, local residents, visitors and 
recreational boat owners to access the water of our harbour. 

Design and Development Permit Guidelines 

The two properties fall within Development Permit Area 13, Core Songhees within the City of 
Victoria's Official Community Plan (COP). In Appendix A, DPA 13 - Core Songhees of the OCP is listed a 
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number of guidelines to be considered when applying for Development Permit with Area 13. The 
following where considered and applied with respect to the Marina and this application: (1) Victoria 
Harbour Plan (2001), and; (2) Policy Plan and Design Guidelines for the Songhees Area of Victoria 
West (2008). 

The project is within a sub-area designated "Marina", as indicated in Figure 1 of the Policy Plan and 
Design Guidelines for the Songhees Area of Victoria West. With respect to the development's 
proposed uses, the project responds very well to the Policy Plan's Concept Objectives in a number of 
ways: 

1. The project will provide an activity node along the Westsong waterfront walkway, reinforcing the 
objective of the Policy that "the waterfront should not become simply a sterile place which people 

visit, but should, in compatible fashion, incorporate business, commercial and residential uses which 

complement public and community needs."(Page 6). The floating building is proposed to 

accommodate three primary commercial business; (1) a Tea and Coffee House; (2) A Signature 
Restaurant, and; (3) Marina Business Commercial Centre to house Marina operations. 

2. The project will celebrate the integration of land uses as encouraged by the Policy where it stated 

"Land uses should not be arbitrarily separated into residential, business or commercial uses, but 

should be integrated in ways which provide variety and texture to the activities of this development." 

(Page 6). The marina will introduce marina-related businesses (e.g., large recreational boat moorage 
and paddle boating) to the neighbourhood in a format that is fitting to the areas master planning. In 
addition, the restaurant and coffee house combine the marine experience together with casual and 
fine dining, to create a truly unique amenity for all to enjoy. 

3. The project is incorporated into the adjacent Westsong waterfront walkway, providing publically 

accessible experiences directly off the walkway including the coffee and tea house, the restaurant, 
and the paddle dock, as well as the several floating walkways associated with them. Visiting these 

spaces will bring people down to the water for an experience unique to walking on the shoreline, an 
activity made particularly difficult at the current time due to heavy rip-rapped shorelines. The Policy 

stated "Waterfront development should incorporate continuous linear public space, provide access to 

the water's edge..." (Page 6) 

4. Marinas, restaurants, bistros etc. are diversities promoted by the Policy Plan (Page 9). 

With respect to the design concept, the following are our design responses to some of the applicable 
design guidelines contained in the Policy plan: 

1. Streets and Pedestrian Ways 

• While this development does not technically front onto a street, the interface between the 

proposed buildings and the Westsong Way will be provided with landscaped planters with species 
that echoes those along the existing Royal Quays Condominium. 

• The promenade decks will be finished in stamped concrete paving with a distinctive pattern and 

colour that is reminiscent of traditional wharves and piers (Page 24, Paving Materials). 
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• Entrances to the promenade decks will be denoted by glazed entry portals which will help to 
create "...distinct identity, celebrate its entrance and add that special note through increased 

awareness and enjoyment." (Page 24, Gateways). 
• The widths of the publicly accessible promenade decks will range between 7.5' to 16', widths that 

will accommodate two couples to walk by each other comfortably (Page 25, Walkways). 
• The promenade decks are handicap accessible directly from the Westsong Way (Page 25, 

Handicap Access). 

• This development's pedestrian connections possess all of the features: different paving materials, 
walkway widths, activity nodes, and planted areas, as outlined in the Policy Plan (Page 25, 
Variety). 

• Landscape planters have been broken up into sections to allow for clear, direct and welcoming 
accesses to the building entrances and the promenade decks. 

° Landscape trees along this interface will be of a similar species as those planted along the Royal 

Quays condominiums, creating a pleasant streetscape and a change in experience for pedestrians 
using the Westsong Way. 

2. Variety of Built Forms 

• While the building's exterior pays strong homage to their nautical setting, the juxtaposition of 

free curvilinear forms with the more traditional rectilinear elements will create a design that 

reflects the interface of water and land and the convergence of marine and residential activities 
(Page 26). 

• We believe the design of the building will not only provide "A visual and architectural harmony... 
with all areas of development" (Page 30), but it also will embrace and speak to the dynamicism of 
the harbour in all its diversity. 

3. Building facades 

• The buildings will be clad largely in glass and aluminum panels, materials that will maintain well 
and provide longevity in the marine environment. 

4. Building colours 

• Aside from the clear Low-E glazing, the buildings will be predominantly white (curved roofs) and 

clear aluminum in colour with reddish brown flat roofs and blue aluminum panels to function as 
accents. 

• These colours have been chosen from a palette of local hues: white - Royal Quays and Shutters; 
blue - the water and skies; red — Royal Quays roofs; clear aluminum - marine riggings; clear glass 
- changing kaleidoscope of reflected colours. 

5. Quality of materials 

• The architectural building and landscape materials have been selected to denote quality and 
permanence. 

Page 6 of 9 

Planning and Land Use Committee - 10 Dec 2015

LATE - Correspondence: Development Permit with Variances App... Page 283 of 526



) ) 

6. Rooftop mechanical 

• All rooftop equipment and vents will be screened by integral rooftop enclosures. 
• The enclosures will be designed to deflect both noise and smell away from land side residences. 

7. Transportation/ Parking Garages 

o Provisions for parking have been allowed for within the Royal Quays' underground parkade 
through a long term lease agreement (Lease documents and associated Schedules can be found 
attached to this submission as Appendix G. These documents will illustrate the easements in the 
parkade in favour of the marina proponent.) 

o There are a total of 48 parking stalls within the Royal Quays parkade (i.e., stalls represented by lot 
areas 30-77) available for use by customers and visitors to the development either through a 
planned valet or self-park with access approval. 

0 Of note: The Owner, previously acting as Principal of Pacific National Investments (PNI), had 
negotiated in good faith with the City of Victoria in 1987 and 1988 as part of its subdivision 
application which resulted in PNI paying for the additional costs of constructing wider road 
sections to accommodate expanded parking (90 degree stalls) as part of the servicing bonded 

contract between the City and PNI. These stalls were located on Cooperage Place and Paul Kane 

Place for the purposes of providing sufficient parking for Lots 3 and 4 over the water and the 

marina. Layout for these parking stalls are shown on the attached plan in Appendix G. 
• In addition, the Owner is prepared to meet the City's reasonable costs of line marking these 90 

degree parking spaces on Cooperage and Paul Kane Places to facilitate the creation of this 
additional parking capacity. 

8. Garbage 

• All garbage and recycling will be stored within the buildings. 

9. Privacy 

® The more public oriented activities such as the coffee shop and the restaurant are placed facing 

the water and away from the existing land based buildings to facilitate privacy for the area's 
residents. 

• As the building will be floating down on the water, floor levels of the one storey high building will 
well below the lowest habitable floor levels of the existing residential buildings behind (Royal 
Quays), further increasing the degree of privacy for the residents. 

Green Building Features 

Appendix F outlines several of the "Green" features of the building proposal. 

Infrastructure 

Infrastructure needs for the building and the marina were conceived as part of the original Songhees 

Development and installed by the Developer at the time. All required service lines terminate and are 
accessible at the southern end of Cooperage Place. Electrical needs of the marina and commercial 
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building will require a unit substation. CMCL has commenced discussions with Engineering 
Department at the City to secure an appropriate location for this. A copy of a preliminary servicing 
plan is included as Appendix E. 

Discussion of Application Declaration Items 

Title and Ownership 

A current Certificate of Title is provided in Appendix C of this application package. 

There is one Registered Owner of the property noted on title, that being the applicant, otherwise 
known as COMMUNITY MARINE CONCEPTS LTD, INC. NO. BC0736657. 

There is one title restriction on the property in the form of a Statutory Right of Way (SRW PLAN 

46683). The SRW Plan document is included as Appendix D of this package. From discussion with the 

City Solicitor and the planning department, we understand that the language within the SRW Plan will 
eventually need to be revisited to properly reflect the results of the proposed design changes. Most 
likely at the time that operational and safety programs for the marina are developed. 

Site Profiles for Contaminated Sites 

Pursuant to the Waste Management Act, the Province of British Columbia requires an applicant to 

submit a Site Profile Form on properties that are or were used for commercial or industrial purposes 
as defined within the provincial regulations, i.e., Schedule 2 Activities. As far as the applicant is aware, 
none of the industrial and commercial activities listed in Schedule 2 - Activities, have occurred or are 
occurring on this site. A Completed and Signed, Site Profile form is included in Appendix M. 

It is worth noting that sediment testing was completed on the site as part Environmental Canada 
permitting of the dredging program. Sediment analytical data from this work universally met the CSR 
Industrial/Commercial (l/C) generic land use standards, and the data from some samples met the CSR 
Residential (CSR RL) land use standards. As the majority of the dredging at the site is complete and 

revealed no significant contamination findings, we do not anticipate any additional reason for 
concern around site contamination. 

Archaeological Sites 

CMCL understands that Pursuant to the BC Heritage Conservation Act of the province of British 
Columbia, they responsible for ensuring compliance with the BC Heritage Conservation Act, including 
steps to determine whether or not a site is an archaeological site. CMCL also acknowledges that it is 
against the law to alter an archaeological site without first obtaining a permit to do so from the 
Province of British Columbia. 

A preliminary archaeological assessment of the project area resulted in no evidence of cultural or 
heritage remains being noted within the proposed work area. However, due to the cultural history of 

Victoria Harbour there remains some potential for the presence of cultural or historical artefacts to 
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be buried deep within marine substrates. As such, the Environmental Monitor (EM) assigned to the 
project, pursuant to the project's Construction Environmental Management Plan (CEMP), will be 

responsible for reporting any cultural or heritage artefacts that may be uncovered during dredging 
operations to the contractor and the project manager; and, if artefacts are uncovered during 
dredging, work will be temporarily suspended and an archaeological consulting firm will be contacted 
and brought in to take appropriate action. 

Appropriate copies of the following drawings have been submitted in support of the Development 

Permit Application and copies of included in Appendix B: 

• A001 Project Data (Including, Location Plan, Survey Plan, and Project Information Table) 
° A101 Site Plan 
° A201 Floor Plan 
• A301 Building Elevations (East and South) 
• A302 Building Elevations (West and North) 
• A401 Schematic Building Sections 
• Schematic Perspectives/ Views 

We look forward to working with City staff council and the mayor on the moving this project through 
the municipal develop permit process in due haste. Thank you for your consideration. 

Yours Sincerely, 

John Alexander - Cox Taylor Lawyers 
Bruce Halsor - Crease Harman LLP 
Tom Zworski - City Solicitor 
Jonathan Tinney - Director of Sustainable Planning and Community Development 
Jim Handy-Senior Planner 

Plans 

Robert G. Evans 
Director 

Community Marine Concepts Ltd. 

Craig E. Norris 
Director Strategic Planning 

Community Marine Concepts Ltd. 

CC: 
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T 250-658-3367 
F 250-658-3397 
Nanaimo 
102-5190 Dublin Way V9T 2K8 
T 250-585-5810 

Green Building Features - Victoria International Marina 

Energy Reduction: 

• 

I Manning 
1 Devtlc, 
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SEP ''! 2015 
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Glazing is limited to 40% of exterior surface area; this average is reduced on the north side 
which is subject to greater heat loss and increased on the south side. 

Thermal Bridging - no uninsulated structural elements penetrate the exterior of the building. 

Average wall insulation is increased to R22 to reduce heat loss. 

The building mass has been kept relatively simple with minimal stepping and exposed wings 
helping to reduce thermal losses. 

The building envelope will be air tight and impermeable to moisture. 

Natural Ventilation: 

Mechanical systems will be designed to allow fan assisted fresh air ventilation for cooling. 
The marine location will allow this system to provide effective free cooling most of the year. 
This fresh air promotes healthy indoor air quality and reduce the potential for moisture build 
up and condensation especially in the winter months when windows tend to be kept shut. 

Urban impacts: 

The project is near a transit stop. 

The project intensifies the use of existing city services. 

The project will enhance the economic viability of the inner harbour. 

In addition to these design features, and in order to support the City of Victoria's green initiatives, 

the design team has targeted a number of LEED compliant points for this building, with the 

possibility of achieving 38 points by incorporating the following aspects: 

Sustainable Sites — 6 points: 

Pre-requisite - Construction activity pollution prevention 

Credit 4.2 - Alternative Transportation - bicycle parking and proximity to transit 

Credit 4.4 - Alternative Transportation - size parking stall requirements to be less than local 

zoning requirements. 

Credit 6.1 - Storm water design - quantity control (1) 

Credit 6.2 - Storm water design - quality control (1) 

Credit 7.2 - Heat island effect - roof- 75% high reflectance roof (1) 

Credit 8.0 - Light Pollution Reduction - minimize light trespass from building and site (1) 

Water Efficiency - 4 points : 

Pre-requisite - water use reduction - use of low flow fixtures 
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Credit 1 - water efficient landscaping - native and adaptive species (2) 

Credit 3 - water use reduction of 30% (2) 

Energy and Atmosphere - 7 points: 

Credit 1 - Optimize energy performance - Building systems (plumbing and HVAC) will be 

designed to be highly efficient, with less than conventional energy and water consumption. 

This is supported by the Owners because it results in reduced operating costs in the long term. 

(7) 

Materials and Resources - 6 points: 

Pre-requisites - There will be provision for storage and collection of recyclables. 

Credit 2 - The contractor will implement a construction waste management plan (2) 

Credit 4 — The building design will utilize materials with recycled content (2) 

Credit 5 - The building design will utilize materials that are sourced regionally (2) 

Indoor Environmental Quality -15 points: 

Pre-requisites of minimum indoor air quality performance and environmental tobacco smoke 

control will be addressed. 

Credit 1 - there will be monitoring of outdoor air delivery (1) 

Credit 2 - the building design will provide increased ventilation (1) 

Credit 3 - there will be a construction indoor air quality management plan in place, both 

during construction and before occupancy (2) 

Credit 4 - low emitting materials, specifically adhesives and sealants, paints and coatings, 

flooring systems, and composite wood and agrifibre products will be specified (4) 

Credit 5 - indoor chemical and pollutant source control will be provided (1) 

Credit 6 - controllability of lighting and thermal comfort systems will comply with LEED 

credit requirements (2) 

Credit 7 - the design of the thermal comfort systems will comply with the LEED credit 

requirements (2) 

Credit 8 - provision of daylight and views from areas inside the building will comply with 

credit requirements (2) 
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Received ~ ~j ) ) 
City of Victoria • 

Proposed 
(unbuildable) 

Buildabie Area 7 = 6  8234ft 767m 

Coverage 40% 
Setback from Royai Quays 22rr 

Setback from North Property 10.7m 
Setback from South Property 
Setback from East Property 2ft 0.6m 
Setback from West Property 

Floor Elevation 
Down on the 

Water 

Roof 
Elevation 

above Sea-level 5-26ft 4.5-8p Roof 
Elevation above Grade 
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Transport Transports 
Canada Canada 

Navigation Protection Program 
Suite 620 - 800 Burrard Street 
Vancouver, BC V6Z 2J8 

July 8, 2015 

Community Marine Concepts Ltd. 
240-730 View Street 
Victoria, BC V8W 1J8 

Attention: Huaiyin Zheng 

Our file Notre reference 
2010-S00008 (8200-06-8949) 

r Received 1 
City of Victoria 

SEP 1 7 2015 
Planning & tevelopirwri: Department 

Development Services Division j 

RE: Notice to the Minister under the Navigation Protection Act for Approval a Marina, 
located on unsurveyed foreshore or land covered by water being part of the bed of 
Victoria Harbour, Parcel Identifier: 011-570-253, Lot 3, DL119, Esquimalt District, 
Plan 47008; and, Parcel Identifier: 011-570-270, Lot 4, DL 119, Esquimalt District, 
Plan 47008, in the Province of British Columbia. 

Enclosed please find the Approval for the above-noted work issued by the Minister of Transport in 
accordance with subsection 6(1) Placement, of the Navigation Protection Act (NPA). 

Pursuant to Sec. 34 of the Navigation Protection Act, the owner shall provide unimpeded access 
to the Minister or their representatives for inspection purposes. 

Pursuant to Sec. 5 of the Navigable Waters Works Regulations, ail temporary piles, false works, 
silt curtains, construction material or debris, etc. are to be completely removed from the 
waterway. 

Please note that the attached document relates only to the effect of your work on navigation 
under the NPA. It is the owner's responsibility to comply with any other applicable laws and 
regulations. 

Should you have any questions, please do not hesitate to contact our office in Vancouver 
by phone (604) 775-8867 or e-mail NPPPAC-PPNPAC@tc.qc.ca. 

Respectfully, 

/? iff, 

Brent Magee '' 
Officer 
Navigation Protection Program 
Transport Canada 
Pacific Region 

BM/co 

Enclosures Approval Document and reviewed plans 

cc: Craig Norris, Community Marine Concepts Ltd, cnorris@vimarina.ca 

Crease Harmon LLP, Bruce Halisor, Hallsor@crease.com 

Jim Chan, Manager Operations and Technical Services, iim.chan@tc.qc.ca 

Rod Nelson, RD TC Communications, rod.nelson@tc.ac.ca 

Carol Unwin, Victoria Harbour Master, carol.unwin@tc.ac.ca 

Bonita Wallace, Land Technical Officer, Bonita.Waliace@gov.bc.ca 

Kevin Carrigan, Superintendent of MNS, kevin.carriaan@dfo-mpo.qc.ca 

Michelle Bigg, Fisheries Protection Biologist Michelle.BiQg@dfo-mpo.ac.ca 

CHS-DFO, chsdatacentre@dfo-m po.gc.ca 

Canada 
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NAVIGATION PROTECTION ACT 
Section 6 (1) 

2010-500008 (8200-06-8949) 

Approval 

APPLICANT: Community Marine Concepts Ltd. 
240-730 View Street 
Victoria, BC V8W1J8 

WORK: Marina 

SITE LOCATION: Located at Approximately 48° 25" 38.00" N x 123° 22' 56.00" W, 
Victoria Harbour, located on unsurveyed foreshore or land covered by 
water being part of the bed of Victoria Harbour, Parcel Identifier: 011
570-253, Lot 3, DL 119, Esquimalt District, Plan 47008; and, Parcel 
Identifier: 011-570-270, Lot 4, DL 119, Esquimalt District, Plan 47008, in 
the Province of British Columbia. 

Regarding the application (detailed above) to the Minister of Transport, submitted pursuant to the 
Navigation Protection Act, for an approval of the work per the attached plan (1), the Minister hereby 
approves the work pursuant to subsection s.6(1) Construction in accordance with the following terms and 
conditions: 

1. Construction must start within 2 years and be completed within 4 years of the issuance of the 
approval. 

2. A yellow flashing light must be placed on the southwest and southeast corners of the facility at a 
height of no less than 2 metres above the water level as identified on the approved plan. The light 
will display a 0.5 second flash every 4 seconds (FL 4s), with a minimum range of 2.0 nautical 
miles. 

3. A white strobe light must be placed at the marina entrance to indicate arriving and departing 
vessels, it shall be at a height of no less than 2 metres above the water level. 

4. Signs clearly identifying entrance to the Inside Paddling Route must be installed at locations 
identified on the approved plan. Final wording and size of signs must be approved by Transport 
Canada prior to operation of the marina. 

5. Signs detailing the inbound and outbound procedures for vessels must be installed at the 
locations identified on the approved plan. Final wording and size of signs must be approved by 
Transport Canada prior to operation of the marina. 

6. Public access to the Inside Paddling Route must be provided at all times. 

7. The Inside Paddling Route must be kept clear of debris that may restrict or pose a hazard to 
navigation. 

8. No part of any vessels moored in slips 1 to 7 as identified on the approved plan may be higher 
than 41.24 metres above the water level. 

9. A Marina Operational Plan outlining inbound and outbound call in procedures and an education 
plan for users and staff must be submitted and approved by Transport Canada prior to operation. 
This plan must be provided to all vessels that will operate in the marina. 

10. No vessels are to be moored to the outside of the wave attenuator at any time. 

11. Safety stations must be installed on the floats along the Inside and Outside Paddling Routes. 
Stations must have a safety ladder, life ring and heaving line. The locations of the safety stations 
are identified on the approved plan. 

12. Safety ladders must be installed on the floats along the Inside and Outside Paddling Routes. The 
locations of the ladders are identified on the approved plan. 

13. Any temporary or test piles must be completely extracted to remove the entire length of the pile 
from the bed of the waterway. Where physical conditions result in the breakage of piles best 
efforts shall be made to remove entire pile stubs with the least amount of disturbance to the bed 
of the waterway. 
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Transport Transports 
Canada Canada 

14. Notice to Shipping action must be taken by contacting the agency below at least 10 days in 
advance of your intended date of commencement. The proponent must ensure that the active 
Notice accurately reflects the construction activities. 

15. In the event that the operation of the above work Is terminated, it will be the proponent's 
responsibility to remove the work and associated equipment in its entirety. 

16. The silt current shall be marked with yellow cautionary buoys at a distance of no greater than 
50m. The buoys shall be no less than 40cm in diameter and have horizontal bands of yellow 
reflective tape not less than 10 cm in width and 15 cm in length so as to be visible from all 
directions. 

17. Equipment used during construction must remain within the lease area when not in use. 

Victoria Marine Communications & Traffic Services 
P.O. Box 60009860 West Saanlch Road 
Sidney, BC, Canada, V8L 4B2 
mctsvictoria@dfo-mDo.ac.ca Phone 250-363-6333 

Brent Magee 
Officer 
Navigation Protection Program 
Programs Group 
Transport Canada 
Pacific Region 
for the Minister of Transport 
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NAVIGATION PROTECTION ACT 
Section 6 (1) 

2010-500008 (8200-06-8949) 

Approval 

APPLICANT: Community Marine Concepts Ltd. 
240-730 View Street 
Victoria, BC V8W 1J8 

WORK: Marina 

SITE LOCATION: Located at Approximately 48° 25' 38.00" N x 123° 22' 56.00" W. 
Victoria Harbour, located on unsurveyed foreshore or land covered by 
water being part of the bed of Victoria Harbour, Parcel Identifier: 011
570-253, Lot 3, DL 119, Esquimalt District, Plan 47008; and, Parcel 
Identifier: 011 -570-270, Lot 4, DL 119, Esquimalt District, Plan 47008, in 
the Province of British Columbia. 

Regarding the application (detailed above) to the Minister of Transport, submitted pursuant to the 
Navigation Protection Act, for an approval of the work per the attached plan (1), the Minister hereby 
approves the work pursuant to subsection s.6(1) Construction in accordance with the following terms and 
conditions: 

1. Construction must start within 2 years and be completed within 4 years of the issuance of the 
approval. 

2. A yellow flashing light must be placed on the southwest and southeast corners of the facility at a 
height of no less than 2 metres above the water level as identified on the approved plan. The light 
will display a 0.5 second flash every 4 seconds (FL 4s), with a minimum range of 2.0 nautical 
miles. 

3. A white strobe light must be placed at the marina entrance to indicate arriving and departing 
vessels, it shall be at a height of no less than 2 metres above the water level. 

4. Signs clearly identifying entrance to the Inside Paddling Route must be installed at locations 
identified on the approved plan. Final wording and size of signs must be approved by Transport 
Canada prior to operation of the marina. 

5. Signs detailing the inbound and outbound procedures for vessels must be installed at the 
locations identified on the approved plan. Final wording and size of signs must be approved by 
Transport Canada prior to operation of the marina. 

6. Public access to the Inside Paddling Route must be provided at all times. 

7. The Inside Paddling Route must be kept clear of debris that may restrict or pose a hazard to 
navigation. 

8. No part of any vessels moored in slips 1 to 7 as identified on the approved plan may be higher 
than 41.24 metres above the water level. 

9. A Marina Operational Plan outlining inbound and outbound call In procedures and an education 
plan for users and staff must be submitted and approved by Transport Canada prior to operation. 
This plan must be provided to all vessels that will operate in the marina. 

10. No vessels are to be moored to the outside of the wave attenuator at any time. 

11. Safety stations must be installed on the floats along the Inside and Outside Paddling Routes. 
Stations must have a safety ladder, life ring and heaving line. The locations of the safety stations 
are identified on the approved plan. 

12. Safety ladders must be installed on the floats along the Inside and Outside Paddling Routes. The 
locations of the ladders are identified on the approved plan. 

13. Any temporary or test piles must be completely extracted to remove the entire length of the pile 
from the bed of the waterway. Where physical conditions result in the breakage of piles best 
efforts shall be made to remove entire pile stubs with the least amount of disturbance to the bed 
of the waterway. 
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Transport Transports 
Canada Canada 

14. Notice to Shipping action must be taken by contacting the agency below at least 10 days in 
advance of your intended date of commencement. The proponent must ensure that the active 
Notice accurately reflects the construction activities. 

Victoria Marine Communications & Traffic Services 
P.O. Box 60009860 West Saanich Road 
Sidney, BC, Canada, V8L 4B2 
mctsvictoria@dfo-mDo.ac.ca Phone 250-363-6333 

15. In the event that the operation of the above work is terminated, it will be the proponent's 
responsibility to remove the work and associated equipment in its entirety. 

16. The silt current shall be marked with yellow cautionary buoys at a distance of no greater than 
50m. The buoys shall be no less than 40cm in diameter and have horizontal bands of yellow 
reflective tape not less than 10 cm in width and 15 cm in length so as to be visible from all 
directions. 

17. Equipment used during construction must remain within the lease area when not in use. 

SIGNED in two copies on in, Vancouver BC 

Brent Magee 
Officer 
Navigation Protection Program 
Programs Group 
Transport Canada 
Pacific Region 
for the Minister of Transport 
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REGISTERED OWNER 
DEVELOPMENT PERMIT AREA: 
DPA13 - CORE SONGHEES 

Community Marino Concepts Ltd. 
240-730 View SI 

Mr. Craig Nnrris 
776-432-0477 

V8W3Y7 

FLOOR AREA: 
PERMITTED: 
PROPOSED: 

ARCHITECT 
da Hoog 8 Kterutf architects 
977 Fort Slreet 
Victoria. BC 
V8V3K3 

STRUCTURAL ENGINEER 
EQ-Tec Engineering Lid. 
260-1177 West Broadway 

Mr. Mahmmrd Rezal 
604-724-5555 
604-628-3825 
mre7ai@eq-tech.ooir 

OPEN SITE SPACE: 

MECHANICAL ENGINEER 
Avalon Mochanicnl Consultants Ltd. 
300-1245 Fsqulmalt Rd. 
Victoria. B.C. 
VSA 3P2 

6.0 m MAX. (measured from geodetic 3.0m) 
6.9 m (measured from geodetic 2.1m - high water) 

NUMBER OF STOREYS: 
PERMITTED: 1 
PROPOSED: 1 

ELECTRICAL ENGINEER 
AES Engineering Ltd. 
3rd Floor. 1815 Blanshard Street 
Victoria. B.C. 
V8T5A4 

Mr. Roger Dupuis 
250-381-6121 
250-381-6811 
tdttpuls@appliodengmeering 

PARKING: 
REQUIRED (schedule C): 
Restaurant- 150 seats 15 seats per stall = 30 stalls 
Coffee Shop: 44 seats 15 seats per staB = 9 stalls 
Office: 100 m2/65 m per stall = 1.5 stalls 
TOTAL REQUIRED: 40.5 stalls 
PROVIDED: 48 stalls In Royal Quays Parkado (Cove 

CIVIL ENGINEER 
WSP 
400-401 Gartally Road 
Victoria. BC 
V8T 5M3 

765 m21205 m2 por stall = 3.7 stalls 
4 stalls 14 Indoor StaBs (Located in Royal Quays 
Parkado. one of 48 stalls) 

LANDSCAPE ARCHITECT 
Land Story Design Associates 
6805 Onnira Place 
Victoria BC 
V8Y 1T9 

SETBACKS: 
NORTH: 
EAST: 
SOUTH: 
WEST: 

Required 
2.0 m 
6.0 m 
6.0 m 
22.0 m 

90194\TOP\BM 

C.DP01 Conceptual Site Servicing 

Landscape 
Proposed SoawaB Plan 
Proposed SeawaB Plan (east side) 
Proposed SeawaB Section 
Proposed SeawaB Flovah'on 
Proposed Lighting Plan 

Is Sheet 

Visions Intomatkmai Marl a 

Project Data 

BUILDING CODE SUMMARY 

Received™ 
City of Victoria 

NOV 2 6 2015 

Manning t; Development Department 
Development Services Division 

SITE INFORMATION BASED ON DRAWINGS PREPARED BY 

LIST OF DRAWINGS 
Architectural 
A001 Pro|ect Data 
A101 Site Plan 
A110 Site Planw. Substalion-Option 1 
A111 Sito Plan w. Substalion - Option 2 
A201 Floor Plan 
A202 Roof Plan 
A301 Building Elevations 
A302 Building Elevalions 
A401 Building Sections 
A501 Building Renderings 
A502 Pholomontago 
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NOV 2 5 2015 
Warming & Development Department 

Development Services Division 

* 

Vaioria Intomatonal Marina 
te

ste Plan 

• A101 2 
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frr srisK* f.'KX t rxl'fyj 

Received 
City of Victoria 

NOV 2 S 20lii 
Planning & Dsvelopmim Department 

Development Services Division 

BUILDING FOOTPRJFfT 
765 «m (8235 tf) 

Seating Capacity 

Restaurant: 
150 seats plus bar seating 

* 

L ^ 

do Hoog 4 KloruH architects 

Victoria Intomat-onii Martrvi 
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do Hoog & Kjerutf architects 

V«;iorla Irtamatioitd U-i/i -* 

Building Elevations 

iflaf ill A3oi I ? 

Q Q Q 

Planning & Development Department 
Development Services Division 

op <p 

Received 
City of Victoria 

NOV 15 2015 
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I Scale: 1:100 

+—v ^ 

North Elevation 
*i^302^ Scale: 1:100 

• 

A A A  

: iP b L I, 

; 
City of Victoria 

NOV 2 6 ttt-
Planning & Development Department 

Develtspmsnt Services Division 

le Hoog S Kionitf architects 

Vctotta Intimations Mativa 

jkiilding Elevations 

-•I A302 1 
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& 

/On 

/»N 

HOHHOM 

^_ 

Lot 4 Sehemalic Bridge Section Received 
City of Victoria 

mov ? fi ;n-iH 

Manning S-. Development Department 
Development Services Division 

de Hoog & Kieru* architects 

Victoria InlArMtond Marina 

Schematic Bridge Sections 
- *=4=3-: 

A402 | 0 
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Building Renderings 
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Original View; bollom of Cooperage Place 
twoi/NTS 

City of Victoria ori5ina 
' V^j7 NT 

NOV 2 S-m-
Planning It Development Department 

Development Services Division 

View: SongheesWalkway 
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Proposed Seawall Plan 
1 Seal©- "l -500 

Received 
City ot Victoria 

nit, NOV I S 20T 
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Ne w 
Sub*rction 

Exisfi"9 ^IkwayWestsong W<,ikw< 

New pavers 

SEAWALL 

? Existing 
. Bedrock 

Proposed Seawall Plan (west side) 

Existing WoikwaV 

,./,ct5nno Walkway 

Royal Quays 

NEW SEAWftLL 

paddle Boat Canal 

« s Proposed Seawall Plan (east side) 
Z Scale: 1:200 

A, \L__/ 
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Feature Light on Column 

New Railing between columns -

Concrete Seawall 
planter cap 

Concrete 
Pilings 

h00̂ °OkPO%PO%PC%Po%PO%Pô !b»P( 
O o" O o O® O» Oo O" Oo O° O" 

£1 

J New pavers New garden beds 
and boulders 

Existing Walkway Existing planter 

Existing Rip Rap boulders will be temporarily removed in areas where the grade along the shoreline requires lowering in order to achieve the 
Transport Canada required 7 meters of open water along the shoreline. The surface Rip Rap will then be replaced along the seawall at the 
adjusted elevation. (See engineering drawings). 

Proposed Seawall Section 
Scale: 1:50 

Received 
City of Victoria 

NOV 2 $ 2315 
"snningt D(pjn| 

—J?®"1'*'1''1f,lt Services Division 
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Proposed Seawall Elevation with concrete pilings, concrete vegetated wall cap and stone columns 
Scale: 1:100 

Proposed Seawall Elevation viewed from the water 
Scale: 1:500 
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1: The stone for the columns to be native and 
similar the stone walls on the Songhees walkway. 

3: Boulders for sitting in the landscaped areas. 2: Soft ornamental vegetaion example for the landscaped 
areas near the seawall. 

7: Hedge vegetaion example for 
screening the substation. 

4: Low profile, clean railing design example 
for between the stone columns. 

5: Concrete Pilings painted 
black to be used for the Seawall 

NOV 2 5 201! 
Wanning & Oavelopmjnt Deo 

Dcv^'frn~"i Services Divi 

6: Bluestone pavers to be used on landscaped path, 
bike parking and ramp entry. 

8: Vegetaion example for the landscaped areas 
near the seawall. 
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PAD GROUN-D-VG =LAN ViEW 
(EARTH KOT S-:OWN) 
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\ 

Oft/Or CHoSiiD sOCK 
i i i .' •  • • • -  • * * • • u r r  .... / .. . .. r . •• •  • • • -  • * * • • u r r  i 
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ix 
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£2Q^lVL_U0;oiii 
COP-ER 2/0 AWO pG"»v.-_ 
CCrPiR A/0 A7.C-
GROUND ROD 3- x *5— PlA7££. ST£rj_ 
COPPER GROUND JU7P-ER 
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Zzra-KG Vul- 2-: S-V/-CD 
§.f SKJ 

C:S crv«i« t-'s *•„•/»£» 

! 

f 
!• 

• 

i 

«V::C'W/vy; 

fo )  p r ime  
engineering 

END V E'A- VV:--:Ct " DOOR 3C HYDRO ffcCQV»NG SECT'ON 

"V: eioA STANDARDS: CSA C22.2 
P-ASES: W*RES: 
70L~A0E: 
3 l: 
RPEOXHCv; 50~:z 

*:V£ VVPK57/.N;D 25-A © 2S*V 
ENCLOSURE: OUTDOOR NEVA 3R 
F7NSH: ELCCTROSTA'.C POWDER CCA". AV3- #S» 
ECu.-Wc'N-T iVtiGHl: 7000-os. TC'Ai. (EXCLUDING 7RANSFCR'/ER) 

5 WTO GEAR 50V: 
' X VG S~6 SWITCH 24«cV. 25kV BL. 630A 
6 X CUTLER-HA.VWFR 050-27 EXPU-S'CN FuSE R£R COCRDN^ON STUDV (3 SPARE) 3 X cvr "OR JNE LINE iXD CATORS. C/W VViR-NG HARNESS & LIVE -:-\E rNO'CATCRS 
V-.SC 5OS 5AR5. i\SU_ATCRS. GROUNDING STtOS. HARDWARE 

NOTES: 

*. GROUND1 NG STUDS 
2. WOOD CABLE SUPPORT 
3. CONTACT STATUS V:tW;\'G VAN-DOW 
«. S°A.R£ FUSS COMPARTMENT 
5. LIVE LINE :ND CTATORS 
S. ANT!-CONDENSATION :NSULAT?0\ 0- UNDERSIDE OF RCC" (HRE 

RETARDANT) 
7. SF6 LOAD BREAK STVMCH 
S. CAPACrvE VOLTAGE TRANSFORMER FOR LiVE-i/»ME ;ND-CA?0RS 
9. SECONDARY CABLES (LUGS NOT SUPPLIED) 
10 2"X1/4" GROUND BUS T\ PLATED COPPER \ 2"A'./A" Pr-ASE Bus ALUMINUM C/W 36kV POLYMER NSULATON 
12. PADX-CXABLE LATDH 
13. L:FT;\G EvES 
•<-. PEN7A-5C:." (3) (PENTA SOCKET NOT SUPPLIED) 

16. CABLE "ERVINA" ON INSULATION 5001 
•7. HOLES FOR SEiSViC RESTRA:NT 
18. SPRING TYPE DOOR RESTRAINTS 

CE..L Cr._L 
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ITEM 01 
02 
03 
04 
05 
06 
07 

08 
09 
10 1 1 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 

DESCRIPTION 
HV BUSH 25.0kV CLASS. 250 AMPS. 
LV BUSH 1.2kV CLASS. 2400 AMPS. 
TAP CHANGER WiTH 3/8" (10MM) DIAMETER HOLE FOR PADLOCKING. 
MAGNETIC LIQUID LEVEL INDICATOR. 
LIQUID TEMPERATURE INDICATOR. 
PRESSURE VACUUM GAUGE ±10 PSI (70kPA). 
COMBINATION DRAIN AND LOWER FILTER PRESSURE VALVE 
WITH 3/8" (10MM) SAMPLER. 1.0" (25MM) DIAMETER WITH PADLOCKABLE 
HOUSING. 
1.0" (25MM) UPPER FILTER PRESS PLUG. 
LIFTING EYES FOR LIFTING COVER ONLY. 
LIFTING LUGS FOR LIFTING COMPLETE TRANSFORMER. 
TRANSFORMER BASE WITH PROVISIONS FOR JACKING 
PER ANSI STANDARD AND FOR ROLLING IN EITHER DIRECTION. 
RADIATORS. 
STAINLESS STEEL NAMEPLATE. 
STAINLESS STEEL GROUND PADS WITH NEMA DRILLING. 
TRANSFORMER TANK-SEALED TANK LIQUID PRESERVATION. 
TRANSFORMER COVER: WELDED. 
MANHOLE: 15.5" X 15.5" (394 X 394MM) WITH BOLTED COVER. 
PRESSURE RELIEF DEVICE WITH INDICATOR. 
PURGE VALVE. 
STEEL BASE C/W HOLES FOR SEISMIC RESTRAINT. 
HV FULL FLANGE WITH PAD-LOCKABLE SIDE ACCESS PANELS. 
LV CABINET: FULL HEIGHT, BOTTOM ENTRY REAR REMOVABLE COVER. 
CABINET ENCLOSURE FOR SEGMENT 1 GAUGES &. SWITCHES. 

ALUMINUM BACK PLATE FRO ENTRY OF EXISTING SINGLE CONDUCTOR CABLES 

NOTES: 
DIMENSIONS SHOWN IN INCHES [MM], 
UNIT SHIPPED WITH 3PSI NITROGEN BLANKET AT TIME OF 
MANUFACTURE. 
STAINLESS STEEL HARDWARE 
UNIT SHIPPED WITH 2 AEROSOL CANS OF TOUCH-UP PAINT 

30 POWER TRANSFORMER 
1000kVA KNAN 65*C 
HV: 12470X24940 DELTA 
LV: 600Y/347 
MINERAL OIL FILLED 
PAINT: ANSI #61 

.eceived 
Cfly of '/in, :.. 

2M0 

-OS SO 
•JAfS H': 50 j*CV 

KC -r.4 

.--••vro f-v :2«e 

f p) orime 
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„ Drrvs/oprnrnf 5, 'rtrnent 
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/] 
Received 

NOV 30 2015 

Bevelopme nt Services Division 

November 30, 2015 

City of Victoria 
1 Centennial Square 
Victoria, BC 
V8W1P6 

Attention: Mayor and Council 

Re: Development Variance Permits No. 000440, dated October 9 and November 9 for: 
1 Cooperage Place 

For both variance permit notifications we have been unable to arrange a meeting with the applicant. 

In both cases, neither Community Marine Concepts Ltd, nor their architect has been available. The Victoria 
West Land Use Committee is disappointed with their lack of cooperation and can offer no further 

IMsgrove, Chair 
;t Land Use Committee 
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Janice Appleby

From: Monica Dhawan
Sent: Tuesday, December 01, 2015 4:01 PM
To: Janice Appleby
Subject: FW: THE MARINA NOBODY WANTS 
Attachments: 0011155810.PDF

Can you please attach this one as well? 
 
Thanks, 
Monica 
 

From: Terry Milne    
Sent: Friday, November 27, 2015 8:44 PM 

 
 

 
 

  
 

Subject:  THE MARINA NOBODY WANTS 
  
Please find (below) a letter sent to Minister Steve Thomson, and also (attached above) an Open 
Letter to the Minister in the Sunday Victoria Times Colonist, sponsored by numerous local clubs,
organizations and individuals. 
  
 Victoria Harbor falls under three levels of government but neither former federal nor 
provincial authorities held a public meeting to address citizens' concerns. Representations 
and questions were ignored or given short shrift and it seemed personal connections and 
paid lobbyists ruled the day. All is described below. 
  

The section of Harbour involved is heavily used by localpeople, visitors, tourists and many 
paddle boating individuals and clubs. The area will be swallowed up by a commercial marina 
with a profit motive, The people who use the water lot and walkway area are virtually all are 
opposed to this project. For this reason we urge Victoria's Mayor and Council to thoroughly 
review the latest marina design (which we have heard exceeds boundaries)  and to hold a 
public meeting and hear citizen's concerns before any decisions are made. 
  

                                                                     PLEASE READ ON. 
      
  
 

VICTORIA HARBOUR DEFENCE ALLIANCE (VHDA) 
 

   2777 Benson Plc 
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Honourable Steve 
Thomson                                                                                                                                               
    Victoria BC. V8N 1S5 
Minister of Forests, Lands and Natural Resources
(FLNR)                                                                                                    23 November 2015 
 
Dear Minister Thomson, 
We are a group of Victoria citizens, including former Victoria Mayor Peter Pollen, deeply 
concerned over an unfolding travesty, namely the mega-yacht marina in Victoria Harbour 
promoted by Robert Evans. We know, and you must know, this use of Crown Land is 
contrary to the wishes and benefit of the many Victorians who use and enjoy the area, and 
this in turn is contrary to the Crown Land Allocation Principles, of which you are the 
Steward designated to protect the public interest,    
 
This project is rife with concerns over improper lobbying, and procedures, conflict of 
interest, lack of transparency, lack of due diligence and public accountability, disregard of 
riparian rights, and a failure to ensure the public benefit. Victorians have consistently 
declared overwhelming opposition to the project with a petition containing 7,000 signatures 
and many protest gatherings by hundreds of citizens and boaters. Despite this FLNR blessed 
the project, without identifying any meaningful public benefit or calling a meeting to address 
the many public concerns. When the City held the one and only government sponsored public 
meeting on the issue FLNR ducked out and assigned its speaking time to the developer to 
promote the project. Did this equate with public transparency and accountability?   
 
To boating experts the proponent’s business plan of selling off long term slip leases to store 
large luxury yachts in a highly exposed part of the harbour was doomed from the start, It 
seemed a dubious stab at making a quick profit at the expense of the only dedicated public 
recreational area in the harbor. FLNR was so advised but ignored our input. Obviously the 
plan failed and since then FLNR has been quietly rubber stamping a revolving door of lease 
owners and marina designs. With the latest design FLNR’s Project Officer ruled a new 
application would be required. However after the developer’s lawyer-lobbyist, Mr. Bruce 
Hallsor raised objections evidently, your Chief of Staff intervened and changed your own 
Project Officers ruling, Perhaps this resulted from Hallsor’s erroneous claim that Victoria 
Mayor Lisa Helps fully endorsed the new marina plan. We question what due diligence was 
done to assess the proponent’s first business plan before leasing away the public water lot, 
and ask whether FLNR is about to support a similar circumstance.    
  
Since FLNR may have breached many of the Crown Land Allocation Principles under which 
it is supposed to operate an investigation by the Provincial Ombudsperson has been initiated. 
However as the developer has abandoned the original marina plan there is an opportunity to 
review the whole project. Victoria has a very small and busy harbour. It is packed with 
shipping activity and infrastructure, and is one of the busiest water airports in the world. 
There is no room for a Stanley Park here, only one small area left, one place reserved for 
people and non-powered boaters to enjoy the quiet ambiance of the North Shore of the 
harbour. Is this to be lost to an unneeded development in which an actual public benefit has 
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still to be identified?  Design dithering by the developer has provided one last chance to 
return the North Shore walk ways, shoreline and water reserve to the people of Victoria, 
where they rightfully belong.  Minister, we strongly urge you to do so. 
 
 
                                 

Terrence Milne                                     Peter Pollen 
Secretary  VHDA                                 President VHDA 
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 Advertisement

 The Marina Nobody Wants
 To the Honourable Steve Thomson,
 Minister of Lands and Forests

 Dear Minister,

 We are a group of Victoria citizens, including former Mayor 
 Peter Pollen deeply concerned over the mega-yacht marina to 
 be built on the North Shore of Victoria Harbour. We know, as 
 you must, this assignment of Crown Land is against the wishes 
 of countless Victorians and that ignoring the public interest 
 violates the Crown Land Allocation Principles you are charged 
 to uphold.

 Victorians have declared overwhelming opposition to a marina 
 that will disrupt walkers, displace boaters and infringe on 
 resident’s property rights. Hundreds of citizens launched 
 protests and more than 7000 signed a petition opposing this 
 project. However the Land Agency ignored all dissent, spurned 
 a meeting to address citizen’s concerns and leased the area to 
 a developer, apparently without an adequate review of the 
 business plan. Marina slip sales have totally failed, and since 
 then your staff has been quietly rubber stamping a revolving 
 door of lease owners and marina plans, all testifying to the 
 Agency’s lack of due diligence and public accountability in the 
 first place.  

 From the start this project has been rife with concern over 
 improper lobbying, conflict of interest, lack of transparency and 
 accountability and disregard for property rights, all contrary to 
 Land Policies, and all under investigation by the Provincial 
 Ombudsperson. However since the developer has now 
 abandoned the original marina plan you have an opportunity to 
 reconsider the project.

 Victoria has a small busy harbor packed with shipping and one 
 of the busiest water airports in the world. There is no room for a 
 Stanley Park here! There is however one small place left for 
 people and non-powered boaters to enjoy the quiet ambiance 
 and views of the North Shore. Is this to be despoiled by the 
 travesty of an unneeded commercial development for which no 
 actual public benefit has been identified? There is one last 
 chance to return the North Shore walk ways, shoreline and boat 
 water reserve to the people of Victoria, where they belong. 
 Minister, we strongly urge you to do so!

 FRIENDS OF VICTORIA HARBOUR
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Victoria BC V8W 1P6

Dear Ladies and Gentlemen:

I am writing in respect ofthe proposedVictoria International Marina. I am writing as an individual.but please
be assured my concerns re?ect those of many Royal Quays residents.

It has been reported to us that Mr. Robert Evans, a principal of the proponent, has been telling all who would
listen that the City has approvedhis new plans which include a single ?oating platfon-n for the business
facilities at the marina instead of the two pile-supportedplatforms speci?ed in the current development
pennit. Shortly therea?er your senior planner, Mr. Jim Handy, advised us that no such new plans had even
been received by the City, let alone approved. Given the history of the project and the individual, Mr Evans
being a little in from of the facts is not surprising. Nonetheless, the revised project is of no less concern to us
than the one currently approved.

Presumably, the revised plans have now been submitted for approval. But, regardless of whether or not that is
the case. we would like to remindyou/make you aware that thosenew plans — like the old ones — propose a
large restaurant immediately adjacent to one of the buildings comprising Royal Quays. As such, its entrances,
patio and kitchen exhausts will be situated mere feet away from the living room and bedroom windows of ten

suites in Royal Quays (including mine). Further, while, perhaps,the disturbance from the noise may be
restricted largely to those ten suites, given the predominantlight southwest winds in the summer, the kitchen
odours will envelope the entire neighbourhood.

We wouldhopethatwhenconsideringthe revisedplans,assuming they now havebeenor soon will be
submitted for your approval,you will bear in mind the significant negative impact this facility will have on
those living nearby and will impose the strictest standards available to every aspect of the operation of that
facility should you see ?t to approve the new plans or any subsequent revision to them.

Respectfully,

Don Grovestine
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ROYAL QUAYS
Strata Plan VIS H389

c/o Proline Management Ltd.
201 Burnside Road West

Victoria BC V9A IE3

August 4, 2105

Mr. Jim Handy, Senior Planner
City ol'Victoria
l Centennial Square
Victoria BC VSW 1P6

Subject: Victoria lntemational Marina

Dear Jim:

Further to your recent meeting with our Walter Creed and Mike Marley, we have
received informationvia Freedom of lnformation from the Provinceand other reports that
certain inaccurate claims involving Royal Quays have been made by or on behalf of the
proponent.

ln respect of the 48 parking spaces at Royal Quays leased by the proponent, the
proponent's consultant advised the Province on April 14, 2014:

“The final stages of a working agreement with the Strata Corporation are in progress.
This includes a shared cost to secure parking spaces so marina users will not have
access to the condo building spaces."

We are concerned similar claims may have been made to City representatives. While there
were some early discussions in that timeframe to explore potential alternative techniques for
securing the residential space. portrayal as “?nal stages ofa working agreement" and cost-

sharing seems little more than wishful thinking — especially in light of the decision in the suit
the proponent brought against Royal Quays regarding those parking spaces. There are
currently no such negotiations underway nor have we been approached by the proponent to

open any.

We also understand that the proponent claimsnow to have the support of a majority of Royal
Quays owners and has rendered to the Province an e-mail of dubious origin justifying that
claim. The facts of the matter are. at their annual general meeting on May 20, 2009, Royal
Quays owners approved the following motion:

“That the strata council be directed to send a letter of opposition to particular
government of?cials responsiblefor the oversight of the water lots and the harbour to

express t.heoppositionof the Royal Quays owners to the proposed Victoria
International Marina.”

No questionof support for or oppositionto the marina has been put to the ownerssince nor
has there been any attempt otherwise to assessany change in their general sentiment.While
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many owners are undoubtedly relieved that one ofthe previously-proposed buildings is no
longer planned,there is no basis to indicate the owners‘ position towards the proposed
marina generally has softened.

For your information.

Yours truly,

Donald G. Grovestine, President
Strata Plan VIS 1889 (“Royal Quays“)

Cc: Alison Meyer, Assistant Director, DevelopmentServices
Councillor Chris Coleman
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VIA EMAIL

October 10. 2015

To Whom It May Concern:

RE: VICTORIA HARBOUR MARINA PROTEST

l am an extremely concerned paddler from the Ocean River Paddling Club Society i'ORPC"‘iwho
adamantly disapprove: the proposed development of the Victoria Harbour Marina The goals of our
paddling club are to foster the development of recreational and competitive paddling spons in the
Victoria area and to encourage and facilitate learning opponunities for all paddlers which includes safe
access to innerlouter harbour waters and the open ocean

ORPC offers coached paddling programs six days a week. The only time we are not on the water is

when it is not safe dueto adverse weather conditions On a daily basis since 2000 ORPC has safely
traversed paddlers through the proposed development area to train in the open ocean in preparation for
competing in local. provincial national and international races Overthe years rnany of our paddlers
have received accolades in our local media regarding their racing achievements including medaling at
world championship events

In order for ORPC to continue to provide paddling opportunities to Victorians 01 all ages we re?kiire a
safe environment to pursue our sport. The location ot this manna. and in particular the newly proposed
"paddling canal . will place our paddlers in an unsafe environment each time they traverse through
these waters The paddling canal . being only seven meters in width will not be wide enough to safely
handle our six-person outrigger canoes or multiple solo canoes. especially when we often have four six-

person outrigger canoes paddling through these waters For example if a White Hull row boat. being
5.5 meters in width (including oarsi, attempts to pass through the paddling canal and meets an
outrigger canoe, being 3 meters in width. the two cannot pass each other One would need to hold up
or potentially back up This would be further compounded by current tide or waves providing an unsafe
environment and leading to possible equipment damage. Lastly at low tide this route may not be safely
passable due to lack ol water and rocks

The size and locatioyrsf this new marina needs to be reconsidered especially the location and width or
the proposed "paddling canal

Paddler Name i“ ‘
l \ w l V»

Address. i’ i
‘ii '

i i \ \ \\ \ ‘x

:\ ~’\> i irw «i .»i r‘
\

i
(4 C. l W’ l ‘. ‘ I; ;

L’.

\"(
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VIAEMAIL

October 16, 20/15
To Whom It l\‘/layyConcern:

RE; VICTORIA HARBOUR MARINAPROTEST

i am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the VictoriaHarbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoria area and to encourage and facilitate learning opportunities for all paddlers. which
includes safe access to inner/outer harbour waters and the open; ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traverseglgpaddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The locationof this marina, and in particular the
newly proposed “paddling canal”, willplace our paddlers inan unsafe environment each timethey
traverse through these waters. The “paddling canal”, being only seven meters in width, willnot be
wide enough to safely handle our six—personoutrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marina needs to be reconsidered, especially the location and
widthof the pr posed “paddling canal’.

Paddler Name [in;

Acldress.\©C6 ‘V0.54:/<4T
M W W

1627 Earksdale Drive, Victoria, BC V8N 5A8
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VIAEMAIL:

October 16, 2015

To Whom It May Concern‘

RE: VICTORIA HARBOUR MARINAPROTEST

I am an extremely concerned paddler from the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoria area and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbourwaters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements includingmedaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport The location of this marina, and in particular the
newly proposed “paddling canal", willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters in width, willnot be
wide enough to safely handle our six—person outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall ‘l7 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide orwaves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and locationof this new marina needs to be reconsidered, especially the location and
widthof the proposed “paddling canal’.

Paddler Name
'

I/)
V

.*/K as
1627 Barksdale Drive, Victoria, BC V8N 5A8
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VIAEMAIL FLNR.lVlinister@govbo.ea; Bonita.Wa|lace@gov,bc,oa; rnintc’d)to.gc.ca

an

October 16, 2015

To Whom it May Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

i am an extremely concerned paddler from the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed developmentof the Victoria Harbour Marina. The goals of
our paddling club are to fosterthe development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to innerlouter harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, nationaland international races. Overthe years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal", willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters in width, willnot be
wide enough to safely handle our six-person outrigger canoes or multiple solo canoes, especially
when we often have four six—person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

Thesize and location of thisnewrmarinaneedsto be reconsidered,especially the location and
width of the proposed “paddling canal’.

Paddler Name £Q_)(

.

Aael‘i‘0§{/"ii’tY’TGV0i€.§lV%\7/’ldik’§V€9TP3a’i“(L

1627 Barksdale Drive,Victoria, BC VBN5A8
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VIAEMAIL

October 16, 2015

To Whom it May Concern:

RE: VICTORIA HARBOUR MARINA PROTEST

l am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all pacldlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily,basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particularthe
newly proposed "paddling canal”, willplace our paddlers in an unsafe environment each timethey
traverse through these waters. The “paddling canal”, being only seven meters in width, will not be
wide enough to safely handle our six—personoutngger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example ifa Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide orwaves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marina needs to be reconsidered, especially the location and
widthof the proposed “paddling canal‘.

Padd|erName $1/l/\.QM.C\
Zlléiliressz gl’5€’l;-l€a6>K’§ri7.TVi?1®v\‘a"i,[l3C‘7”’ ‘ "W" ‘ 4

1627 Barksdale Drive, Victoria, BC VBN5A8
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VIAEMAIL‘

October l6, 2015

To Whom It May Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

I am an extremely concerned paddler from the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In orderfcr ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal", willplace our paddlers in anunsafe environment each timethey
traverse through these waters. The “paddling canal”, being only seven meters in width, will not be
wide enough to safely handle our six—person outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marina needs to be reconsidered, especially the locationand
widthof the proposed “paddling canal’.

Paddler Name *£€r[7/.D____
Address: _-V i 7 7

H“ VA” 7 ‘ > Hi W‘ i 7
7

1627 Berksdale Drive, Victoria, BC V8N 5A8
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VIAEMAIL:

October 16, 2015

To Whom it May Concern:

RE: VICTORIA HARBOUR MARINA PROTEST

I am an extremely concerned paddler from the Ocean River Paddling Club Society (“ORPC") who
adamantly disapproves the proposed development of the VictoriaHarbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoria area and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

in order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The locationof this marina, and in particular the
newly proposed “paddling canal”. willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters in width, will not be
wide enough to safely handle our sixeperson outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example ifa Whitehall 17 row boat, being 55 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential iniuryto paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and locationofthis new maiinaneedsto be reconsidered, especially the location and
widthof the proposed “paddling canal’.

Paddler Name '

Aaagss; gfaae”/dam 1/Wm ?t:
1627 Barksdale Drive, Victoria.BC V8N 5A8
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VIAEMAIL:

October 16, 2015

To Whom It May Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

I am an extremely concerned paddler from the Ocean River Paddling Club Society (“ORPC") who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it IS not sate due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Overthe years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal”, willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters inwidth, willnot be
wide enough to safely handle our six-person outrigger canoes or multiplesolo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marina needs to be reconsidered, especiallythe location and
widthof the proposed “paddling canal’.

Paddler Name 29/40»?
?

“Address:ital-5F6¢;I1/(S0401?Oi/‘WC/,Ui':tl0l.’Lv
1627 Berksdale Drive, Victoria,BC V8N 5A8
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October 16, 2015

To Whom It May Concern:

RE: VICTORIAHARBOUR MARINAPROTEST

I am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC") who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to fosterthe development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed padcllers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at worldchampionship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particularthe
newly proposed “paddling canal", willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters in width, will not be
wide enough to safely handle our six-person outrigger canoes or multiple solo canoes. especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall l7 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks

The size and location of this new marina needs to be reconsidered, especially the location and
width of the proposed “paddling canal’.

Padd|erName Qo\—\\
Address: iio7»7‘i'C)L(i’l5di:7ComDt1\.Z]UiLi\').rw’AKL V5’/V576?‘

i627 Barksdale Drive.Victoria, BC VBN 5A8
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VIAEMAIL

October 16, 2015

To Whom It May Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

I am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to fosterthe development of recreational and competitive paddling sports in
the Victoria area and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at worldchampionship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The locationof this marina, and in particularthe
newly proposed “paddling canal”, willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal", being only seven meters in width, willnot be
wide enough to safely handle our six—person outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example ifa Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment. and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marina needs to be reconsidered, especially the location and
widthof the proposed “paddling canal’.

Paddler Name film-IA/7/D f"\ /WU

Address?’En — io€2o rvvFC»D0v0/M/D PA/be earl» «

I r~"€~llPs.c,.
1627 Barksdale Drive, Victoria, ac VBN5/RE
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VlA EMAIL‘

October 16, 2015

To Whom It May Concern:

RE: VICTORlA HARBOURMARINAPROTEST

I am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC“) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to fosterthe development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order tor ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal”, willplace our paddlers in an unsafe environment each timethey
traverse through these waters. The "paddling canal”, being only seven meters in width, willnot be
wide enough to safely handle our six-person outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at lowtide this route may not be
safely passable due to lack of water and rocks

The size and location of this new marina needs to be reconsidered,especially the location and
width of the proposed “paddling canal‘.

Paddler Name (‘(\lIxC\AV\Y\C P710“
"Aadress?*l37;3fQelt§g(,7Om,vwicm“EL ' * xlgixrsilerz“ ' * " * T

1627 Elarksdale Drive, Victoria, BC VEN 5A8
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VIAEMAIL:

October 18, 2015

To Whom It May Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

Iam an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers. which
includes safe access to inner/outerharbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation forcompeting in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In orderfor ORPC to continue to provide paddling opportunities to Victorians ofall ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal", willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal", being only seven meters in width, willnot be
wide enough to safely handle our six-person outrigger canoes or multiplesolo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if aWhiteha|l 1-7row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddlingcanal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injuryto paddlers. Lastly at lowtide this route may not be
safely passable due to lack of water and rocks.

The size andrlocationofthisnewrnarlnaneeds to be reconsidered,especiallythe location and
width of the proposed “paddling canal’.

PaddlerName L\‘.7f,'E(/lé.E7‘l—‘Ut§2/mg
V E 7 :( R’?

1627 EiarksdaleDrive, Victoria, BC V8N 5A8
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VIA EMAIL‘

October 16, 2015

To Whom It May Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

I am an extremely concerned paddler from the Ocean River Paddling Club Society (“ORPC/’) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to fosterthe development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean‘

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Over the years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

in order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particularthe
newly proposed “paddling canal", willplace our paddlers in an unsafe environment each time they
traverse through these waters‘ The “paddling canal", being only seven meters in width, will not be
wide enough to safely handle our six-person outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marinaneeds to be reconsidered, especially the location and
width of the proposed “paddling canal‘.

Paddler Name fa/(6 §?grrUc/T

Address: Xi/H C;;:un<,"LC:OUl/bi‘K7/fc?ilari?/37C W’ W

1627 Barksdale Drive, Victoria, BC VBN 5A8
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VIA EMAIL’

October I6, 2015

To Whom ItMay Concern:

RE: VICTORIA HARBOUR MARINAPROTEST

I am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC”) who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoria area and to encourage and facilitate learning opportunities for all paddlers, which
includes safe access to inner/cuter harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Overthe years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal”, willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters in width, willnot be
wide enough to safely handle our six-person outrigger canoes or multiple solo canoes. especially
when we often have four six-person outrigger canoes paddling through these waters. For
example ifa Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at low tide this route may not be
safely passable due to lack of water and rocks.

The size andlocationofthisnewmarinaneedsto bereconsidered,especially the location and
width of the proposed “paddling canal’.

PaddlerName G
‘tastes;-"3r‘3—r%€9;3’ktFFl97U©§?ed.lf??lvvt?xx$4 57%

1627 Barksdale Dr‘ve, Victoria, BC VSN 5A8

Planning and Land Use Committee - 10 Dec 2015

LATE - Correspondence: Development Permit with Variances App... Page 342 of 526



VIA EMAlL’

October 16, 2015

To Whom ItMay Concern:

RE: VICTORIA HARBOURMARINA PROTEST

I am an extremely concerned paddlerfrom the Ocean River Paddling Club Society (“ORPC") who
adamantly disapproves the proposed development of the Victoria Harbour Marina. The goals of
our paddling club are to foster the development of recreational and competitive paddling sports in
the Victoriaarea and to encourage and facilitate learning opportunitiesfor all paddlers, which
includes safe access to inner/outer harbour waters and the open ocean.

ORPC offers coached paddling programs six days a week. The only time we are not on the water
is when it is not safe due to adverse weather conditions. On a daily basis, since 2000, ORPC has
safely traversed paddlers through the proposed development area to train in the open ocean in
preparation for competing in local, provincial, national and international races. Overthe years,
many of our paddlers have received accolades in our local media regarding their racing
achievements including medaling at world championship events.

In order for ORPC to continue to provide paddling opportunities to Victorians of all ages, we
require a safe environment to pursue our sport. The location of this marina, and in particular the
newly proposed “paddling canal", willplace our paddlers in an unsafe environment each time they
traverse through these waters. The “paddling canal”, being only seven meters in width, willnot be
wide enough to safely handle our six-person outrigger canoes or multiple solo canoes, especially
when we often have four six-person outrigger canoes paddling through these waters. For
example if a Whitehall 17 row boat, being 5.5 meters in width (including oars), attempts to pass
through the paddling canal and meets an outrigger canoe, being 3 meters in width, the two cannot
pass each other. One would need to hold up, or potentially back up. This would be further
compounded by current, tide or waves providing an unsafe environment, and leading to possible
equipment damage and, potential injury to paddlers. Lastly at lowtide this route may not be
safely passable due to lack of water and rocks.

The size and location of this new marina needs to be reconsidered, especially the location and
width of the proposed “paddlin canal’.

Paddler Name '3/I/‘-L ~

Address:
7
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‘i627 Barksdale Drive, Victoria, BC VSN 5A8
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m Handy

From: mayorandcouncil@victoria.ca
Sent: Friday, Sep 18, 2015 3:32 PM
To: ‘Glenda Ducharme'
Subject: RF’ Marina

Dear Ms Ducharrne,

Thank you for your email.it has been shared with Mayor and Council

The City has not yet received a formal submission for this site; huwever, staff understand the applicant is expecting to
?nalize their submission scan I have filed your email to ensure it is stored with all public feedback received on the
application,

Sincerely,

Monica Diiawan
Correspondence Coordinator
Citizen Engagement and Stralegic Planning
City of Victoria
1 Centennial Square, Victoria BC VBW1P6

T 250 361 0516

‘vicro°iziAII] t m

~—-OriginalMessage--—
From:Glenda Ducharme
Sent. Sunday, September . :
To: mayorandi:ouncil@victoria :2
Subject Marina ‘

Hi l am In favour of the changes Mr. Evans proposed regarding ine manna This lS very important ice as my concio Will
be looking oul al the marina. Thanks. GiDucharme resident o1Tne a Royal Quays

Sent from my iPhone
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November 3, 2009 
 
Mr. Ryan Greville 
Area Officer      
Navigable Waters Protection Division 
Transport Canada 
Pacific Region 
820 – 800 Burrard Street 
Vancouver, BC  V6Z 2J8 

Your file:  8200-05-8949 

Email: ryan.greville@tc.gc.ca  

Mr. Greville, 
 
Thank you for your letter of October 2, 2009 giving South Island Sea Kayaking Association (SISKA) this opportunity to respond to the revised plans for Victoria International Marina. While we appreciate this 
opportunity to comment, we are concerned that other stakeholders and the public have not had the same opportunity. Given the significant impacts of this revised plan the appropriate process would have been 
for NWPP to require the proponent to deposit this revised plan at the land titles office with an advertisement and a reasonable period for public comment.  
 
In our opinion, the latest drawings continue to raise navigational, access and safety concerns for a wide range of non-powered vessels, not just kayakers.  
Standards under the Navigable Waters Protection Program (NWPP) require that the review officers and the public are given access to a set of plans that is clear, accurate and complete, with supporting 
documentation. A review of the revised plans and earlier versions of the site plan indicates that this standard has not been met. In order to act with due diligence, Transport Canada must address the concerns 
raised in this letter as well as concerns raised in earlier submissions that have not yet been adequately addressed. Please note that in July, 2009 NWPP agreed that the proposed marina site plan should be overlaid 
on a Canadian Hydrographic Services (CHS) navigational chart so that the impacts on navigation and safety of the proposed work could be clearly and accurately assessed. To date we have not been provided with 
this document. Has NWPP obtained this from the proponent? When will this document be made available to stakeholders and the public?  
 
 
If Transport Canada required the proponent to overlay the proposed marina site plan onto Chart 3412 and to report the clearances in navigable water definitions, not as surveyor data references under each 
structure; stakeholders and NWPP could use the CHS Current and Tide Table, Volume 5 for the Victoria harbour to determine if there is sufficient clearance under the buildings and sufficient water under the 
vessels to safely use the proposed paddle corridor. By using chart datum, it will be possible to NWPP and stakeholders to determine if the clearances under the structures will be safe for all non-powered vessels 
including outrigger canoes, stand up paddle board users and row boats.  
 
The proponent’s schematics of the ramp leading to the docks should show the clearances based on chart datum at both the land end and the dock end of the ramp for all structures. This method removes the 
ambiguity about the sea floor contour from the foreshore out under the marina and in particular, along the proposed paddle corridor. This information combined with data from the Current and Tide tables is 
essential to determine the feasibility of the corridor for all types of non-powered vessels.  
 
Fisheries and Oceans web site defines datum as follows:  
 “Datum - For navigational safety, depths on a chart are shown from a low-water surface or a low-water datum called chart datum. Chart datum is selected so that the water level will seldom fall below it and only 
rarely will there be less depth available than what is portrayed on the chart.”  
Reference: http://www.dfo-mpo.gc.ca/regions/central/issues-questions/index-eng.htm 
 
It appears that NWPP has not taken under consideration that clearance under the buildings will decrease over time as a result of changes in sea level due to climate change. According to recent studies, at the 
current rate of change in sea level the clearances through this corridor could decrease to a point where navigation may not be feasible for the duration of the license of occupancy of the water lots. Refer to Dr. 
Gordon Greeniaus’ letter to NWPP in November 2009. 
 
The clearance under the structures (buildings and bridges) according to the proponent’s material is based on geodetic datum. Clearances on a Canadian Hydrographic Chart (CHS) are based on chart datum and not 
the level of the land as in geodetic datum. Therefore, the clearances under structures need to be measured according to recognized standards for navigable water, chart datum. For example, CHS Chart 3412 of the 
Victoria Harbour shows clearances under structures such as the Johnson Street Bridge at 5.9 m and the Point Ellice Bridge at 9 m. The NWPP has a duty to assess the proposed work in accordance with the 
established marine navigational standards. When will clearances based on chart datum be made available to stakeholders and the public? 
 
 
According to the renderings attached to your letter, the two buildings are supported by pilings within the boundary of the corridor and therefore the paddling corridor appears to be obstructed by pilings. The 
pilings present safety risks to all non-powered vessels by restricting maneuverability and line of sight.  
 
The limited corridor width of approximately 8 m requires careful maneuvering given its non-linear configuration. The curves require agility and good pilotage by kayakers. Since the majority of kayakers paddle in 
groups passage becomes difficult with increased risk of an accident in the corridor and especially under the buildings. Furthermore, the narrow corridor is inadequate for non-powered vessels to maneuver when 
there is opposing traffic. Since there are several sets of pilings, the potential safety risk increases further when the paddlers are negotiating the pilings on each side of the two buildings due to the further reduction 
of space.  
 
In order to navigate this narrow corridor, paddlers operating larger non-powered vessels are presented an extreme hazard. A six person outrigger canoe (OC6) is 15 m long and 2.5 m wide. Paddlers of these large 
vessels attempting to transit the corridor need to be very highly skilled as they are extremely difficult to steer in the best of conditions and respond relatively slowly to the helm.  The proposed paddle route leaves 
little space to allow for steering difficulties and opposing traffic to transit safely within the corridor and under the buildings.   
 
The revised plan lacks detailed measurements on the separation between the pilings. When will this information be made available to stakeholders and the public? Doug Linton, Director Safety and Standards, 
Victoria Canoe and Kayak Club (VCKC) has stated that it is unlikely an OC6 could safely navigate through this corridor. He states in his email of October 14, 2009 to NWPP “…many steerspersons will opt to go 
around the marina on the outside in order to avoid being caught between the proverbial ‘rock and the hard place’, thereby entering the [approximately] 5m wide zone adjacent to the aircraft taxiway … “. SISKA 
concurs with the concerns raised by VCKC, an organization of over 400 members who operate large non-powered vessels on the north shore of the Victoria harbour on a year round basis.  
 

Other navigational concerns have been raised by operators of non-powered vessels who are forced to proceed around the marina between the aircraft taxiway on the north side of Pelly Island and the perimeter of 
the marina structure. Earlier submissions have provided evidence of serious safety concerns with respect to this mix of marine and aircraft traffic in the congested area, complicated by the effects of the wave 
attenuator and mega-yacht traffic. Will NWPP and Lori Young as part of the operational review respond to the navigational and safety issues raised by stakeholders including Harbour Air Seaplanes, Victoria 
Harbour Ferries, Ocean River Sports, VCKC and other organizations? Refer to Irene Faulkner’s letter of September 21, 2009. 
 
The alternative is to paddle around the exterior of the marina next to the taxiway. The distance between the marina and the edge of the taxiway appears to be approximately 8m. This creates unacceptable risks 
associated with mixing powered vessels, aircraft and non-powered vessels in a restricted space. These risks of congested traffic in a restricted area were previously documented in SISKA’s submissions between 
December 2008 and August 2009 to NWPP. Evidence of these navigational and safety concerns are contained in the letter from Irene Faulkner dated September 21, 2009 on behalf of SISKA to Jim Prentice, 
Minister of the Environment, a copy of which was forwarded to Transport Canada Minister, John Baird. At the public meeting in Victoria on September 22, 2009, Ms. Faulkner presented a copy of the letter to the 
panel chair in the presence of Lori Young, Regional Director, Programs – Pacific, who is in charge of the operational review of the proposed marina. Will NWPP and Lori Young respond publicly to the submissions of 
September 21 and 22, 2009 as part of Transport Canada’s operational review? 
 
Paddling under the two buildings presents additional safety risks beyond the issue of the pilings. Visibility becomes an issue as a paddler’s vision must quickly adjust from bright sunlight to the darkness under the 
buildings several times during their transit. Low light days and evenings will add to the risk to paddlers. Under both lighting conditions, it could be difficult to recognize and avoid other paddlers.  
 
There is the strong probability debris and sea plant material will collect behind the marina driven by prevailing winds and tides. The accumulation of the debris will eventually create a navigational hazard to 
paddlers and could block access to the paddlers. This could force paddlers out around the marina and the mixed traffic issue arises once again. How will NWPP address this navigational hazard as part of their 
review process?  
 
With the larger non-powered vessels unable to navigate safely through the narrow corridor, the effects of the wave attenuator come to the forefront for vessels paddling around the exterior of the marina 
structure. We refer you to earlier submissions to NWPP authored by Dr. Gordon Greeniaus regarding the measurement of the reflective wave particularly when westerly winds are blowing against the attenuator. 
In July 2009 Transport Canada agreed to obtain a peer review of the proponent’s wave attenuator study and the negative impacts on navigational safety. At the public meeting on September 22, 2009, Lori Young 
reiterated Transport Canada’s commitment to this peer review. What is the status of the review and when will Transport Canada release this information to stakeholders and the public?  
 
In an earlier submission, SISKA raised concerns about effects on navigation and safety of this marina if the use of this marina were to change in use from a marina for mega-yachts to a marina for a larger number 
of smaller boats. Evidence was provided earlier that Transport Canada officials are on record as stating that such a change in use would raise serious concerns with respect to traffic safety. This is because the 
current Victoria Harbour traffic scheme requires smaller boats to use the traffic separation lanes on the south side of the harbour. Previous requests for information on what conditions Transport Canada would 
put in place to prevent this change in use have not been answered. Due diligence requires that Transport Canada puts conditions in place to prevent such a change in use. What are Transport Canada’s intentions 
to ensure that the best interests of stakeholders and public are protected with respect to this issue? 
 
Although SISKA is responding in detail to this revised plan, our position on the revised marina has not changed. The scope and the location of the proposed marina are such that attempts to mitigate concerns by 
making minor changes to the site plan are not effective. This project will substantially impede safe navigation and public access to these waters. The plan attached to your letter of October 2, 2009 does not 
adequately mitigate stakeholder’s concerns regarding navigation nor does it protect public access to these waters. The approval of the project proposed by Community Marine Concepts LP on the north shore of 
the Victoria harbour will effectively alter the use of this area from the current public use to private use. The approval of this project is counter to the stated mission of the Navigable Waters Protection Division to 
preserve the public right of unimpeded safe navigation. This protection applies equally to all vessels including a wide range of small non-powered vessels. It is not consistent with NWPP’s mandate to focus on 
mitigation of concerns from kayakers only.  
 
According to the NWPP guidelines, the public is entitled to access a set of clear, accurate and complete plans and to participate in a fair and transparent public consultation process. In order to restore our trust in 
the review and approval process, the integrity, transparency and accountability are of primary importance. It is SISKA’s contention that Transport Canada has not responded effectively to requests for information 
from stakeholders or effectively addressed concerns about navigation and safety that have been identified. Therefore Transport Canada has not met its obligations.  
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It is our expectation that the serious concerns raised by SISKA and other stakeholders will be seriously considered and acted upon. This is how Transport Canada can demonstrate that NWPP and the Pacific Region 
Programs Branch that is carrying out the operational review will fulfill their mandates to protect public access to these navigable waters and maintain operational safety of Victoria Harbour. 
 
Attached is a site plan of the proposed marina overlaid on the current Port of Victoria Traffic Scheme that demonstrates the extent to which navigation by non-powered vessels could be impeded by this project. 
See Appendix A.  
 
 
Respectfully, 
 
 
Gary Allen 
President 
South Island Sea Kayaking Association 
Email: gd.allen@shaw.ca 
 
 
Copies to: 
 
Lori Young, Regional Director,  
Programs – Pacific 
Transport Canada 
Email: lori.young@tc.gc.ca 
 
Michael Henderson, Regional Director General 
Transport Canada 
Email: michael.henderson@tc.gc.ca 
 
Bob Gowe, Manager 
Navigable Waters Protection 
Transport Canada 
Email: bob.gowe@tc.gc.ca  
 
John Baird 
Minister, Transport Canada 
Email: john.baird@tc.gc.ca    
 
Jim Prentice 
Minister, Environment Canada 
Email: Minister@ec.gc.ca  
 
Pat Bell,  
Minister of Forests and Range 
Email: Pat.Bell.MLA@leg.bc.ca  
 
Gary Townsend, ADM 
Regional Operations Division, Forests 
Email: gary.townsend@gov.bc.ca  
 
Patricia Eng, Manager 
Integrated Land Management Branch 
Forest and Range 
Email: Patricia.Eng@gov.bc.ca  
 
Dave Lutes, First Nations Land Officer 
Integrated Land Management Branch 
Forest and Range 
Email: Dave.Lutes@gov.bc.ca  
 
Maurine Karagianis, MLA 
Esquimalt-Royal Roads 
Email: Maurine.Karagianis.MLA@leg.bc.ca  
 
Denise Savoie, MP 
Victoria 
Email: SavoiD@parl.gc.ca  
 
Keith Martin, MP 
Esquimalt-Juan de Fuca 
Email: MartiK@parl.gc.ca  
 
Mayor Dean Fortin and members of Victoria City Council 
 
Appendix A 
 
The following embedded file (pvts08_megamarina_detail.pdf) uses the existing Port of Victoria Vessel Traffic Scheme with the proposed Victoria International Marina overlaid. 
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December 4,201,s

The Honourable Steve Thomson, Minister of Forest Resources and Lands, Province of British

Columbia

The Honourable Bonnie Raift, Minister of Transport, lnfrastructure and Communities, Canada

The Honourable Gail Shea, Minister of Fisheries and Oceans, Canada

Her Worship Mayor Lisa Helps and Council, City of Victoria

Honourable Ministers, Mayor and Council:

I am writing on behalf of the South lsland Sea Kayaking Association (SISKA) in regard to the
proposed Victoria lnternational Marina (VlM) development in Victoria Harbour.

SISKA represents over 200 active local sea kayakers who regularly paddle the waters off our coast

as well as inland waterways including the Gorge, Esquimalt and Victoria Harbours. We are very

familiar with the proposed marina site and continue to have a number of serious concerns for

the safety of boaters if this development proceeds.

The planned transit channel between the proposed floating VIM dock and the shore, intended

for passage by non-powered boaters would feature blind entrances at both ends, insufficient

clearance at high tides under the gangway, the likelihood of considerable floating debris

obstacles and a width that would not permit the safe passage of OC6s or similar-sized boats

inadvertently meeting there. This could well result in marine accidents and injuries.

lf the proposed marina complex were to be located further offshore to widen the transit
channel, there would be insufficient room for powered vessels to pass around the perimeter

without infringing on the floatplane taxiway on the north side of Pelly lsland. The result of these

navigational challenges would very likely be the mixing of marine traffic in the area and the
potential for additional marine accidents.

ln November 2009, SISKA made a detailed submission to the various authorities outlining our
concerns about a previous version of this proposed development (attached). Despite the very

significant concerns expressed at that time by ourselves, a number of other organizafions and

the public at large, the governing authorities permitted this development planning process to
continue without any public consultation and the current flawed marina proposal is the resuh.

Regrettably, we have been given no opportunity for feedback on the current proposal, but note

from the VIM website (hrp:/lvimarina.n ) that two local companies involved in rowing and

kayaking have apparently been given concessions to operate at the marina. Howevei it is

absolutely essential, before the proposed marina development proceeds any further in this

public watemray, that the views and concerns of the much broader community of local kayakers,

canoeists and small boaters be fully heard and safely accommodated.
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Sincerely,

We therefore call upon the provincial, regional and municipal authorities to ensure that the
public is properly protected in our local marine environment.

Alan Campbell

Vice-President, South lsland Sea Kayaking Association

Victoria, British Columbia

Copies:

Ryan Greville, Manager, Navigation Protection Program, Transport, lnfrastructure and

Communities, Canada

Susan Farlinger, Regional Director General, Pacific Region, Fisheries and Oceans Canada

Bonnie Antcliffe, Regional Director, Ecosystems Management Branch, Fisheries and Oceans

Canada

Alain Magnan, A/Manager, Regulatory Reviews, Fisheries Protection Program, Fisheries and

Oceans Canada

Jonathan Tinney, Director, Sustainable Planning and Community Development, City of Victoria

Jim Handy, Senior Planner; Development Agreements, City of Vlctoria

Jason Johnson, City Manage4 City of Victoria

Tom Zworski, City Solicitor; City of Victoria

Murray Rankin, MP

RandallGarrison, MP

Maurine Karagianis, MLA

Carole James, MLA

Gary Holman, MIA

Chandra Herbert, MLA

Alyssa Zhang, Financial Manager, Victoria lnternational Marina

Peter Harris, Pacifica Paddle Sports

Harold Aune, Whitehall Rowing

Executive, South lsland Sea Kayaking Association
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December 8,2015 

To: City of Victoria Planning and Land Use Committee 
Mayor and Council 

Re: Development Permit Application 
Vancouver International Marina 

As you consider this application, we want to make sure you are aware of a few important 
points: 

• Valid development permits are currently in place for an earlier iteration of this 
marina. We believe the current version (one building instead of two, a much lower 
building profile, greater collaboration with/accommodation of other harbour users, 
etc.) provides a superior outcome in all respects; 

• The present marina design provides safe passage for kayaks and other paddle boats 
between the marina and the shore. As well, an approximately 100-foot channel for 
safe passage of paddle boats exists between the offshore edge of the marina and the 
taxiing corridor reserved for float planes. These considerations have been vetted 
and approved by Transport Canada, the regulator for Victoria's harbor traffic. 

• All levels of government have worked closely with us in planning this project. We 
have acted and continue to act upon all requirements and suggestions of these 
agencies. 

• We have undertaken extensive community and harbour user consultation, including 
meetings with Royal Quays Strata Corporation (inch, current and past council 
members), Vic West CALUC, several paddlers, three leading paddle companies, 
interested citizens, representatives of City Council, all levels of government, 
communication through several newspaper and direct mail updates, and continued 
communication with our First Nations partners. While we have not been able to 
satisfy the desire of those who simply don't want to see the marina, we have worked 
diligently to amend our plans to satisfy almost all harbour users and stakeholders. 

We have completed extensive engagement with the Vic West CALUC, even to the 
degree of communicating several minor changes requested in the last seve: 
by the city Planning Department. 

al days. 
Planning & Land Use 
Standing Committee 

DEC 1 0 2015 

Late Item# 
Page# 

Planning and Land Use Committee - 10 Dec 2015

LATE - Correspondence: Development Permit with Variances App... Page 351 of 526



• We look forward to undertaking the marina project [there is strong market interest 
in these berths evidenced through numerous slip-reservations), and anticipate 
making a solid and significant contribution to the Victoria economy. 

All of us associated with this project hope the marina project merits your support and 
approval of this development permit application. 

Sincerely, 

Craig E. Norris 
Director, Strategic Planning 
Community Marine Concepts Ltd. 

di.id.XA> V ? j A-''  •  •  i  i .  • ' y < ,  •  :  •  c  

phone: 778-432-0477 
email: crn?r.i5@yirparina 
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Janice Appleby 

From: 
Sent: 
To: 
Subject: 

mayorandcouncil@victoria.ca 
Wednesday, December 09, 2015 1:32 PM 
Janice Appleby 
FW: Proposed Songhees Marina Development 

Planning & Land Use 
Standing Committee 

DEC 1 0 2015 
FYI - Late correspondence 

Late Item# h 
Thanks, 
Monica Page# 

From: dougevans@telus.net [mailto:  
Sent: Wednesday, December 09, 2015 12:32 PM 
To: mayorandcouncil@victoria.ca 
Cc: Council Royal Quays 
Subject: Proposed Songhees Marina Development 

Dear Mayor and Council, 

I am Doug Evans, owner of the condominium unit 106 in Royal Quays which will be adjacent to the proposed 
Songhees Marina development. 
I have long been concerned about the potential negative impact this development will have on the usage, life 
style, and property value of my condominium unit. 
I purchased this unit to take advantage of the beauty of the inner harbour, and the ambiance of the condominium 
community that runs adjacent to the harbour walkway. 
I have not contacted Council prior to this as proposals have continually changed including the nature of the 
development. 

I am now led to believe that the proposed Marina development is being considered by Council and that the new 
proposal includes a restaurant will be situated approximately 100 feet from my bedroom. Obviously, I am 
concerned that this will cause considerable down grading in the value of my property, but more importantly, 
will totally disturb what has been a treasured location for the last 20+ years. 

In particular, I would like to bring to council member's attention the following concerns: 

• Exhaust fumes and smells (from a restaurant) blowing into the condo units all day, 
• Garbage storage and collection (especially if not monitored often) which will have visual and odour 

impact on residents of the condominium, 
• Potential littering of grounds around the development and blowing onto condominium property, 
• Noise emanating from the facilities and disturbing condo units residents daily, 
• Hours of operation (i.e. 9 am to 11 pm ?) - must be quiet time for the condo units, 
• Light pollution from signs and facility lighting shining into condo units both night and day, 
• Impact of ingress, egress and traffic patterns that need to be addressed to minimize noise and impact on 

condo units and adjacent streets, 
• Parkade and Songhees walkway security including camera security to avoid problems and potential 

disputes regarding traffic and people actions, 
• Secure parking impacts which will affect the current secure parking for the condominium and owner's 

vehicles, as well as increasing in//out congestion. 

Planning and Land Use Committee - 10 Dec 2015

LATE - Correspondence: Development Permit with Variances App... Page 353 of 526



I am sure there are other items that I have missed like the size of vehicles allowed in the parkade, not to mention 
vehicles leaking fluids, exhaust fumes, etc. without proper mitigation. 
Perhaps there are City by-laws to address some of these concerns, but the City should examine what issues have 
arisen with other restaurants in residential areas, and there resolution. 

Please consider the above concerns when evaluating this proposal and keep in mind the local residents, not 
just the commercial entrepreneurs and their not guaranteed proposal propaganda. 
Thank you. 

Doug Evans 
Victoria BC Canada 

 

2 
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Craig Norris 

From: 
Sent: 
To: 
Subject: 

Doran Musgrove <d  
December 9, 2015 12:38 PM 
Anita Walper; Craig Norris 
To Mayor & Council, Development permit #000440 for 1 Cooperage Place 

Anita: 

Further to my letter of November 30th, I have since met with Craig Norris, Director of Strategic Planning of 
Community Marine Concepts Ltd.. The purpose of the meeting was to (a) review the plans in general and (b) to 
review the easterly & southerly setbacks of the building. The proposed floating building design and location 
appear satisfactory and although the setback reductions are substantial, they are in keeping with the requirement 
to provide a protected kayak route. 

With regard to the City of Victoria letter of November 27th, there is no objection to the decreased setbacks as 
shown. 

Doran Musgrove 
Vic West Community Association 
Chair - Land Use Committee 

Sign up for the VWCA newsletter here! 
Live in Vic West and not a VWCA member? Join here for free! 

Planning & Land Use 
Standing Committee 

DEC 1 0 2015 

Late Item# 
Page# 
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View East, Application Site

1 Cooperage Place
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2 Paul Kane Place

City Park
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City Right‐of‐Way
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5

Matters for Consideration:

• Proposed marina building

• Setback variances associated with location of 
marina building

• Removal of rip‐rap and new harbour wall

• Proposed hydro substation
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Proposed Substation
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Existing View

Proposed View

Existing View

Proposed View
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 23, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Development Variance Permit No. 00164 for 2540 Quadra Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council waive the 
Clean Hands Policy for Planning Approvals for 2540 Quadra Street to allow the two illegal suites 
to remain occupied while the Development Variance Permit No. 00164 is under consideration; 
however, prior to the setting of the date of the meeting of Council to consider this application, 
the applicant be required to file a covenant on the title specifying that all illegal construction will 
be removed if the application is refused and that after giving notice and allowing an opportunity 
for public comment at a meeting of Council, that Council consider the following motion: 

"That Council authorize the issuance of Development Permit Application No. 00164 for 
2540 Quadra Street, in accordance with: 

1. Plans date stamped October 28, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

required number of parking stalls reduced from 29 vehicle parking stalls to 17 stalls 
(Schedule C). 

3. A six space bike rack be provided at the front entrance to the building. 
4. Two vehicle parking stalls to be allocated for visitor parking. 
5. The Development Permit lapsing two years from the date of this resolution." 

LEGISLATIVE AUTHORITY 

In accordance with Section 922 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 2560 Quadra Street. 
The proposal is to reduce the overall parking requirement from 29 vehicle parking stalls to 17 
stalls for an existing 22 unit rental apartment building. The proposal would facilitate the 
retention of two existing suites that were constructed without the benefit of City permits or 
approvals. 
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The following point was considered in assessing this application: 

• The parking variance is supportable as the ratio of car ownership is approximately 
equivalent to the number of parking stalls provided. 

BACKGROUND 

Description of Proposal 

The proposal is to reduce the overall vehicle parking requirement from 29 stalls to 17 stalls for 
an existing rental apartment. This parking variance will enable the retention of two existing 
suites. 

Sustainability Features 

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

Active Transportation Impacts 

As part of the approval process, staff is recommending that Council consider requiring a six 
space bike rack at the front of the building. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Development Variance 
Permit Application. 

Existing Site Development and Development Potential 

Under the current R3-2 Zone, Multiple Dwelling District, the property could be redeveloped at a 
density of up to 1.6:1 Floor Space Ratio (FSR) for a multiple dwelling development; however, 
this would be dependent on satisfying a number of other bylaw requirements for enclosed 
parking, site coverage and open site space. 

Data Table 

The following data table compares the proposal with the Schedule C requirements for parking. 
As the same building footprint is being maintained and no new floor area is added, the other 
zoning standards remain the same. 

An asterisk is used to identify where the proposal is less stringent than the existing zone. 

Zoning Criteria Proposal Zone Standard 
Multiple Dwelling District 

Parking - minimum 17* 29 
(see Relevant History) 

Visitor parking (minimum) included in 
the overall units 2 10% of total number of 

parking stalls 
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Relevant History 

The rental apartment occupying the site was constructed in 1967. At the time of construction, 
20 units were approved for the building and the number of parking stalls associated with the 
development is difficult to ascertain. However, sometime after that date, an additional two units 
were added within the undeveloped basement, which were constructed without the appropriate 
permits. The new owners, who purchased the property in 2015, wish to legalize this situation. 
However, in order to allow the additional two units, a parking variance is required. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on November 4, 2015, the application was 
referred for a 30-day comment period to the Hillside-Quadra Neighbourhood Action Group. 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 

Zoning Regulation Bylaw, Schedule C - Off-Street Parking Requirements 

Number of Off-Street Parking Stalls 

The parking requirements for each unit in a rental building is 1.3 vehicle parking spaces per unit, 
and the applicant is requesting that this ratio be reduced to 0.77 vehicle parking spaces per unit. 
This ratio is recommended as acceptable based on the following: 

• The proponents for 2560 Quadra Street commissioned Adept Transportation Solutions 
to undertake a parking demand study and the results indicated that average resident 
vehicle ownership rates for rental apartments in the general area is 0.51 per unit. 

• The applicant maintains that only 50% of the occupants own cars. 
• The area is well-serviced by transit and within walking distance of the Quadra Village. 

Dimensions of Off-Street Parking Stalls 

At the current time, there are 18 vehicle parking stalls located in the rear yard parking lot. The 
dimensions of these stalls do not meet the dimensions specified in Schedule C. In order for the 
existing stalls to satisfy the current standards, the lines will be repainted. While this is seen as 
improvement to the overall maneuverability for the users, this will result in the loss of one stall. 

Bicycle Parking Requirements 

As this building was constructed prior to the introduction of Off-Street Bicycle Parking 
requirements, the building is exempt from these regulations. However, the owner has agreed to 
install a six space bike rack in the front of the building. The inclusion of this bike rack creates 
further support for the parking variance. 
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Other Considerations 

British Columbia Building Code Compliance 

Two units within the building were constructed and occupied without building, plumbing and 
electrical permits. The new owner wishes to rectify this situation by applying for the appropriate 
permits. By working through this process, both the City and the owner will have the assurance 
that the two suites are in compliance with the appropriate construction standards, ensuring the 
health and safety of the occupants. 

Clean Hands Policy Compliance 

The Clean Hands Policy for Planning Approvals is in place to deal with situations on properties 
where there is a development application which requires Council's approval and where there is 
an outstanding enforcement issue. In this case there is illegal construction and therefore, illegal 
occupancy of the two suites. 

The Policy requires that the illegal occupancy be vacated and that a covenant is in place 
indicating that if the application is declined, the illegal construction will be removed before 
Council considers the matter. The applicant is requesting that Council waive this policy with 
respect to vacating the premises, noting that it would be disruptive for the residents to vacate 
the units until this issue is resolved. However, the filing of a covenant would still be required to 
provide clarity for bylaw compliance should the application be declined. 

CONCLUSIONS 

Adequate parking is available on-site to satisfy the demand generated by the occupants of the 
building and the location of the building near transit and Quadra Village merits consideration of 
the reduced parking ratio. The approval of the parking variance will enable the legalization of 
two rental suites, with assurances through legal agreements that the suites will meet current 
construction codes. 

ALTERNATE MOTION 

That Council decline Development Variance Permit Application No. 00164 for the property 
located at 2540 Quadra Street and further, that the City of Victoria commence proceedings to 
ensure the two illegal suites are removed from the building. 

Respectfully submitted, 

Lucina Baryluk 
Senior Process Planner 
Development Services Division 

Jonathan Tinney, Director 
~ ' ' ' ' ™ ' 'Community 

Report accepted and recommended by the City Manager: 

Date: 
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List of Attachments 

• Subject maps 
• Plans date stamped October 28, 2015 
• Letter from applicant dated November 19, 2015. 
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GRAYSON 
APARTMENTS LTD. 

CITY OF VICTORIA November 19, 2015 
1 Centennial Square 
Victoria, BC 
V8W 1P6 

Dear Mayor & Council: 

RE: GRAYSON HOUSE APARTMENTS, 
2540 QUADRA STREET, VICTORIA 

We acquired the apartment building referenced above on April 15th of this year. The building was originally 
approved and built as 20 units in 1967. Sometime after construction, two additional units were constructed in the 
basement. It is our corporate responsibility to ensure these units will be legalized through the building permit 
process. However before a building permit can be issued a parking variance is required. In good faith, we will 
be submitting for a building permit at the same time as we make this development permit application. 

Further units could only be accommodated with a parking variance. We have completed a professional site plan 
which is attached and shows 18 parking stalls. This is 11 short of the legislated requirement of 1.3 spaces per 
dwelling unit under the R3-2 Zoning. To mitigate the parking shortfall we would endeavor to enter into a Zip 
Car partnership; we are currently an affiliation with Zipcar through Mark Pribula, GM, that our tenants have 
access to their car-share program at a discounted rate. Our plan would be to deal with this as a "subject to" for 
approval. Only approximately half the tenants currently have vehicles, so we have capacity to devote +1-6 stalls 
to car share &/or visitor parking. 

In addition, we respectfully request that the Clean Hands Policy be waived that requires the unauthorized units be 
vacated during the process. As the unauthorized units are occupied, we do not want to disrupt the tenants, so we 
ask if the units can remain in place while the variance is resolved. 

We are underway with renovations / upgrades to three suites (all turnovers). We have retained a designer; we are 
spending $15,000 - $20,000 / unit to provide top quality accommodations. We plan to renovate all suites as they 
turnover in order to do our part in rejuvenation of the rental stock in the Victoria market. Additionally, we will 
upgrade common areas and landscaping to improve the aesthetics and curb appeal of the property. 

Trusting this is in order. We look forward to working with you. Feel free to contact us with any queries. 

Yours truly, 

GRAYSON APARTMENTS LTD. 

Tony Kalla, President & Secretary 

GRAYSON APARTMENTS LTD. 
Suite 110-1118 Homer Street, Vancouver, BC V6B 6L5 Tel: (604) 687-3100 Fax: (604) 683-4736 
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Subject property – 2540 Quadra Street

2540 Quadra – Lane access 
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2560 Quadra – Parking lot

Floor Plan
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Parking layout
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VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Development Variance Permit No. 00163 for 1066 and 1070 Finlayson Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that after giving notice and 
allowing an opportunity for public comment at a meeting of Council, that Council consider the 
following motion: 

"That Council authorize the issuance of Development Variance Permit Application No. 
00163 for 1066 and 1070 Finlayson Street, in accordance with: 

1. Plans date stamped October 26, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except fo 

following variances: 
i. reduce the rear yard setback of 1070 Finlayson Street from 8.98m to 4.67m. 

3. Final plans to be in accordance with the plans identified above to the satisfaction of City 
staff. 

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

LEGISLATIVE AUTHORITY 

In accordance with Section 922 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 properties located at 1066 and 1070 
Finlayson Street. The proposal is to reduce the rear yard setback of the property located at 
1070 Finlayson Street in order to facilitate a subdivision to create a new lot. 

The following points were considered in assessing this Application: 

• each of the proposed three lots would be larger than the minimum site area required in 
the R1-B Zone (Single Family Dwelling District) 
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Zoning Criteria 1066 
Finlayson 

1070 
Finlayson 

Proposed 
New Lot on 

Jackson 

R1-B Zone 
Standard 

Site area (m2) - minimum 575.20 575.20 496 460 

Lot width (m) - minimum 16.52 16.52 15 15 

Total floor area (m2) -
maximum 300 180 n/a 300 

Height (m) - maximum 6.40 5.60 n/a 7.6 

Site coverage (%) -
maximum 20 30 n/a 40 

Storeys - maximum 25** 2 n/a 2 

Setbacks (m) - minimum 
Front 6.19** 12.32 n/a 7.5 

Rear 10.67 4.67* n/a 8.98/8.98/8.27 

Side (west) 3.42 1.55** n/a 3.0 or 10% of 
the lot width 

Side (east) 1.72 n/a n/a 1.65 

Side on flanking street n/a 3.43** n/a 3.5 
(east) 

Combined side yards 5.14 4.98 n/a 4.5 

Parking - minimum 1 1 n/a 1 

Relevant History 

In August 2014, the applicants applied for a Development Variance Permit to reduce the lot 
width of a proposed new lot from 15m to 14m and to reduce the rear yard setback at 1070 
Finlayson Street to facilitate a similar subdivision under the R1-B Zone. At the Council meeting 
on January 15, 2015, Council declined the Application. The applicants have revised the 
proposal so that only one variance is required for 1070 Finlayson Street and no variances are 
required for the proposed new lot. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on November 10, 2015, the Application was 
referred for a 30-day comment period to the Hillside-Quadra Neighbourhood Action Group. 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. 
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ANALYSIS 

Official Community Plan 

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is 
Traditional Residential. The strategic direction in the OCP for Hillside-Quadra Neighbourhood 
encourages the preservation of the ground-oriented Traditional Residential character in the 
majority of the neighbourhood. The proposal is consistent with the goals and objectives of infill 
development in the OCP. 

Hillside-Quadra Neighbourhood Community Plan 

The Application is consistent with the Hillside-Quadra Neighbourhood Community Plan (1996), 
which recommends that much of the neighbourhood should be kept as low-density housing, 
such as single family homes with secondary suites, single family homes on small lots and 
duplexes. 

Regulatory Considerations 

The applicants are requesting to reduce the rear yard setback at 1070 Finlayson Street from 
8.98m to 4.67m in order to subdivide 1070 Finlayson Street to create one new R1-B lot. The 
proposed rear yard setback would reduce the area of the rear yard space associated with the 
existing property, however, there is extensive landscaping and private amenity space in the 
front yard of this property. An existing carport, deck and a portion of concrete driveway located 
in the rear yard would be removed and replaced with new landscaping, which will provide 
additional useable private amenity space on the lot. 

If a new dwelling unit is constructed on the subject property in the future, the rear yard setback 
variance, should it be approved, would no longer apply and the new dwelling unit would have to 
comply with the setbacks in the R1-B Zone. 

Other Considerations 

The applicants have an alternative subdivision plan that does not require any variances and can 
proceed through the subdivision approval process without requiring any Council permissions. 
However, the proposed new lot is "L-shaped" and the proposed frontage is approximately 11m. 
The lot width requirement in the R1-B Zone is a minimum average of 15m and this average can 
be achieved with the wider area of the lot being located in the rear lot of 1066 Finlayson Street. 
This lot configuration does not fit as well with the overall streetscape and lot pattern of the 
neighbourhood. 

The proposed new lot associated with this Application is a much better fit for the neighbourhood. 
With a 15m wide frontage, the streetscape pattern and visual character of the neighbourhood 
would be maintained. Whereas, an "L-shaped" lot would detract from the existing streetscape 
pattern and residential character, and impose limitations on building design where the massing 
and proportion of a dwelling unit would not resemble the existing character of the 
neighbourhood. 
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CONCLUSIONS 

This proposal to facilitate a subdivision is consistent with the goals and objectives for infill 
development in the Official Community Plan and the Hillside-Quadra Neighbourhood 
Community Plan. The proposed rear yard setback variance at 1070 Finlayson Street would 
reduce the area of the rear yard space associated with the existing property, however, there is 
extensive landscaping and private amenity space in the front yard of this property. Staff 
recommend that Council consider supporting this Application. 

ALTERNATE MOTION 

That Council decline Develop Variance Permit Application No. 00163 for the property located at 
1066 and 1070 Finlayson Street. 

Respectfully submitted, 

Senior Planner 
Development Services Division 

Jonathan Tinnefy, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 
List of Attachments 

Zoning map 
Aerial map 
Letter from applicant dated October 26, 2015 
Plans dated October 26, 2015. 
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Lissa Laing Punnett 
Christopher David Punnett 
1066 Finlayson Street 
Victoria, BC 
V8T 2T7 
250-701-7089 

October 26, 2015 

City of Victoria 
1 Centennial Square 
Victoria, BC 
V8W 1P6 

Dear Mayor and Council: 

C.J. Van Elslande 
Gordon Van Elslande 
1070 Finlayson Street 
Victoria, BC 
V8T 2T7 
250-384-4862 

Hand Delivered 

R«cejv«d 
Ctoy sf Vistoti* 

NOV 1 6 2015 
Manning t Development Department 

Beveltpmeni Services Division 

Re: 1066 and 1070 Finlayson Street, Victoria, BC 
Development Variance Permit Application 

Enclosed please find our application for a development variance permit regarding the 
properties located at 1066 and 1070 Finlayson Street, Victoria. 

To accommodate the creation of the new lot, we are requesting Council's approval for 
one internal variance, and that is to allow a reduction in the size of the rear yard at 1070 
Finlayson Street from 8.98M to 4.67M. 

Council may recall that our first application requested Council's approval to allow us to 
create a third RIB (Single Family) lot from portions of the rear yards of the above noted 
properties, (both RIB). To accommodate the creation of a new lot, two variances were 
requested: to reduce from 15M to 14M the Jackson Street frontage for the new lot and to 
reduce the size of the standard rear yard at 1070. 

At the beginning of the process in the fall of 2012, we discussed our proposal with all of 
the adjacent neighbours and with their support in hand, we presented the initial plan to 
the Land Use and Transportation committee at Hillside-Quadra. The committee 
expressed no concerns. After a lengthy delay due to illness, we presented the completed 
development variance permit application to City Planning in September 2014. City 
Planning recommended that Council approve our application indicating that the proposal 
met all of the requirements of the Hillside Quadra Community Plan and the Official 
Community Plan. Council's Planning Committee forwarded the application to Public 
Hearing. 

After the date for public hearing was set, our adjacent neighbours expressed concerns 
about our proposal. We met with those neighbours to discuss their concerns, however no 
agreement was reached. 
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The public hearing was held in January 2015. Several Jackson Street residents spoke 
against our application, including the adjacent neighbour who presented Council with a 
petition signed by some residents who objected to the proposed variance to reduce the 
Jackson Street frontage. Council declined our development variance permit application 
and as a result we are re-submitting an amended application which increases the Jackson 
Street frontage for the proposed lot to the standard 15M. (As the width variance was the 
primary objection to our first application, we trust that this new proposal will not meet 
with further objection.) 

Additionally, we would like to inform Council that should this development variance 
permit application be declined, we will proceed with a straightforward subdivision 
application, which would create an L-shaped irregular lot meeting the standards of the 
R1B zone even though Jackson street frontage would be reduced to 10.15M. We believe 
that an, irregularly shaped would not be as desirable an option given the neighbours' 
objection to the 14M frontage previously proposed. 

All three properties resulting from the development variance permit application process 
or from a subdivision process, would exceed the area standards of RIB zoning, would 
require no re-zoning and would retain the neighbourhood's traditional residential flavour 
as envisioned in the HQ neighbourhood plan and in the OCP. 

We provided our adjacent neighbours with the above information in writing, together 
with our contact information. We then presented our new plans to the Hillside-Quadra 
Neighbourhood Action Group on October 5th, 2015. A copy of our letter to our 
neighbours is attached for your reference. 

For further background information, we have enclosed our April 2014 letter to Council, 
which was submitted with the original application. 

Should further clarification be needed, please contact us. 

\ I V ) Owfreizand spokesperson for Owner Group - Authority letter on file 
250-896-7087 
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Copy of original April 2014 letter: 

Lissa Laing Punnett 
Christopher David Punnett 
1066 Finlayson Street 
Victoria, BC ' 
V8T 2T7 
250-701-7089 

C.J. Van Elslande 
Gordon Van Elslande 
1070 Finlayson Street 
Victoria, BC 
V8T 2T7 
250-384-4862 

April 9,2014 COPY 
City of Victoria 
1 Centennial Square 
Victoria, BC 
V8W 1P6 

Dear Mayor and Council: 

Re: 1066 and 1070 Finlayson Street, Victoria, BC 
Development Variance Permit Application 

Enclosed herein please find our completed Development Variance Permit Application, 
together with all required documentation, for your consideration. We are the owners of 
the above-noted properties and the applicants herein. 

It is our intention, upon receipt of the approved variance, to follow through with a 
subdivision and create three full sized RIB lots out of our existing two RIB lots. We are 
not requesting a rezoning of the lots. The proposed subdivision is consistent with the 
City's Official Community Plan (OCP) which envisions the Hillside-Quadra community 
as maintaining its primarily "traditional residential nature". The OCP also indicates that 
within the traditional residential area, new development, infill and redevelopment will be 
considered providing it complies with the plan for the area. 

We provide the following information for your reference: 

1. 1066 and 1070 are located at the northwest corner of Finlayson Street at Jackson 
Street. Both 1066 and 1070 are significantly larger lots than the minimum 
required under the current RIB zoning. From these two properties we propose to 
create three lots, with all three exceeding the minimum lot size required under the 
current zoning. 

2. Similar subdivision has occurred in the immediate neighbourhood with no 
apparent negative impact; namely, at northeast corner, (directly across Jackson 
Street from 1070), where the side yard of 3105 Jackson Street was combined with 
the backyard of 1110 Finlayson Street to create a new lot facing Jackson Street. 
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At the southwest corner, directly across from 1066 and 1070 Finlayson Street, the 
backyards of 1079 and 1085 Finlayson Street were also combined to create anew 
lot, facing Jackson Street. 

3. The home at 1066 faces Finlayson Street, whereas the home at 1070 faces Jackson 
Street. The proposed new lot will front on Jackson Street. A variance will be 
requested to relax the new lot's width from 15m to 14m. We feel that this 
variance request is reasonable given that, in the adjacent block of Finlayson 
Street, there are several properties with approx. 14m. frontages; namely at 1124, 
1126, 1130, and 1132 Finlayson Street. There is another at 3125 Fifth Sreet. 

4. The home at 1070 faces the 3100 block of Jackson Street. Both its front and rear 
yards appear to be side yards. A variance will be requested to relax its rear yard 
setback from 7.5m to approximately 5.67m, which will allow for a single 
driveway and a strip of landscaping between it and the proposed new lot. 

We feel that these variance requests are reasonable given that most of the homes 
along this block of Jackson Street are separate from each other by a similar distance, 
that being a single driveway and a narrow strip of landscaping. A home on the 
proposed new lot would not therefore look out of place. We have enclosed a 
"proposed" workup photo of how a home may look on the lot, as well as actual 
photos of how the property looks today. 

The proposal has been discussed with all immediate neighbours - those who abut the 
proposed lot and those who are directly across from 1066 and 1070. None of those 
contacted oppose the proposed subdivision, although the neighbour abutting the north 
lot line indicated that he is not opposed providing the privacy in his backyard is 
preserved. Currently there is an almost 20' established hedge between his backyard 
and the proposed lot and there are no plans to remove that hedge which will provide 
for privacy for both lots. 

There are no significant trees on the property. 

The City's utilities are nearby. 

The proposed subdivision is within easy walking distance of both Quadra Village 
centre and Tolmie Village at Quadra. 

Jackson Street is the City's designated bike route. 

Finlayson at Jackson is serviced by Transit bus #8 on Finlayson and #6 on Quadra. 

Over the years there have been several re-zonings and development in the immediate 
neighbourhood. 
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At the northeast end of the 3100 block of Jackson Street, 3149 Jackson Street was 
rezoned and it now supports a large front to back duplex. The duplex at 3159 Jackson 
Street was converted to 4 strata titled units. Neither of these developments appear to 
have had a negative impact on our community. We as applicants also live on the 
properties and participate in this community with our families. 

Currently, there is a townhouse development being proposed for Tolmie Avenue, 
between Fifth and Jackson. 

We presented preliminary plans to the Neighbourhood Action Group at the Blanshard 
Community Association on November 4, 2013. 

Thank you for your consideration of our development variance permit application. 
Please do not hesitate to contact us should you require any further information or 
clarification of materials provided. 

Respectfully submitted, 

Per COPY 
Lissa Laing Punnett 
On behalf of all registered owners - see Letter of Authority on File 
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By email to the City of Victoria at caluc@victoria.ca 
And to Leanne Taylor ltaylor@victoria.ca 
 
 
30 November 2015 
 
To Whom it May Concern: 
 
Re: 1066 & 1070 Finlayson Avenue 
 
This letter confirms that the proponents, Catharina Van Elslande and Lissa Laing‐
Punnett, participated in October an informal meeting with members of the Hillside 
Quadra Neighbourhood Action Group and the broader community. At that meeting they 
informed participants that the City Approving Officer would likely approve the creation 
of an irregularly‐shaped lot that would meet all the requirements of the R1B zone. This 
lot would not require a variance, and would not proceed to a public hearing. The 
proponents also stated their preference for creating a rectangular lot with a 15 metre 
frontage on Jackson Street that would also meet all the requirements of the R1B zone. 
This option requires a variance and would therefore proceed to a public hearing. Given 
the history of this proposal, we do not see the need for an additional community 
meeting. 
 
Sincerely, 
 
Jenny Fraser 
CALUC Co‐Chair, Hillside Quadra 
 
cc. Catharina Van Elslande and Lissa Laing‐Punnett 
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Development Variance Permit 
Application

for

1066/1070 Finlayson Street, 
Victoria, BC

Aerial Photo of 1066 and 1070 Finlayson Street
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Property to the North

Property to the East
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Property to the West

Subject Property - 1060 Finlayson Street
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Subject Property – 1070 Finlayson Street

Location of 
Proposed New Lot

Proposed Site Plan
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Subject Properties

OCP Strategic Directions
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Heritage Alteration Permit Application No. 00209 for 737 Fort Street 
(British American Trust Company Building) 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion: 

"That Council authorize the issuance of Heritage Alteration Permit (HAP) Application No. 
00209 for the property at 737 Fort Street, in accordance with: 

1. Plans, date stamped October 20, 2015 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. That Council authorize City of Victoria staff to execute an Encroachment Agreement in a 

form satisfactory to City staff. 
4. Final plans to be generally in accordance with the plans identified above to the satisfaction 

of the Director, Sustainable Planning and Community Development." 

LEGISLATIVE AUTHORITY 

In accordance with Sections 972 and 973 of the Local Government Act, Council may issue a 
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the 
heritage protection of the property, including: (i) conditions respecting the sequencing and 
timing of construction, (ii) conditions respecting the character of the alteration or action to be 
authorized, including landscaping and the siting, form, exterior design and finish of buildings and 
structures and (iii) security. Council may refuse to issue a Heritage Alteration Permit for an 
action that, in the opinion of Council, would not be consistent with the purpose of the heritage 
protection of the property. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Heritage Alteration Permit Application regarding the property located at 737 Fort Street. 
The proposal is to construct a removable steel-frame ramp to make the building accessible. 

Planning and Land Use Committee Report 
Heritage Alteration Permit Application No. 

November 26, 2015 
Page 1 of 5 
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The following points were considered in assessing this application: 

• general consistency with the Official Community Plan (OCP) 
• consistency with the relevant guidelines of DPA 2 (HC): Core Business 
• general consistency with the relevant policies in the Downtown Core Area Plan (DCAP) 
• Statement of Significance. 

The proposed work is generally consistent with relevant City policies except with regard to the 
recommended minimum sidewalk width that would result from the placement of the proposed 
ramp. Since the property boundary essentially aligns with the outside edge of the existing 
steps, the placement of the ramp would rest upon the public right-of-way. The alternatives for 
providing access to the building are limited and the options that were considered would have an 
adverse effect on the details of the heritage fagade of the building. One option for providing an 
accessible entrance included the removal of the front stairs and newel posts for a ramp and 
landings. Another option included the installation of a mechanical lift set into the fagade of the 
building. These options were deemed by staff to be detrimental to the heritage characteristics 
of the building's fagade. Staff therefore recommend that Council authorize the Heritage 
Alteration Permit for 737 Fort Street. 

BACKGROUND 

Description of Proposal 

The proposal is to construct a temporary steel-frame ramp with granite facing to make the 
building accessible. 

Heritage Advisory Panel Recommendation 

The application was reviewed by the Heritage Advisory Panel at its November 10, 2015 meeting 
and the Panel recommended that Council consider authorizing the Heritage Alteration Permit 
with the following motion: 

"That the Heritage Advisory Panel commends the applicant for the careful consideration 
involved in the designing of a removable ramp, the use of compatible materials, the 
retention of all existing building materials, and the reversibility of the solution, and 
recommends that Council consider authorizing the issuance of Heritage Alteration Permit 
(HAP) Application No. 00209 for the property at 737 Fort Street, in accordance with plans, 
date stamped October 20, 2015; and 

That the handrail detail be reviewed at the Building Permit stage by the Senior Heritage 
Planner." 

ANALYSIS 

The following sections provide a summary of the application's consistency with the relevant City 
policies and guidelines. 

Official Community Plan 

From a heritage standpoint, the proposal is generally consistent with the OCP because it 
conserves the heritage value and special features of the British American Trust Company 
Building. However, the installation of an accessible ramp at this location could potentially 
compromise the unimpeded footpath area between the building and the sidewalk's edge. 

Planning and Land Use Committee Report 
Heritage Alteration Permit Application No. 

November 26, 2015 
Page 2 of 5 

Planning and Land Use Committee - 10 Dec 2015

Heritage Alteration Permit Application No. 00209 for 737 For... Page 408 of 526



Maintaining an unimpeded and obstruction-free pedestrian walking path on all sidewalks is a 
policy objective of the OCP (7.17.1). In this circumstance there are competing policy goals. 
The addition of a ramp does assist in meeting the heritage conservation objectives of the OCP 
and supporting accessible access into the building, but this comes at the cost of hampering 
pedestrian transportation and sidewalk design objectives adjacent to the building. 

Development Permit Area (DPA 2 (HC): Core Business) 

The OCP identifies this property within DPA 2 (HC): Core Business, which includes a 
requirement to consider the Standards and Guidelines for the Conservation of Historic Places in 
Canada (Standards and Guidelines) and the Downtown Core Area Plan (DCAP). In relation to 
the Standards and Guidelines, the following guidelines have been considered: 

Standards and Guidelines for the Conservation of Historic Places in Canada 

General Standards for Preservation, Rehabilitation and Restoration 
Conserve heritage value by adopting an approach calling for minimum intervention. 

Additional Standards Relating to Rehabilitation 
Create any new additions so that the essential form and integrity of an historic building 
will not be impaired if the new work is removed in the future. 

Guidelines for Buildings 
Exterior Form - Accessibility Considerations 
Finding solutions to meet accessibility requirements that are compatible with the exterior 
form of the historic building. 

Entrances, Porches and Balconies - Accessibility Considerations 
Respecting the location of existing entrances, and porches when providing new 
accessibility-related features, such as a ramp. 

The proposal to construct the steel-frame ramp to make the building accessible is considered 
the minimum intervention, given the physical constraints of the site. The proposed work would 
amount to new construction that if removed in the future, the essential form and integrity of the 
British American Trust Company Building would not be impaired. This solution has evolved as a 
result of the exploration of options that would meet accessibility requirements. It should be 
noted, that in the case of this building staff have determined an accessible ramp is not a 
requirement of the British Columbia Building Code (BCBC). This construction is owner-initiated. 

While the ramp will have a visual impact on the entrance and the narrow frontage of the 
building, including the front steps, the physical impact on the historic fabric will be minor. The 
design of the ramp and the use of compatible finishes respects the exterior form of the British 
American Trust Company Building to the greatest extent practical by ensuring that the 
Edwardian era Temple Bank design, with its giant order Corinthian columns, granite base blocks 
and symmetrical form, are conserved. The design of the ramp also respects the exterior form of 
the historic place where it safeguards the multi-coloured tile inset with Greek key border at the 
front entry, retains the historic granite steps in situ, and proposes the minimum required 
construction for meeting accessibility requirements. 

Downtown Core Area Plan 

The proposal is generally consistent with relevant Policies and Actions outlined in the DCAP 
where it conserves the form and features of the British American Trust Company Building; 
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however, the available space to construct a ramp would reduce the recommended sidewalk 
width at an area that is close to a bus stop on a high volume pedestrian sidewalk. There is also 
a trade-off occurring between accessibility improvements for wheelchair accessibility and 
accessibility for the visually impaired. The potential ramp would improve wheelchair 
accessibility into the building, but may negatively affect accessibility for the visually impaired 
passing in front of the building by reducing the width of the unimpeded pedestrian area. 

The portion of Fort Street that the subject property abuts is classified as a primary commercial 
street, where the recommended minimum sidewalk width is 4m - 6m. The existing sidewalk 
width at this location is 3.76m. The effective dimension of the sidewalk is further reduced to 
1.3m when the locations of the nearest street lamp standard and cluster light post are taken into 
account. The proposed construction would result in separation distances between obstacles 
with the following dimensions: 

a. 2.77m between the west newel post and the existing cluster light post; and 
b. 2.87m between the east newel post and the existing street lamp standard. 

The option of relocating the cluster lamp post was considered by the applicant; however, this 
would not address other encumbrances on the sidewalk along the building frontage at this 
location. The removal or relocation of all or some of the sidewalk encumbrances in front of the 
building, e.g. the cluster lamp post, parking meter, and street light standard, at the cost of the 
property owner, are potential options for improving the unimpeded footpath area around a 
potential ramp installation. Relocating or removing these lighting features on the sidewalk would 
have an impact on night time illumination levels and visibility. 

The ramp would also require an encroachment agreement between the City and the property 
owner. The agreement could be structured as a fixed term agreement, e.g. five years in length, 
or may require annual renewal. A condition of the agreement would include immediate removal 
of the ramp, provided a notice period, if Council were to decide in the future that it was not 
effectively meeting City policy objectives. 

CONCLUSIONS 

The proposed work to construct a steel-frame ramp with granite facing to make the building 
accessible, depicted in drawings prepared by Zeidler Partnership, is generally consistent with 
relevant City policies and guidelines except with regard to the recommended minimum sidewalk 
width that would result from the placement of the proposed ramp. The alternatives for providing 
access to the building are limited and the options that were considered would have an adverse 
effect on the heritage characteristics of the building. Staff, therefore, recommend that Council 
authorize the Heritage Alteration Permit for 737 Fort Street. 
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ALTERNATE MOTIONS 

1. That Council refer the Heritage Alteration Permit Application No. 00209 for the property 
located at 737 Fort Street, to the Accessibility Working Group for comment. 

2. That Council decline Heritage Alteration Permit Application No. 00209 for the property 
located at 737 Fort Street. 

Respectfully submitted, 

List of Attachments 

• Subject Map 
• Statement of Significance 
• Letter from applicant, date stamped September 21, 2015 
• Plans, date stamped October 20, 2015. 

For 
Murray G. Miller 
Senior Heritage Planner 
Community Planning 

Jonathan Tipney 
Director 
Sustainable Planning and Community 
Development 

Report accepted and recommended by the City Manager: 

Date: 
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CITY OF VICTORIA DOWNTOWN STATEMENTS OF SIGNIFICANCE 2009 

BRITISH AMERICAN TRUST COMPANY BUILDING 
737 FORT STREET 

Owner: British American Trust Company Ltd. 
Architect: A. Arthur Cox 
Date: 1912 

Description of Historic Place 
The British American Trust Company Building is a two-storey, Edwardian-era Beaux-Arts commercial 
building located mid-block on the south side of Fort Street in downtown Victoria. Designed in the 
manner of a Temple Bank, it is distinguished by its stone cladding, giant order Corinthian columns, 
narrow facade, and symmetrical massing. 

Heritage Value of Historic Place 
The British American Trust Company Building, constructed in 1912, is a superior example of a Temple 
Bank design. During the Edwardian era, it was typical of financial institutions to draw from Classical 
styles in order to project an image of security and permanence, particularly desirable characteristics for a 
financial institution. This structure displays an academically-correct version of the Classical Revival 
style, displaying two giant order Corinthian columns enclosed within recessed porch walls, surmounted 
by a pediment. This gives a strong vertical emphasis to its relatively-narrow street frontage. It was 
designed by Vancouver-based architect Alfred Arthur Cox (1860-1944), an English-trained architect 
who brought a refined aesthetic to a series of landmark structures built in Vancouver and Victoria before 
the outbreak of the First World War. Cox was a member of the Royal Institute of British Architects and 
immigrated to Montreal in 1892. Following the opportunities offered by the western boom, he moved to 
Vancouver in 1908 and met with considerable success over the next few years. In 1912, Cox designed 
both the Union Bank, 1205 Government Street/612-618 View Street and this building in downtown 
Victoria, illustrating his command of the Beaux Arts tradition. 

Further value is attained through its affiliation with the British American Trust Company Limited, 
illustrating the presence of United States and British investors in Victoria at the pinnacle of the 
Edwardian-era boom; this overseas investment drove the city's burgeoning gateway economy. It is 
additionally valued as a tangible reminder of Fort Street's importance as a commercial corridor, 
reflecting a prominent period of the street's history when it was the financial, commercial and retail 
centre of downtown. This building served as the company's local office in Victoria and was later used as 
a branch of Yorkshire Trust. 

Character-Defining Elements 
Key elements that define the heritage character of the British American Trust Company Building include 
its: 
- mid-block location on the south side of Fort Street 
- continuous commercial use 
- formal, monumental and symmetrical form, scale and massing as expressed by its narrow frontage, 
two-storey height, flat roof and stepped side parapets, built to the property lines with no setbacks 
- Edwardian era Temple Bank design as expressed in its: two giant order Corinthian columns flanking 
the entry between framing pilasters; triangular pediment with carved shield; projecting cornice with 
block modillions; multi-coloured mosaic tile inset with Greek key border at front entry; recessed arched 

Donald Luxton & Associates 
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CITY OF VICTORIA DOWNTOWN STATEMENTS OF SIGNIFICANCE 2009 

entry flanked by engaged pilasters with keystone and multi-paned transom; double-hung wooden sash 
windows with Roman cross motif in the upper sash; and cast iron light standards flanking the entry 
- masonry construction, including granite base blocks and front steps, andesite block cladding on the 
front fagade, and board-formed concrete side walls 

Yorkshire & Canadian Trust, 1947 [BC Archives 1-01869] 

Donald Luxton & Associates 
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392975 B.C. Ltd. 

C/o 10690 Blue Heron Road, North Saanich, B.C. V8L5S6 

t: 250-656-0497 f: 250-656-0483 e: holmesrns(3)shaw.ca 

Mayor & Councilors 

City of Victoria, 

Re: Wheelchair Accessible Ramp proposed for 737 Fort St. 

Your Worship, Members of Council, 

We recently purchased 737 Fort St. and are in the process of improving it in order to bring it back to being a 
productive commercial building in the 700 Block Fort St. 

Amongst the design challenges we are facing is the essential need to protect and respect the important heritage 
aspect of the Fort St. facade which also serves as the single entrance, whilst at the same time making the 
building accessible, safe and closer to modern code standards. With respect to wheelchair accessibility we have 
considered several options in detail and finally come to the attached solution that we respectfully request you 
support and approve. 

In the process of approaching this design issue we have recognized that no person should be prevented from 
having access to a building due to inaccessible design. In this case three granite steps at the entrance present an 
obstacle to access. 

To remove the granite steps is not an option. 

Instead our design is based on using the City sidewalk in a manner similar to City of Victoria Sidewalk Cafe's 
which are designed as temporary structures on City property. In our case we propose to erect a steel frame 
ramp with granite facing, approachable from either end. The structure would be modular so that if necessary it 
could be removable. 

At the same time, we do not wish to make any irreversible alteration to the valuable century old classical design 
and so, out of respect for the existing Heritage granite steps leading to the entrance, we plan to leave the 
existing stone in place and to place large granite blocks on top of the steps to complete the flat surface required 
to allow for wheel chair maneuverability. We intend the visual impact to blend into the heritage facade. 

This is ail detailed more specifically on the attached plans. 

This is the first step to provide accessibility to the entire building for the long term. With your approval we will 
next plan to provide a fully accessible washroom in the vault area on the main floor thus bringing the entire 
main floor up to accessible standards. 

We respectfully request your attention to this plan and will be pleased to provide any further information, or 
site visits if you wish. 

Received 
City of Victoria 

Director: 392975 B.C.Ltd. 

SEP 2 1 2015 

Wanning t Development Department 
Pevelepment Services Division 

C:\Users\Miro\AppData\Local\IVlicrosoft\Windows\INetCache\Content.Outlook\YIC6047Q\392975 B doc - letter to Mayor Council for ramp to 737 Fort St 
19Sepl5 Draft 2 (00000002).doc 
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CITY OF  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 17, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Heritage Designation Application No. 000154 for 727 Yates Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion: 

"That Council consider the designation of the property located at 727 Yates Street pursuant 
to Section 967 of the Local Government Act as a Municipal Heritage Site." 

LEGISLATIVE AUTHORITY 

In accordance with section 967 of the Local Government Act, Council may designate real 
property, in whole or in part, as protected property. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding an owner request to designate the exterior of the heritage-registered property located 
at 727 Yates Street. 

The following points were considered in assessing this application: 

• general consistency with the Official Community Plan (OCP) 
• Statement of Significance. 

The application was reviewed by the Heritage Advisory Panel at its November 10, 2015 meeting 
and was recommended for approval. 

This report fulfils the requirements of Section 968(5) of the Local Government Act. 

BACKGROUND 

The heritage status of the subject property was formally recognized on January 1, 1995. 

Description of Proposal 

An application to designate the exterior of the 1897 heritage-registered property located at 727 
Yates Street as a Municipal Heritage Site was received from Duck Hyun (Noah) Jung and Jung 
Ok (Hannah) Jung, Hindol Enterprises, on October 13, 2015. 
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Zoning/Land Use 

The proposed designation is consistent with the CA-4: Central Area Commercial Office District 
and surrounding land uses. 

Condition/Economic Viability 

The exterior fabric appears to be in sound condition. The viability of the property will be 
strengthened by the owner's intention to seismically upgrade the building. 

Heritage Advisory Panel Recommendation 

The Heritage Advisory Panel considered the applicant's request for heritage designation at its 
regular meeting on November 10, 2015, and recommended the following: 

"That Council consider the designation of the property located at 727 Yates Street as a 
Municipal Heritage Site." 

ANALYSIS 

The following sections provide a summary of the application's consistency with the relevant City 
policies and guidelines. 

Official Community Plan 

This application is consistent with the OCP because it contributes to the identification of the 
heritage value of districts and individual properties, it contributes to the goal of protecting and 
celebrating Victoria's cultural and natural heritage resources, and in accordance with a key 
strategic direction of the Downtown, aims to conserve the historic character of Old Town and 
Chinatown. 

The OCP encourages the consideration of tools available under legislation to protect heritage 
property such as heritage designation. The application is consistent with the OCP where it 
considers the heritage value of individual properties. 

Statement of Significance 

A Statement of Significance, describing the historic place, outlining its heritage value and 
identifying its character-defining elements, is attached to this report. 

Resource Impacts 

The applicant has indicated their intention to seek financial assistance through the Tax Incentive 
Program to seismically strengthen the building. 

CONCLUSIONS 

This application for the designation of the property located at 727 Yates Street as a Municipal 
Heritage Site is for a building that is a good example of the type of modest commercial building 
erected in the late nineteenth century. It was designed by architect John Teague, one of the 
City's most prolific architects of the nineteenth century, who is best remembered for his design 
of Victoria City Hall. The subject building is one of the oldest surviving structures on this block 
of Yates Street and it is important to Victoria's commercial downtown. It exemplifies the 
heritage character of the City before the turn of the twentieth century, making it a significant 
contributor to the integrity of the historic streetscape in this area. 
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Staff therefore recommend that Council consider the designation of the property located at 727 
Yates Street as a Municipal Heritage Site. 

ALTERNATE MOTION 

That Council decline Heritage Designation Application No. 000154 for the property located at 
727 Yates Street. 

Respectfully submitted, 

Report accepted and recommended by the City Manager: 

List of Attachments 

• Subject map 
• Aerial map 
• Photographs 
• Applicant's letter, date stamped October 13, 2015 
• Statement of Significance. 

Murray G. Miller 
Senior Heritage Planner 
Community Planning 

Jonathan Tinney 
Director 
Sustainable Planning and Community 
Development 

Date: 
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' Mayor Lisa Helps and Victoria City Council 
1 Centennial Square 

October 12th, 2015 

Victoria, BC Canada ~~ 
V8W 1P6 

Re: Heritage Designation of 727 Yates Street Building 

Dear Mayor and Council, 

My name is Duck Hyun (Noah) Jung and along with my wife, Jung Ok (Hannah) Jung, we are 
the owners of Hindol Enterprises that owns the registered heritage building at 727 Yates Street. I 
am writing this letter to request for a heritage designation of the 727 Yates Street building. The 
reason for requesting heritage designation is so that the building would be eligible for the 
incentive programs that the city offers. We hope to make use of these incentive programs for the 
sake of seismic strengthening and improving the earthquake resistance of the 727 Yates Street 
building in order that this heritage building in the Downtown Core Area may be preserved. 

Thank you for your time and consideration. 

Sincerely, 

Duck Hyun (Noah) Jung Jung Ok (Hannah) Jung 
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727-729 Yates Street 

Statement of Significance 

Description of Historic Place 
This historic place is a small, two-storey brick commercial building located on the south 
side of Yates Street. It is articulated by two decorative cornice panels, and an arched 
central upper-storey window. 

Heritage Value 
727-729 Yates Street is valued as a good example of the type of modest commercial 
building erected in the late nineteenth century as the city grew steadily eastward, away 
from the waterfront. Designed by architect John Teague and built in 1897 for local 
developer Dr. F. W. Hall, this small yet decorative 1897 building is one of the oldest 
surviving structures on this block of Yates Street. It is important to Victoria's 
commercial downtown because it exemplifies the heritage character of the City before the 
turn of the twentieth century, making it a significant contributor to the integrity of the 
historic streetscape in this area. 

Character-Defining Elements 
The character-defining elements of 727-729 Yates Street include: 
• two-storey stature. 
• architectural elements relevant to its 1897 design by architect Teague, including 

its finely articulated brick and stone facade, upper-storey double-hung wooden 
sash windows, and decorative cornice. 

• its contribution to the continuity of the urban fabric of the street wall, seen in lack 
of front and side setbacks. 

• interior elements relevant to its 1897 design. 
• the integrity of the 1897 building envelope. 
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 10, 2015 

To: Planning and Land Use Committee Date: November 26, 2015 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: Official Community Plan Annual Review 2015 

RECOMMENDATION 

Staff recommends that Committee forward this report to Council and that Council receive the 
Official Community Plan Annual Review 2015 for information and direct staff to communicate the 
findings and highlights from the Annual Review to the public. 

EXECUTIVE SUMMARY 

The Official Community Plan Annual Review 2015 (Annual Review) provides the third annual 
snapshot of progress towards achieving the Official Community Plan (OCP). It presents 17 
indicators related to the OCP and reports key findings from the 2014 calendar year. The 
preparation of the Annual Report is guided by the OCP adaptive management approach, which 
establishes a regular cycle of plan implementation, monitoring and adjustment. Over time, once 
more information has been collected and analyzed, the Annual Review will help identify emerging 
trends and issues that may have an impact on the OCP and will inform potential changes to the 
OCP and other plans, policies and practices. 

Overall, the indicators for the 2014 calendar year show that targets are mostly being met or 
exceeded, with several indicators also experiencing shifts that are worth noting. These include: 

• exceeded targets for regional share of new housing 
• improved bicycle network by increasing cycling lanes 
• greater vibrancy through increased activities in public spaces 
• a shift in the housing rental market, including the creation of fewer new rental units and a 

lower vacancy rate in 2014 compared with past years 
• a shift in retail vacancy rate, due to the loss of several large retailers such as Staples and 

Empire Theatres. 

To present the results of the OCP Annual Review 2015. This is the third annual snapshot of 
progress towards achieving the OCP since its adoption in 2012. 

PURPOSE 
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BACKGROUND 

On July 30, 2012, Council adopted a new Official Community Plan (OCP). One of the 
distinguishing features of the OCP is its adaptive management approach, which establishes a 
regular cycle of plan implementation, monitoring and adjustment that measures the progress 
towards achieving the OCP's long-term goals and objectives and ensures that the OCP responds 
to emerging issues and opportunities. The OCP Implementation Strategy, approved by Council 
on September 12, 2013, also identifies the development of an OCP monitoring program and 
associated indicators as short-term actions to support and realize an adaptive management 
approach. 

The OCP monitoring program includes both annual and five-year reporting. The annual status 
report (OCP Annual Review) will evaluate the progress towards plan implementation, goals and 
objectives and reporting on key annual indicators (Policy 22.9). The Five-Year Monitoring Report, 
featuring a comprehensive set of indicators and a more detailed evaluation of the plan progress 
towards the OCP implementation, goals, objectives and local area planning (Policy 22.11), will be 
prepared approximately every five years, as resources allow. 

OCP Annual Indicators 

The OCP Annual Review 2015 (Attachment) presents the third annual snapshot of progress 
towards achieving the OCP. It monitors annual indicators related to the OCP and, in conjunction 
with the OCP Annual Review 2014 and 2013, provides a reference point against which progress 
can be measured in future years. 

The following annual OCP indicators are reported in the OCP Annual Review. The annual 
indicators are focused primarily on land management and development and are limited to those 
where data is available on an annual basis: 

1. New housing units 9. Activities in public spaces 
2. Share of new housing units located within 10. New trees on City lands 

target areas 11. New housing units by tenure 
3. Regional share of new housing units 12. New housing units by type 
4. New commercial and industrial space in 13. Rental housing vacancy rate 

target areas 14. Emergency shelter use 
5. Improvements to Greenways network 15. Retail, office and industrial vacancies 
6. Improvements to sidewalk network 16. Official Community Plan amendments 
7. Improvements to cycling network 17. Contributions from development 
8. Improvements to underground 

infrastructure 

ISSUES & ANALYSIS 

Overall, the indicators for the 2014 calendar year show that targets are mostly being met or 
exceeded, with several indicators experiencing shifts that are worth noting. The following is a 
high level summary of several targets. More specific details on each indicator are included in the 
Annual Review (Attachment): 

• Exceeded targets for regional share of new housing: The regional share of new 
housing units applied for in the City as a whole has exceeded targets since 2012. 
Regional share for housing in the City's Urban Core fell below target in 2014, however, the 
cumulative figures for 2012-2014 exceed the target for 2041. New housing growth within 
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the Urban Core supports the economic vibrancy of Downtown and ensures that it retains 
its predominant role in the regional economy. 

• Improved bicycle network by increasing provision of dedicated cycling lanes: There 
was a significant annual increase in on-street cycling lanes between 2013 and 2014, 
helping increase the proportion of people making more sustainable transportation choices. 

• Greater vibrancy through increased number of activities in public spaces: The 
number of permits issued for activities in public spaces has increased every year since 
2012. These activities, including markets, festivals and street vending, help make streets 
and neighbourhoods lively and vibrant. They also generate economic activity and 
contribute to the City's arts and cultural life. 

• Shift in housing rental market: Fewer new rental units were created and a lower rental 
housing vacancy rate was experienced in 2014 compared with past years, suggesting 
there is a lag in supply. However, it should be noted that net new housing unit creation 
was also lower overall for 2014, which would contribute to this decrease. As well, several 
new rental development projects are in the planning phase in 2015 so this may be a 
temporary shift and it is too early to say if it is a trend. 

• Shift in retail vacancy: City-wide and Downtown the street front vacancy rate increased 
in 2014. This was largely due to the loss of several large retailers such as Staples and 
Empire Theatres, and it is too early to say if it represents a trend in retail vacancy rates 
overall. 

• Forthcoming data for Emergency Shelter Use: Data for Indicator 14: Emergency 
Shelter Use, is referenced from an annual report prepared by the Victoria Coalition to End 
Homelessness. This report is expected to be published in the first week of December 
2015, after which the data will be added to the Annual Report. The data will be added to 
the Annual Report before it is shared with the public. 

OPTIONS & IMPACTS 

2015 - 2018 Strategic Plan 

The Annual Review provides an annual snapshot of progress towards achieving the OCP and the 
data presented can be used to contribute to the identification of future priorities in the Strategic 
Plan. 

Impacts to 2015- 2018 Financial Plan 

The Annual Review is not expected to impact the 2015 - 2018 Financial Plan. 

Official Community Plan Consistency Statement 

The Annual Review is consistent with Policy 22.7 of the OCP, which calls for the development of 
an OCP monitoring and evaluation program that identifies: outcomes and targets, measurable 
indicators, methods for data collection and analysis, considerations for data interpretation, and 
methods for reporting and dissemination. 

CONCLUSIONS 

The Annual Review presents the third annual snapshot of progress towards achieving the OCP. 
This report presents data from the 2014 calendar year, which can be compared to the 2013 and 
2012 baseline to begin to understand if trends are developing. However, most of the OCP 
indicators do not yet show conclusive trends within this limited time frame. 
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Respectfully submitted, 

JVr./O X1 

Devon Miller Jonathan Tinney, Director 
Planning Analyst Sustainable Planning & Community Development 
Community Planning Division 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

• Official Community Plan Annual Review 2015 
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INTRODUCTION 

Introduction 

The purpose of the Official Community Plan (OCP) Annual Review is to provide 
an annual snapshot of progress towards achieving the OCP, which Council 
approved in July 2012. The OCP Annual Review 2015 is the third annual review 
and presents key indicators related to the OCP for the 2014 calendar year. Data 
collected in future years will allow progress to be measured as the indicators 
show trends over time. 

The preparation of the Annual Report is guided by the OCP, which establishes 
a regular cycle of plan implementation, monitoring and adjustment as part of an 
adaptive management approach. More details regarding the OCP monitoring 
program were outlined in the Annual Review 2013, approved by Council in 
December 2013. 

The Annual Review will be used to help identify emerging trends and issues that 
may have an impact on the OCP and to inform potential changes to the OCP and 
other policies, plans or practices. 

The Annual Review indicators are focused primarily on land management and 
development, and are limited to those where data is available on an annual 
basis. A more comprehensive monitoring report will be produced approximately 
every five years, as resources allow, and provide a more complete review of 
progress towards achieving the OCP. These reports will feature an extensive list 
of indicators, covering all topics in the OCP. 

KEY MONITORING FINDINGS 
Overall, the indicators for the 2014 calendar year show that targets are mostly 
being met or exceeded, with several indicators also experiencing shifts that are 
worth noting. These include: 

Exceeded targets for regional share of new housing 

> Improved bicycle network by increasing provision of dedicated cycling 
lanes 

> Greater vibrancy through increased number of activities in public spaces 

> A shift in the housing rental market, including the creation of fewer new 
rental units and a lower vacancy rate in 2014 compared with past years 

> A shift in retail vacancy rate, due to the loss of several large retailers such 
as Staples and Empire Theatres 
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MONITORING THE OCP 

Victoria's Official Community Plan 

BACKGROUND 
An Official Community Plan (OCP) is one of the most important guiding bylaws 
for a community. Victoria's current OCP was adopted by Council in July 2012 
after two and a half years of public consultation with more than 6,000 people. 

Guided by the Local Government Act, an OCP is a set of high-level objectives 
and policies that guide land use planning; social, economic and environmental 
policies; and civic infrastructure investments. Victoria's OCP provides direction 
for growth and change over the next 30 years, guiding Victoria to become a 
more sustainable community. Victoria's OCP encourages a strong downtown core 
and a network of vibrant walkable villages and town centres. It also emphasizes 
sustainable transportation and a greater range of housing options. 

RELATIONSHIP TO THE OCP IMPLEMENTATION STRATEGY 
The OCP Implementation Strategy, approved by City Council in September 
2013, identifies 174 different actions to achieve the OCP. For each action, 
the OCP Implementation Strategy lists the responsibility, funding status, time 
frame and how it supports other priorities of the organization. At the time the 
OCP Implementation Strategy was created, it was intended that the status of 
implementation actions be reported as part of future OCP Annual Reviews. 
Since that time, OCP implementation actions supporting the 2015-2018 Strategic 
Plan and 2015 Operational Plan have been (and will continue to be) reported 
on a quarterly basis. In future OCP Annual Reviews, particularly at milestone 
years (i.e. the Five-Year Monitoring Report), staff can highlight outstanding or 
upcoming OCP implementation items to inform priority setting by Council in 
following years. 
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DETAILED MONITORING INDICATORS 

Targets 

The following list presents those targets identified in the OOP, along with the 
frequency with which their progress can be measured: 

LAND MANAGEMENT AND DEVELOPMENT 
> Victoria accommodates a minimum of 20,000 additional residents from 2011 to 2041 Measured every 5 years 

> The Urban Core accommodates a minimum of 10,000 additional residents from 2011 to 2041 Measured every 5 years 

> Victoria accommodates a minimum of 20% of the region's cumulative new housing units to 2041 Measured annually 

> The Urban Core accommodates a minimum of 10% of the region's cumulative new housing units to 2041 Measured annually 

> A minimum 90% of all housing units are within 400 metres of either the Urban Core, a Town Centre Measured every 5 years 
or an Urban Village by 2041 

TRANSPORTATION 
> At least 70% of journey to work trips by Victoria residents take place by walking, cycling and public transit by 2041 Measured every 5 years 

> A minimum of 60% of all trips by Victoria residents take place by walking, cycling and public transit by 2041 Measured every 5 years 

> A minimum of 99% of Victoria residents live within 400 metres of a transit stop by 2041 Measured every 5 years 

CLIMATE CHANGE AND ENERGY 
> Victoria's greenhouse gas emissions are reduced by a minimum of 33% below the 2007 levels by 2020 Measured every 5 years 

ECONOMY 
> Victoria accommodates a minimum of 20% of the region's new employment by 2041 Measured every 5 years 

> Victoria's employment has increased by a minimum of 10,000 jobs by 2041 Measured every 5 years 

FOOD SYSTEMS 
> A minimum of 90% of residents are within 400 metres of a full service grocery store by 2041 Measured every 5 years 

> All organic food waste generated within Victoria is diverted from the regional landfill by 2041 Measured every 5 years 
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MONITORING THE OFFICIAL COMMUNITY PLAN 

Monitoring the Official Community Plan 

OVERVIEW 
A community's ability to prepare and respond to change is an indication of its 
resiliency and sustainability. The OCP is based on an adaptive management 
approach, where an institution learns from implementation successes and 
failures in order to improve subsequent policies and actions over time. A regular 
system of review, monitoring and adjustment will measure progress towards 
achieving the OCP's long-term goals and objectives and ensure that the OCP 
responds to emerging trends, issues, and opportunities. 

OCP ADAPTIVE MANAGEMENT FRAMEWORK 

Source: Policy 22.1, City of Victoria Official Community Plan, 2012 

MONITORING REPORTS 
The OCP Monitoring Program will produce two different reports*: 

1. An Annual Review, presenting a snapshot of implementation progress 
and reporting on key annual indicators 

2. A Five-Year Monitoring Report containing a comprehensive set of 
indicators and evaluation of implementation progress 

INDICATOR CRITERIA 
The OCP monitoring program collects data for nearly 100 indicators. Seventeen 
of these indicators are measured on an annual basis with the remaining indicators 
measured approximately every five years. The list of indicators will be reviewed 
regularly. New indicators may be added and others may be adjusted or removed. 

The indicators were selected with close attention to existing City monitoring 
initiatives. The final indicators were chosen based on the following criteria: 

Criteria Description 

Meaningful Does the indicator provide useful and relevant 
information about reaching OCP goals and objectives? 

Readily available Is the data needed to measure the indicator readily 
available? If not, can a new system to measure the 
indicator be easily set up? Is the indicator reported on a 
regular basis? 

Outcome-oriented Does the indicator measure results and not just the 
resources invested? 

Reliable Are the methods used to measure the indicator 
standardized and reliable? Is the data of a good 
quality? 

Accepted Is the indicator seen by other municipalities as a valid, 
reliable and verifiable measure? 

Spatial If possible, is the indicator spatially-oriented and able to 
be mapped? 

*OCP policies 22.3, 22.7, 22.9, 23.1 -23.8 provide more detailed guidance for the OCP Monitoring Program and reporting. 
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MONITORING THE OFFICIAL COMMUNITY PLAN 

ANNUAL INDICATORS 
The following indicators are measured on an annual basis and reported in the 
OCP Annual Review: 

OCP Section Annual OCP Indicators 

Land Management 
and Development 

1. New housing units 

2. Share of new housing units in growth target areas 

3. Regional share of new housing units 

4. New commercial and industrial space in target areas 

Transportation and 
Mobility 

5. Improvements to Greenways network 

6. Improvements to sidewalk network 

7. Improvements to cycling network 

Placemaking 8. Activities in public spaces 

Parks and 
Recreation 

9. New trees on City lands 

Infrastructure 10. Improvements to underground infrastructure 

Flousing and 
Homelessness 

11. New housing units by tenure 

12. New housing units by type 

13. Rental housing vacancy rate 

14. Emergency shelter use 

Economy 15. Retail, office and industrial vacancies 

Plan Administration 16. Official Community Plan amendments 

17. Contributions from development 

FIVE-YEAR INDICATORS 
The OCP Five-Year Monitoring Report will include indicators that cover all topic 
areas in the OCP. The final selection of five-year indicators will be based on 
resource availability and the quality of the data. For a list of proposed five-year 
indicators, see Appendix A. 
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TRENDS AND ISSUES 

Trends and Issues 

One of the objectives of the Annual Review is to identify observable trends 
from the findings of the monitoring program. The Annual Review also aims to 
recognize other emerging issues, new knowledge and information that may be 
relevant to the implementation of the OOP. This information will be used to review 
and update relevant policies and practices in a coordinated and timely manner. 

KEY MONITORING FINDINGS 
This report presents data from the 2014 calendar year, which can be compared 
to the 2012 baseline and 2013 data to begin to understand if trends are 
developing. However, most of the OCP indicators do not yet show conclusive 
trends within this limited time frame. Additional data added in future years will 
allow more thorough analysis of trends as they develop. 

Overall, the indicators for the 2014 calendar year show that targets are mostly 
being met or exceeded, with several indicators experiencing shifts that are worth 
noting. The following is a high level summary of several targets: 

> Exceeded targets for regional share of new housing: The regional share 
of new housing units applied for in the City as a whole has exceeded 
targets since 2012. Regional share for housing in the City's Urban Core 
fell below target for 2014, however the cumulative figures for 2012-2014 
exceed the target for 2041. New housing growth within the Urban Core 
supports the economic vibrancy of downtown and ensures that it retains its 
predominant role in the regional economy. 

> Improved bicycle network by increasing provision of dedicated cycling 
lanes: There was a significant annual increase in on-street cycling lanes 
between 2013 and 2014, helping increase the proportion of people making 
more sustainable transportation choices. 

> Greater vibrancy through increased number of activities in public 
spaces: The number of permits issued for activities in public spaces has 
increased every year since 2012. These activities, including markets, 
festivals and street vending, help make streets and neighbourhoods lively 
and vibrant. They also generate economic activity and contribute to the 
city's arts and cultural life. 

Shift in housing rental market: Fewer new rental units were created and 
a lower rental housing vacancy rate was experienced in 2014 compared 
with past years, suggesting there is a lag in supply. However, it should be 
noted that net new housing unit creation was lower overall for 2014, which 
would contribute to this decrease. As well, several new rental development 
projects are in the planning phase in 2015, so this may be a temporary shift 
reflecting the cycle of planning and construction phases and it is too early 
to say if it is a trend. 

> Shift in retail vacancy: City-wide and Downtown streetfront vacancy 
rate increased in 2014. This was largely due to the loss of several large 
retailers such as Staples and Empire Theatres, and it is too early to say if it 
represents a trend in retail vacancy rates overall. 

EMERGING TRENDS AND ISSUES 
As more data is collected over the next few years, this section will provide a 
summary of any emerging trends, issues or new information that may have an 
impact on the implementation and success of the OCR 
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MONITORING INDICATORS 

OCP Indicators 

The indicators presented in this report are based on data for the 2014 calendar 
year, except where noted. Results from earlier years were included for some 
indicators where the data was available. In many cases, this data was not available 
and it will be several years before conclusive trends can be determined. 

Many of the OCP indicators in this report were first measured for the 2012 
baseline year. This has meant finding reliable data sources and developing 
standard methods to collect and analyze the data. The monitoring methods for 
some indicators are still under development and these results will be reported in 
future OCP Annual Reviews. Those annual indicators are shown in the table at 
right. 

Note: Unless otherwise noted, all data provided by the City of Victoria. 

Annual Indicators Under Development 

Indicator Details 

1. New housing units Will be expanded to include new housing units 
completed, through Development Database 
Project (in progress) 

2. Share new housing units 
located within target 
areas 

Will be expanded to include new housing units 
completed, through Development Database 
Project (in progress) 

3. Regional share of new 
housing units 

Will be expanded to include new housing units 
completed, through Development Database 
Project (in progress) 

5. New commercial and 
industrial space in target 
areas 

Under development, as part of Development 
Database Project (in progress) 

6. Greenways network Will be expanded in the future to measure the 
percentage of the Greenways network that is 
complete 

9. New trees on City lands Will be expanded in 2015 to include a map 
based on the new City of Victoria Tree Inventory 

10. New housing units 
by tenure 

Will be expanded to include new housing units 
completed, through Development Database 
Project (in progress) 

11. New housing units by 
structure type 

Will be expanded to include new housing units 
completed, through Development Database 
Project (in progress) 

16. Contributions from 
development 

Under development, as part of Development 
Database Project (in progress) 
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NEW HOUSING UNITS 

New Housing Units 

WHAT IS BEING MEASURED? 
This indicator measures the number and geographic distribution of net new 
housing units in the City of Victoria. Net new housing units are calculated from 
building permits at time of application. The number of housing units that will be 
lost (through demolition) are subtracted from the number of housing units that will 
be gained. 

WHY IS THIS INDICATOR IMPORTANT? 
Victoria is anticipated to grow by a minimum of 20,000 people over the next 
30 years. This indicator measures how well the new housing supply is meeting 
the projected demand. 

• TARGET/DESIRED TREND: I increase sought 

HOW ARE WE DOING? 
A total of 306 net new housing units were applied for construction in 2014. 
The neighbourhood with the largest number of housing units applied for was 
Downtown, followed by Victoria West (MAP 1). 

In total, this representsl 17 fewer net new housing units than those applied 
for construction in 2013. Despite the fact that building permit approvals in the 
downtown nearly tripled, the drop in overall building permits is due to the fact 
that the number of multi-unit developments in other neighbourhoods declined 
significantly this past year. 

The net gain in 2014 of 306 units is below the average net gain experienced 
since 2006. Note that the 2012 baseline was higher than usual due to a spike in 
strata apartment units applied for through some larger projects downtown (e.g. 
three developments with over 100 units each). 

Building permit records indicate that 55 units were lost due to demolition or 
alteration in 2014, with Fernwood seeing the highest number of units lost 
(17) followed by James Bay (9). These were mainly permits for demolition of 
detached dwellings. This figure is higher than in previous years, when 48 units 
(2013) and 36 units (2012) were lost due to demolition. 

Net New Housing Units in 
the City of Victoria 
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Note: New housing units are calculated from building permits at time of 

application. 
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NEW HOUSING UNITS 
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by Neighbourhood 
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in Victoria = 306 

Note: Net new housing units are calculated from building 

permits at time of application. The number of housing 

units that will be lost (through demolition) are subtracted 

from the number of housing units that will be gained. 

SOURCE: CITY OF VICTORIA 
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SHARE OF NEW HOUSING UNITS IN GROWTH TARGET AREAS 

Share of New Housing Units in Growth Target Areas 

WHAT IS BEING MEASURED? 
This indicator measures the annual share of new housing units located in the 
OCP's growth target areas. Housing growth is measured in three different 
target areas: 

1) the Urban Core 

2) located in or within walking distance (400 m) of a Town Centre 
or Large Urban Village 

3) Small Urban Villages and the remainder of residential areas 

Housing units are calculated from building permits at time of application, and 
categorized by OCP target growth areas. 

WHY IS THIS INDICATOR IMPORTANT? 
The OCP designates certain areas of the city for accommodating new population 
and associated housing growth. The Urban Core should accommodate 50% of 
the population growth, and areas in and near Town Centres and Large Urban 
Villages should accommodate 40% of the growth. Remaining growth is targeted 
for Small Urban Villages and other residential areas (10%). Concentrating 
housing and population growth in certain areas can provide the critical 
population mass to support better transit, local businesses, more efficient use of 
infrastructure, and better use of cycling and pedestrian facilities. It also reduces 
pressure on other residential parts of Victoria, where change is less desirable. 
A large share of Victoria's housing growth will be concentrated downtown to 
support the development of a strong urban core that retains its predominant role 
in the regional economy. 

TARGET/DESIRED TREND: 
> To accommodate at least 20,000 new residents and associated housing 

growth over the next 30 years in the following approximate proportions: 
50% in the Urban Core; 40% in or within close walking distance of Town 
Centres and Large Urban Villages; and 10% in Small Urban Villages and 
the remainder of residential areas 

HOW ARE WE DOING? 
Of the new units applied for in 2012, 2013 and 2014, 55% were located in the 
Urban Core; 26% were located in or within walking distance of a Town Centre 
or Large Urban Village; and 19% were located in a Small Urban Village or the 
remainder of the residential areas. In 2014 alone, the percentages were 33%, 
48%, and 19%, respectively (MAP 2). 

Progress towards the target cannot be conclusively measured until more 
information has been compiled in future years. 

Share of New Housing Units in Growth Target Areas 

Growth Area 2012 2013 2014 
2012-2014 
Cumulative 

Target for 
2041 

Urban Core 73% 33% 33% 55% 50% 

In or within walking 
distance of a Town 
Centre or Large 
Urban Village 

17% 28% 48% 26% 40% 

Small Urban 
Village or the 
remainder of the 
residential areas 

10% 39% 19% 19% 10% 

SOURCE: CITY OF VICTORIA 
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SHARE OF NEW HOUSING UNITS IN GROWTH TARGET AREAS 
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MAP 2: 

New Housing Units 
in Target Growth Areas 

0 New Housing Unit (single unit) 

if} New Housing Unit (# of units) 

• Urban Core - 118 units (33%) 

• 400m walking distance from 

Town Centres/Large Urban Villages -

173 units (48%) 

O Small Urban Villages and remainder 

of residential areas - 70 units (19%) 

Note: New housing units are calculated from 

building permits at time of application. 
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REGIONAL SHARE OF NEW HOUSING UNITS 

Regional Share of New Housing Units 

WHAT IS BEING MEASURED? 
This indicator measures the annual share of new housing units throughout 
the Capital Regional District that are located in the City of Victoria. It shows the 
share of the regional total that was in: 1) the City of Victoria as a whole, 
and 2) Victoria's Urban Core. New units are calculated from building permits at 
time of application. 

WHY IS THIS INDICATOR IMPORTANT? 
An increased share of new housing units within Victoria's Urban Core has 
potential impacts for the whole region: more efficient use of infrastructure and 
facilities, better access to transit services, decreased air pollution, less reliance 
on car travel, and less development pressure on agricultural and other rural 
lands. Within Victoria, encouraging new housing growth within the Urban Core 
will support the economic vibrancy of downtown and ensure that it retains its 
predominant role in the regional economy. 

TARGET/DESIRED TREND: 
> Victoria accommodates a minimum of 20% of the region's cumulative 

new housing units to 2041 

> The Urban Core accommodates a minimum of 10% of the region's 
cumulative new housing units to 2041 

HOW ARE WE DOING? 
In 2014, Victoria accommodated 20% of the region's new housing units, while the 
Urban Core accommodated 6%. 

The cumulative figures for 2012-2014 meet or exceed the targets for 2041. From 
2012-2014, 32% of new units in the Capital Regional District were within the 
City of Victoria; 18% of the new units in the Capital Regional District were within 
Victoria's Urban Core. 

14 Official Community Plan Annual Review 2015 | CITY OF VICTORIA 

Annual Share of New Regional Housing 
Units in the City of Victoria 
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NEW COMMERCIAL AND INDUSTRIAL SPACE 

New Commercial and Industrial Space 

WHAT IS BEING MEASURED? 
This indicator will measure the amount of new commercial and industrial floor 
area that is approved on an annual basis. 

WHY IS THIS INDICATOR IMPORTANT? 
A strong economic base is an essential component of a complete community. A 
diverse economy, including industrial, commercial and office sectors, not only 
provides increased stability, but also offers citizens the opportunity to access 
goods and services locally. The OCP focuses new employment growth in the 
Urban Core, Town Centres, in employment districts and along corridors served 
by frequent and rapid transit. New office development will be concentrated 
downtown to support the development of a strong downtown core that retains 
its predominant role in the regional economy. Outside of downtown, the 
concentration of employment growth in certain areas will maximize the use of 
municipal infrastructure, develop densities that allow for district energy, reduce 
commercial traffic, as well as increase the use of public transit by employees. 
Concentrating new employment growth in certain areas will also preserve the 
traditional residential character of other parts of the city. 

TARGET/DESIRED TREND: 1 increase sought 

HOW ARE WE DOING? 
Data collection methods for this indicator are under development. 
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GREENWAYS NETWORK 

Greenways Network 

WHAT IS BEING MEASURED? 
This indicator measures the length of the Greenways network that is added or 
receives major upgrades on an annual basis. It also measures the total length 
of Greenways that have been added or upgraded since the inception of the 
Greenways Plan in 2004. This indicator will be expanded in the future to measure 
the percentage of the Identified Greenways network that has been completed. 

WHY IS THIS INDICATOR IMPORTANT? 
Victoria's Greenways network encourages active transportation, recreation, and 
the restoration of native and aquatic habitat and places of cultural importance. 
The OCP encourages completing the Greenways network to the standards in the 
Greenways Plan, including features such as street trees and wayfinding. 
The OCP also supports using the Greenways network to link the Urban Core, 
Town Centres and Urban Villages with common destinations such as major 
parks, places of employment, schools, and recreational and cultural attractions. 

TARGET/DESIRED TREND: t increase sought 

HOW ARE WE DOING? 
The total length of the identified Greenways network measures 99.6 kilometres 
(MAP 3). A total of 443 metres (300 metres new, 143 metres upgraded*) of the 
Greenways network was added or upgraded In 2014. New additions included 
the Oaklands Park Pathway, and upgrades included boulevard improvements to 
Cook Street, including drainage improvements, pavers to widen the sidewalk and 
new turf. Since 2004, a total of 9.3 kilometres have been added or upgraded. 

The total length of the Greenways network added or improved in 2014 was lower 
than the previous three years, but higher than the 2010 low of 408 metres. 

* Upgrades include additions such as drainage improvements, pavement replacement, sidewalk 

improvements, new turf, bollard installation, and signage installation. 

Annual Greenways Network Improvements 

New or Upgraded Greenways 
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SOURCE: CITY OF VICTORIA 
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GREENWAYS NETWORK 

SOURCE: CITY OF VICTORIA 

MAP 3: 

Improvements to 
Greenways Network 
(2004-2014) 

Greenway Improvements (2014) 

Greenway Improvements (2004 - 2013) 

Designated Greenway 

Length of new or major upgrades 
to Greenways network (since 2004) - 9.3 km 

Total length of designated Greenways 
network (2014) - 99.6 km 

prtoYs0tl 

Haultain St 

Pembroke St CD Caledonia Ave 55 

Leiahton Rd 

Brighton Ave 

lc^andAvt 

1 Kilometres 

CITY OF VICTORIA j Official Community Plan Annual Review 2015 17 

Planning and Land U
se C

om
m

ittee - 10 D
ec 2015

O
fficial C

om
m

unity P
lan - A

nnual R
eview

 --J. Tinney, D
irecto...

Page 469 of 526



SIDEWALK NETWORK 

Sidewalk Network 

WHAT IS BEING MEASURED? 
This indicator measures the length of the sidewalk network that is added 
or receives major upgrades on an annual basis. It also measures the total 
length of sidewalks that have been added or upgraded since the inception 
of the Pedestrian Master Plan in 2009. New sidewalks are added where no 
sidewalk existed previously; a major upgrade includes work such as widening 
the sidewalk or making other improvements for pedestrians. The indicator was 
expanded this year to measure the percentage of City blocks that have 
a sidewalk. 

WHY IS THIS INDICATOR IMPORTANT? 
Creating walkable, pedestrian-friendly neighbourhoods is a central focus of 
Victoria's OCP. Pedestrians are the top priority in future transportation planning. 
Walkability has many benefits for air quality, the reduction of greenhouse gases, 
public health and the life and vitality of neighbourhoods. A continuous, high 
quality sidewalk network is important in making a street comfortable, safe and 
inviting for pedestrians. 

TARGET/DESIRED TREND: increase sought 

HOW ARE WE DOING? 
The total length of the designated sidewalk network is approximately 525 linear 
kilometres. In 2014, 0.80 kilometres of new sidewalks and 0.7 kilometres 
of upgraded sidewalks were added to Victoria's sidewalk network, for a total of 
1.5 linear kilometres. 

The percentage of City blocks that have a sidewalk is 88% (unchanged from 
2013, which was the first year this percentage was measured). 

Annual Sidewalk Network Improvements 
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Total length of designated sidewalk network (2014): approx. 525 km 
Total length of completed sidewalk network (2014): 464 km 
Length of new or major upgrades to sidewalk network (2009-2014): 9.5 km 
Percentage of City blocks with a sidewalk: 88% 
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CYCLING NETWORK 

Cycling Network 

WHAT IS BEING MEASURED? 
This indicator measures the length of the cycling infrastructure that is added or 
receives major upgrades on an annual basis. It also measures the total length 
of cycling infrastructure that has been added or upgraded since the inception 
of the Bicycle Master Plan in 1995. Cycling infrastructure includes off-street 
multi-user trails, on-street painted cycling lanes, on-street separated cycling 
lanes and on-street signed cycling routes. 

WHY IS THIS INDICATOR IMPORTANT? 
Victoria's compact size and mild climate make it well-suited for cycling, an 
efficient, low-impact mode of transportation. The OCP encourages the expansion 
of the cycling network and infrastructure such as bike lanes and bike parking 
in order to further increase the proportion of people making more sustainable 
transportation choices. Cycling lanes in particular can increase convenience 
and the perception of safety of cyclists, both of which contribute to increased 
ridership. Cycling routes that connect to shops, services and workplaces is an 
important feature in encouraging people to cycle on a regular basis. 

TARGET/DESIRED TREND: increase sought 

HOW ARE WE DOING? 
The total lane length of the designated cycling network is 222 kilometres (MAP 4). 
In 2014, a total of 0.51 kilometres of on-street painted bicycle lanes and 1.05 
kilometres of separated* cycling lanes were added or upgraded. No off-
street multi-user trails or signed routes were added or upgraded in 2014. 2.02 
kilometres of combined bus and bike lanes were added in 2014 (this figure was 
measured for the first time this year). 

In 2014, 3.6 kilometres of on-street cycling lane improvements were made 
compared to 6.8 in 2013 and 2.2 kilometres in 2012. 

*On-street separated cycling lanes are separated from roads and sidewalks by parked cars, bollards, 

physical barriers, or painted buffer areas. 

Annual Cycling Network Improvements 
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"Combined bus and cycling lanes were a new category of on-street 

cycling lanes created and measured in 2014 
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CYCLING NETWORK 
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MAP 4: 

Improvements to Cycling 
Network (1995-2014) 

On-street cycling lane1 (2014) 

On-street cycling lane (1995 - 2013) 

Off-street multi-use trail (1995 - 2013) 

Signed cycle route (1995 - 2013) 

Designated network2(2014) 

Total lane length of off-street multi-use 
trail (2014): 4.4 km 

Total lane length of improvements (to date) to 
on-street cycling lanes (2014): 43.15 km 

Total length of signed cycling routes 
(2014): 41 km 

Total lane length of designated cycling 
network2 (2014): 222 km 

1 No off-street multi-use trails or signed cycle routes 

were added or upgraded in 2014. 
2The cycling network was revised in 2014 as part of 

the Bicycle Master Plan update, thus the change in 

total lane length of cycle network from 2013 (2013 

SOURCE: CITY OF VICTORIA length = 134 km> 
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ACTIVITIES IN PUBLIC SPACE 

Underground Infrastructure 

WHAT IS BEING MEASURED? 
This indicator measures the length of water, stormwater and sanitary sewer mains that 
are replaced or rehabilitated on an annual basis. It also measures the total length of 
each network. Rehabilitation includes physical improvements such as the relining of 
pipes in order to extend the life of the infrastructure. 

WHY IS THIS INDICATOR IMPORTANT? 
Underground infrastructure for drinking water, stormwater and sanitary sewers 
are vital to the economic, environmental and public health of a community. The 
location, condition and capacity used in these systems can influence development 
patterns. Like many municipalities across the country, Victoria is challenged with 
repairing and replacing aging infrastructure, while meeting new population and 
employment growth over the next 30 years. The OCP encourages improvements 
to water, stormwater and sanitary sewer systems and services to meet current 
and future demand. At the same time, it identifies the need to continue to make 
physical improvements to existing infrastructure. The OCP focuses population and 
employment growth in the Urban Core, Town Centres and Urban Villages in order to 
make use of existing infrastructure, and minimize the need for new infrastructure. 

TARGET/DESIRED TREND: I increase sought' 

HOW ARE WE DOING? 
The total length of the water main network is 330.7 kilometres, the total length of 
the sanitary sewer network is 236 kilometres, and the total length of the stormwater 
sewer network is 256 kilometres. 

In 2014, 2,110 metres of the water main network were replaced or rehabilitated. 
This represents a decrease from 2009 and 2010 when a significant amount of the 
steel water main was rehabilitated with the support of external funding. In 2014, 
1,292 metres of the sanitary sewer network were replaced or rehabilitated, and 978 
metres of the stormwater sewer network was replaced or rehabilitated. The annual 
improvements for the networks have been fairly consistent over the last three years. 

*An increase is sought in the length of mains that are added or upgraded on an annual basis but, 
in keeping with OCP direction, not to the total length of the overall network. 

Annual Improvements to Water, Stormwater 
and Sanitary Sewer Mains 
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• Sanitary sewer main 
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Total length of water main network (2014): 330 km 
Total length of sanitary sewer network (2014): 236 km* 
Total length of stormwater sewer network (2014): 256 km* 

SOURCE: CITY OF VICTORIA 

* differences in network length from 2013 due to data clean up and corrections 

regarding "active" versus "abandoned" mains, and their confirmed lengths 
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ACTIVITIES IN PUBLIC SPACE 

Activities in Public Space 

WHAT IS BEING MEASURED? 
This indicator measures the number of permits issued for a variety of activities 
that happen in outdoor and public spaces: markets, block parties, mobile food 
carts, sidewalk cafes, special events and street entertainers. Special events 
include festivals, sporting events, rallies and a variety of other public gatherings. 

WHY IS THIS INDICATOR IMPORTANT? 
Activities such as markets, festivals and street vending help make streets 
and neighbourhoods lively and vibrant. They also generate economic activity, 
contribute to the city's arts and cultural life, reflect Victoria's unique identity, and 
help local residents feel more connected to each other. The OCP encourages 
more outdoor festivals, celebrations, concerts and special events to continue to 
animate the city's public spaces, streets and parks. 

TARGET/DESIRED TREND: increase sought 

HOW ARE WE DOING? 
A total of 855 permits were issued for different activities in public space in 2014. 
This number increased slightly from 2013 and is substantially higher than the 
2012 baseline of 756. This is largely due to an increase of 37 permits issued for 
street entertainers, and increase of 9 permits for mobile food carts and moderate 
increases in each of the other activity types. Of the total, 62% of the permits 
were issued for street entertainers (529) and 19% of the permits were issued for 
special events. 

Permits for Activities in Public Space 
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NEW TREES ON CITY LAND 

New Trees on City Land 

WHAT IS BEING MEASURED? 
This indicator measures the number of net new trees planted on City lands on 
an annual basis (trees planted minus trees removed). City lands include parks, 
boulevards and other City-owned public spaces. 

WHY IS THIS INDICATOR IMPORTANT? 
The urban forest provides many ecological and community benefits. Trees 
reduce stormwater runoff, filter air and water pollution, and provide important 
habitat for birds, insects and other wildlife. In addition to their beauty, trees 
protect people from weather, provide privacy and buffer sound. Trees add 
beauty to public spaces and along roads and sidewalks, making walking and 
cycling more enjoyable. The OCP aims to enhance the urban forest to continue 
to support the many benefits that an urban forest provides. 

TARGET/DESIRED TREND: increase sought 

HOW ARE WE DOING? 
In 2014, 93 trees were planted and 50 trees were removed, for a net total 
of 43 trees planted. This represents a decrease in trees planted relative to 2013 
and the 2012 baseline. However, this is largely due to a change in reporting 
period. 2014 data was collected for the calendar year, whereas past years have 
reported on planting seasons that cover multiple calendar years (e.g., January-
March 2014 would have been counted toward the 2013 data). There are a total of 
33,000 trees on City lands. 

Net New Trees Planted on City Land 
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NEW HOUSING UNITS BY TENURE 

New Housing Units by Tenure 

WHAT IS BEING MEASURED? 
This indicator measures the total number of new rental1, strata2 and fee simple3 

housing units at time of application of building permit on an annual basis. It also 
measures the new housing units gained by tenure for each neighbourhood. New 
units are calculated from building permits at time of application. 

WHY IS THIS INDICATOR IMPORTANT? 
Providing a mix of rental and ownership (strata and fee simple) housing is 
important for building a diverse community. Providing options for rental and 
ownership housing within the same neighbourhood can accommodate people 
at a variety of life stages and income levels. The OCP encourages a wide range 
of housing types, tenures and prices in each neighbourhood. It also aims to 
maintain and expand Victoria's supply of aging rental housing through upgrades 
and regeneration. 

TARGET/DESIRED TREND: 
No target 

HOW ARE WE DOING? 
Of the 361 new units that were applied for in Victoria in 2014, 16% were identified 
as rental units, 78% as strata ownership, and 6% as fee simple ownership. Fee 
simple ownership figures are similar to those in 2012 and 2013, but rental figures 
are significantly lower than in past years. Strata ownership units have increased 
over 2013 figures, but remain fewer than the unusually high number of 683 units 
in 2012 (which was due to a spike in strata apartment units through some larger, 
+ 100 unit projects downtown). 

Map 5 shows the distribution of new housing units by tenure across the City. 
Most new rental housing units were in Burnside followed by Gonzales. New strata 
units were concentrated in Downtown, Victoria West, Fernwood, and Burnside. 
As in 2012 and 2013, fee simple ownership units make up a small proportion of 
the total new units. 

SOURCE: CITY OF VICTORIA 

New Housing Units Applied for 
in the City of Victoria by Tenure 
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Total 2014 New Housing Units = 361 

• Rental1 

• Strata Ownership2 

Fee Simple Ownership3 
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1 Rental: includes purpose-built rental apartments, secondary suites, garden suites 
2Strata: includes strata duplexes, triplexes and fourplexes; strata townhouses; strata units in apartment, 

mixed-used and other multi-unit buildings 
3Fee Simple: includes single family dwellings and non-strata attached houses 
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NEW HOUSING UNITS BY TENURE 

Odd 
Hillside 

Burnside Quadra 

James Bay 
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MAP 5: 

New Housing Units 
by Tenure 

Fee Simple - 23 units 

• Strata - 280 units 

Rental - 56 units 

Total 2014 New Housing Units = 361 

Note: New housing units are calculated from 

building permits at time of application. 
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NEW HOUSING UNITS BY TYPE 

New Housing Units by Type 

WHAT IS BEING MEASURED? 
This indicator measures the total number of new housing 
units by type of housing (townhouse, duplex, secondary 
suites, etc.) on an annual basis. It also measures the 
number of new housing units by type of housing in each 
neighbourhood. New housing units are calculated from 
building permits at time of application. 

WHY IS THIS INDICATOR IMPORTANT? 
The OCP encourages a wide range of housing types 
to support a diverse, inclusive and multigenerational 
community. Neighbourhoods with a wide range of 
housing types - such as townhouses, duplexes, single 
family dwellings, apartment buildings, special needs 
housing and secondary suites - can support a diverse 
population that includes students, families, seniors, 
group housing, singles or couples. This mix reinforces 
neighbourhood stability by allowing people to stay in the 
same neighbourhood throughout different stages of their 
life. It can also encourage social and economic diversity 
and different levels of affordability. 

TARGET/DESIRED TREND: 
No target 

HOW ARE WE DOING? 

2013 New Housing Units by Type 

Apartment (150) - 42% 

Apartment in mixed-use building (113) - 31% 

Single Family Detached (23) - 6% 

Duplex (13)-4% 

Triplex (1) - 0.3% 

Fourplex (8) - 2% 

Townhouse (19) - 5% 

Secondary Suite (31) - 9% 

Garden Suite (3) - 1% 
l l 

Total 2013 New Housing Units = 361 

50 

SOURCE: CITY OF VICTORIA 

100 150 200 250 300 350 

Note: New housing units are calculated from building permits at time of application. 

In 2014, "attached" types of housing comprised a significant proportion of 
Victoria's new housing units. Of the 361 new units in Victoria, 73% of the total 
new units were apartments, either in all-residential or mixed-use buildings. Only 
6% of new units were single family detached and 9% were secondary suites. 
Other types of attached housing, including duplexes, triplexes, fourplexes, and 
townhouses, collectively accounted for an additional 11% of the new units. 

The table on the following page shows that Downtown had the largest number 
of apartment units (113), followed by Victoria West (49) and Burnside (44). The 
largest number of single family detached units were in Fairfield (7), followed by 
Gonzales (6). Most neighbourhoods had secondary suites, with Gonzales having 
the highest number (9). Only three garden suites were applied for in 2014. These 
were in Fairfield, Gonzales and Oaklands. 
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NEW HOUSING UNITS BY TYPE 

2014 New Housing Units by Type of Housing 

Type Apartment Mixed-use* 
Single 
Family 
Dwelling 

Duplex Triplex Fourplex Townhouse 
Secondary 
Suite** 

Garden Suite New Units 

Burnside 44 1 1 46 
Downtown 113 113 
Fairfield 8 7 4 4 1 24 
Fernwood 34 4 1 3 42 
Gonzales 6 9 1 16 
Harris Green 0 

Hillside 
Quadra 

2 4 6 

James Bay 8 4 2 14 
Jubilee 9 1 4 14 
North Park 6 1 2 2 11 
Oaklands 1 1 2 
Rockland 2 1 3 
Victoria West 49 1 19 1 70 
Total 150 113 23 13 1 8 19 31 3 361 

SOURCE: CITY OF VICTORIA 

* Mixed-use: Building that includes both residential and commercial units 

"Secondary Suite: A legal suite, located within a single family detached house 

Note: New housing units are calculated from building permits at time of application. 
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RENTAL HOUSING VACANCY RATE 

Rental Housing Vacancy Rate 

WHAT IS BEING MEASURED? 
This indicator measures the average annual vacancy rate for purpose-built rental 
housing buildings with three or more units. It does not include the secondary 
rental market (secondary suites, private condominiums, or other private housing 
that is rented) which forms an important part of Victoria's rental housing market. 

WHY IS THIS INDICATOR IMPORTANT? 
The demand for rental housing is affected by the combination of employment 
growth, income levels and migration levels (people moving in and out of the city). 
In Victoria, the demand for rental housing is also influenced by the high cost of 
home ownership in the region. The OCP policies encourage an increase in the 
city's supply of rental housing through upgrades and re-investment, and that 
a wide variety of housing types, tenures and prices gives residents choice. A 
balanced rental market would have affordable prices for a diversity of household 
incomes and a vacancy rate between 2 to 3%. 

TARGET/DESIRED TREND: 
No target 

HOW ARE WE DOING? 
Victoria's rental vacancy rate declined to 1.3% in October 2014 from 2.4% in 
October 2013. This is a shift from what is considered a balanced rental market 
(2-3 %), and is a significant decrease from the vacancy percentages reported 
in 2012 and 2013. 

Overall Vacancy Rate for Purpose-built 
Rental Housing Units 

2.3% 
2.4% 

ny <V <v . ny <v Tr <V 

<r #
v 

SOURCE: CMHC 2014 FALL RENTAL MARKET REPORT 
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EMERGENCY SHELTER USE 

Emergency Shelter Use 

WHAT IS BEING MEASURED? 
This indicator measures the number of people who have used one or more 
emergency shelters in Greater Victoria at least one time over the preceding year. 
In 2012/2013, all of the emergency shelters surveyed (5) were located within the 
City of Victoria. The indicator does not show how many times people stayed in 
the shelters over the year, nor how long they stayed. The numbers are measured 
from April to March of the next year. 

WHY IS THIS INDICATOR IMPORTANT? 
One of the core principles of the OCP is that housing is a basic human need: 
all people deserve access to housing that is safe, stable and affordable, 
and supports personal health. Homelessness results from a complex set of 
circumstances such as the high cost of housing, unstable or inadequate income, 
and other factors such as illness or violence. Emergency shelter use presents 
only one dimension of homelessness, which includes a combination of people 
who are living on the street, living In a shelter, and those who live in insecure 
or inadequate housing. The OCP recommends that the City work with other 
community partners to enable stable housing for all people and to increase the 
supply of affordable crisis, transitional, supported and non-market rental housing 
so that people who are homeless have more options for stable housing. 

TARGET/DESIRED TREND: 
No target 

HOW ARE WE DOING? 
This information is forthcoming, as the latest edition of the report from which this 
Indicator is referenced will be published in early December, 2015. 

Number of Unique Individuals Using 
Greater Victoria Emergency Shelters 

SOURCE: VICTORIA COOL AID SOCIETY, 2014 AND BC HOUSING, 2014, IN GREATER 
VICTORIA COALITION TO END HOMELESSNESS; PATTERNS OF HOMELESSNESS IN 
GREATER VICTORIA, 2014. TIME PERIOD MARCH TO APRIL. 
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RETAIL, OFFICE AND INDUSTRIAL VACANCIES 

Retail, Office and Industrial Vacancies 

WHAT IS BEING MEASURED? 
This indicator measures the vacancy rate for industrial, retail shopping centres1, 
and downtown office properties. It also measures the vacancy rate for downtown 
streetfront retail properties. 

WHY IS THIS INDICATOR IMPORTANT? 
The availability of office, retail and industrial space is important for fostering 
a dynamic and competitive economy. The office, retail and industrial vacancy 
rate is a measure of Victoria's market strength and economic performance, 
showing the current balance between demand and supply. The OCP encourages 
Victoria to attract a reasonable share of regional growth in employment and new 
commercial and industrial development, to enhance the city's retail sector, and to 
increase the supply of downtown office space. 

TARGET/DESIRED TREND: 
No target 

Retail, Commercial and Industrial Vacancy Rates 
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SOURCE: COLLIERS INTERNATIONAL REAL ESTATE REPORTS VICTORIA, BRITISH COLUMBIA, 
2014: INDUSTRIAL (Q3 2014); OFFICE (Q4 2014); RETAIL (Q4 2014) 

HOW ARE WE DOING? 
The city-wide industrial vacancy rate increased marginally from 3.2% in 2013 
to 3.4% in 2014. The office vacancy rate for Downtown Victoria decreased 
marginally from 8.7% in 2013 to 8.6% in 2014. City-wide shopping centre 
vacancy increased from 3.2% in 2013 to 4.9% in 2014. 

The Downtown streetfront vacancy rate increased from 6.2% in 2013 to 10.2% 
in 2014, with the departure of several major retailers contributing to the increase 
(Empire Theaters, Staples, Atmosphere, a Starbucks, Levi's and Philip Nyren 
Menswear vacated their premises in 2014). 

1Retail Shopping Centres: a group of retail and commercial establishments that is planned, developed, 
owned and managed as a single property (International Council of Shopping Centres, 2010) 

Downtown Streetfront Vacancy Rate 
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(Q4 2014) 
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OCPAMENDMENTS 

OCP Amendments 

WHAT IS BEING MEASURED? 
This indicator measures the number of amendments to the OCP approved 
by Council. The amendments are categorized by the type of amendment. 

WHY IS THIS INDICATOR IMPORTANT? 
The OCP provides direction on how Victoria should grow and change over the 
next 30 years. While all City policy, projects, and spending should be broadly 
consistent with the OCP, the OCP is intended to be flexible and adaptable. 
The number of OCP amendments measures when Council has approved 
a change to the OCP policy or land use framework. 

TARGET/DESIRED TREND: 
No target 

HOW ARE WE DOING? 
Two land use amendments to the OCP were approved by Council in 2014. 

Official Community Plan Amendments - Administrative 

Bylaw Number and 
Location 

Date Purpose of Amendment 

n/a n/a n/a 

Official Community Plan Amendments - Land Use 

Bylaw Number and 
Location 

Date Purpose of Amendment 

#14-021 22-May-2014 Amend Appendix A: Development 
Permit Areas and Heritage Conservation 
Areas to reference the Fisherman's 
Wharf Plan Design Guidelines, 2014, 
in Development Permit Area 11, James 
Bay and Outer Harbour 

#14-007 24-Jul-2014 Change the Urban Place Designation for 
1802 Chambers Street and 1147-1163 
North Park Street to Urban Residential 
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CONTRIBUTIONS FROM DEVELOPMENT 

Contributions from Development 

WHAT IS BEING MEASURED? 
This indicator will report the total value of community benefits contributed 
through new development. 

WHY IS THIS INDICATOR IMPORTANT? 
Physical features such as greenways, pedestrian improvements, and public 
spaces contribute to the livability of a community. New development can play 
an important role in funding these and other features to serve new residents and 
employees, and in off-setting some of the impacts of growth. 

TARGET/DESIRED TREND: 
No target 

HOW ARE WE DOING? 
The scope of this indicator is under development to track contributions from 
development City-wide. As an interim indicator, contributions to the Downtown 
Core Area Public Realm Improvement Fund and the Downtown Heritage Building 
Seismic Upgrade Reserve Fund are presented. 

As of end of year 2014, there is a total of $58,090.31 in the Downtown Core Area 
Public Realm Improvement Fund, and $19,363.44 in the Downtown Heritage 
Building Seismic Upgrade Reserve Fund. These figures are made up of 
contributions from projects in 2013, and interest allocation in 2014 (there were no 
contributions to these funds from development in 2014). 
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APPENDIX A 

Appendix A: Proposed Five-Year OCP Indicators 

The OCP monitoring program includes both annual and five-year indicators. The table below lists the proposed five-year indicators. These were identified in close 
collaboration with other City departments and consider ongoing City monitoring initiatives and other municipal, planning and sustainability monitoring systems. 
It is proposed that the indicators be monitored approximately every five years, as resources permit. The list of indicators will be reviewed regularly to consider 
changes in data availability, data quality, and the availability of City resources. 

OCP Section1 Proposed Five-Year Indicators (80) 

Land Management and Development (10) 1. Population growth 

2. Share of population growth in target areas 

3. New housing units 

4. Share of new housing units located in target areas 

5. Net new housing units by tenure 

6. Net new housing units by structural type 

7. Remaining residential capacity 

8. Regional share of new housing units 

9. New commercial and industrial space in target areas 

10. Share of housing units within walking distance of Town Centres and Urban Villages 

Transportation and Mobility (11) 11. Percentage of all trips by mode 

12. Percentage of journey to work trips by mode 

13. Length of greenways network 

14. Length of sidewalk network 

15. Length of cycling network 

16. Kilometres driven per capita 

17. Share of housing within walking distance of a frequent or rapid transit stop 

18. Transit service hours 

19. Response time for emergency services 

20. New car share parking spaces 

21. New bicycle parking spaces in private development 

'Indicators in this table are organized by the most relevant section in the OCP. However, it is recognized that each indicator may also be relevant to a number of other sections in the OCP. For example, 
"Library use" (#73) is classified as an indicator related to Arts and Culture, but is also relevant with respect to the Community Well-Being, Parks and Recreation, and Economy sections. 
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APPENDIX A 

Appendix A: Proposed Five-Year OCP Indicators 

OCP Section1 Proposed Five-Year Indicators (80) 

Placemaking (6) 22. Number of new and improved street furnishings 

23. Number of street trees 

24. Activities in public spaces 

25. Level of pedestrian activity 

26. Number of heritage properties 

27. Number of artworks in public spaces 

Parks and Recreation (6) 28. Percentage of land that is park and public open space 

29. Share of housing within walking distance of park or open space 

30. New and upgraded parks 

31. Percentage tree canopy cover 

32. Indoor recreation space per capita 

33. Participation in recreational programs 

Environment (4) 34. Percentage of park land base that is natural area or ecological habitat 

35. Abundance and diversity of bird species 

36. Water quality 

37. Air quality 

Infrastructure (4) 38. Length of upgraded storm, water and sewer mains 

39. Consumption of potable water 

40. Solid waste collected 

41. Percentage impervious surface cover 

Climate Change and Energy (2) 42. Greenhouse gas emissions 

43. Energy consumption 

'Indicators in this table are organized by the most relevant section in the OCP. However, it is recognized that each indicator may also be relevant to a number of other sections in the OCP. For example, 
"Library use" (#73) is classified as an indicator related to Arts and Culture, but is also relevant with respect to the Community Weil-Being, Parks and Recreation, and Economy sections. 
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APPENDIX A 

Appendix A: Proposed Five-Year OCP Indicators 

OCP Section1 Proposed Five-Year Indicators (80) 

Housing and Homelessness (9) 44. Average purchase price for residential unit 

45. New rental housing units 

46. Rental vacancy rate 

47. Households spending more than 30% of income on housing 

48. Required income to purchase a first home 

49. New strata units with no restrictions on rental 

50. New affordable and accessible units secured by housing agreement 

51. Size of new housing units 

52. Emergency shelter use 

Economy (8) 53. Net jobs 

54. Employment growth in target areas 

55. Share of total regional jobs by sector 

56. Remaining capacity for employment lands 

57. Value of business assessment growth 

58. Percentage of population living in poverty 

59. Annual unemployment rate 

60. Percentage of businesses who believe Victoria is good for business 

indicators in this table are organized by the most relevant section in the OCP. However, it is recognized that each indicator may also be relevant to a number of other sections in the OCP. For example, 
"Library use" (#73) is classified as an indicator related to Arts and Culture, but is also relevant with respect to the Community Weil-Being, Parks and Recreation, and Economy sections. 
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APPENDIX A 

Appendix A: Proposed Five-Year OCP Indicators 

OCP Section1 Proposed Five-Year Indicators (80) 

Community Well-Being (10) 61. Age of population 

62. Household income 

63. Household size 

64. Enrolment numbers at Victoria public schools 

65. Participation in neighbourhood events 

66. Number of block party permits 

67. Attendance at civic meetings 

68. Municipal voter participation rate 

69. Crime rate 

70. Feeling of safety 

Arts and Culture (4) 71. Number of arts and cultural venues 

72. Local visits to an arts or cultural facility 

73. Library use 

74. Events at Centennial Square 

Food Systems (3) 75. Allotment garden plots per capita 

76. Commercial urban agriculture business licences 

77. Share of housing within walking distance of a food store 

Emergency Management (3) 78. Percentage of civic buildings that meet seismic standards 

79. Number of heritage buildings with seismic upgrades 

80. Percentage of population prepared for an emergency 

'Indicators in this table are organized by the most relevant section in the OCP. However, it is recognized that each indicator may also be relevant to a number of other sections in the OCP. For example, 
"Library use" (#73) is classified as an indicator related to Arts and Culture, but is also relevant with respect to the Community Weil-Being, Parks and Recreation, and Economy sections. 
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Official Community Plan

Annual Review 2015
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Presentation Outline

1. OCP Monitoring Program

2. OCP Annual Review 2015

3. Recommendation
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OCP Monitoring Program (1)

• Council approved OCP on July 30, 2012

• Adaptive Management Framework
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OCP Monitoring Program (2)

• Annual Review:

– Snapshot of progress

– Key annual indicators (17)

• Five Year Monitoring Report

– Comprehensive set of indicators (80)

– Detailed evaluation of implementation progress
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OCP Annual Review 2015
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Net New Housing Units

2014 Total Net 

New Housing Units 

in Victoria = 306
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Regional Share of New Housing Units
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Cycling Network
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Rental Housing
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Retail Vacancy Rate
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Activities in Public Space
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Recommendation

Staff recommend that:

• Committee forward this report to Council

• Council receive the Official Community Plan Annual Review 2015 for 

information 

• Council direct staff to communicate the findings and highlights from the 

Annual Review to the public Planning and Land U
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Official Community Plan Annual Review 2014
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Official Community Plan Annual Review 2014
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