
 
 

AGENDA 

  PLANNING AND LAND USE COMMITTEE 

  MEETING OF OCTOBER 1, 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 September 10, 2015.  3 - 7 
 

DEVELOPMENT APPLICATION REPORTS  
 
2.  Development Permit with Variances Application No. 000404 for 701 

Tyee Road (Railyards) 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the design, siting, and landscaping for 144 unit 
apartment to be constructed in three phases at the Railyards development. A 
hearing is required prior to Council making a final decision on the application. 
  
Staff Recommendation:  That Council advance the application to a hearing and 
then consider authorizing the permit. 
   
   

9 - 128 

 
3.  Development Permit with Variances Application Nos. 000431, 000432 

and 000433 for 1032, 1038 and 1044 Harling Lane 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the design and landscaping for three small-lot 
houses. A hearing is required prior to Council making a final decision on the 
application. 
  
Staff Recommendation: That Council advance the application to a hearing and 
then consider authorizing the permit. 

129 - 177 
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4.  Heritage Alteration Permit with Variances Application Nos. 00205 and 
00206 for 226 Dallas Road and 222 Dallas Road 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to relocate and rehabilitate two houses currently located at 524 
and 526 Michigan Street to 226 and 222 Dallas Road. A Public Hearing is 
required prior to Council making a final decision on the application. 
  
Staff Recommendation: That Council advance the application to a Public 
Hearing and then consider authorizing the permit. 
   

179 - 247 

 
ADJOURNMENT  
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MINUTES OF THE 
PLANNING & LAND USE COMMITTEE MEETING 

HELD THURSDAY, SEPTEMBER 10, 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, Isitt, 
Loveday, Lucas, Madoff, and Young. 

 
Absent: Councillors Coleman and Thornton-Joe 

Staff Present: J. Johnson – City Manager; J. Jenkyns – Deputy 
City Manager; J. Tinney – Director, Sustainable 
Planning & Community Development; A. Hudson 
– Assistant Director, Community Planning; R. 
Battalas – Senior Planner; A. Brett – Planner; M. 
Miller – Heritage Planner; R. Woodland – 
Director, Legislative & Regulatory Services; J. 
Appleby  - Recording Secretary.  

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

Agenda of the September 10, 2015, Planning and Land Use Committee 
meeting be approved.  

CARRIED UNANIMOUSLY   15/PLUC199 
 
3. MINUTES 

 
3.1 Minutes from the Meeting held on August 27, 2015. 

 
Action: It was moved by Councillor Alto, seconded by Councillor Isitt, that the 

Minutes from the Planning and Land Use Committee meeting held August 
27, 2015, be adopted. 

CARRIED UNANIMOUSLY 15/PLUC200 
  
4. DEVELOPMENT APPLICATION REPORTS 

 
4.1 Heritage Designation Application No. 000153 for 727-729 Johnson 

Street 
 

Committee received a report regarding an application for 727-729 Johnson Street. 
The proposal is an owner request to designate the exterior of the property as a 
Municipal Heritage Site. 
 
Committee discussed: 
 The lack of a heritage conservation plan to identify what is underneath the 

current façade. 
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 If the owner is willing to remove improvements to restore the original elements. 
 

Action: It was moved by Councillor Madoff, seconded by Councillor Alto, that 
Committee recommends that Council support Heritage Designation 
Application No. 000153 for the property located at 727-729 Johnson Street 
subject to the applicant undertaking the following steps: 

1. Working with staff to develop a conservation plan that details the 
restoration/rehabilitation work to be carried out in accordance with the 
Standards and Guidelines, to the satisfaction of the Director, Sustainable 
Planning and Community Development. 

2. Making/obtaining application for the appropriate permits to undertake the 
restoration/rehabilitation of the Johnson Street façade. 

3. Undertaking the restoration/rehabilitation of the Johnson Street façade in 
accordance with the Standards and Guidelines, to the satisfaction of the 
Director, Sustainable Planning and Community Development. 

4. Revising Heritage Designation Application No. 00053 to reflect the 
restoration/rehabilitation work undertaken that would reinstate its 
architectural integrity for Council’s consideration of the revised application 
for designation. 

CARRIED UNANIMOUSLY 15/PLUC201 
 
 

Councillor Young excused himself from the meeting at 9:07 a.m. due to a non-
pecuniary conflict of interest as his landlord owns a property that could be affected 
by the proposed seismic upgrading bylaw. 

 
 

5. POLICY REPORTS 
 

5.1 Mandatory Seismic Upgrading Bylaw 
 

Committee received a report proposing amendments to the Provincial Building Act 
that would allow the City of Victoria to require seismic upgrading to vulnerable 
buildings. 
 
Committee discussed: 
 The risk of driving investment to other municipalities and isolating the City. 
 The potential to create a major disincentive for ownership of 

heritage/unreinforced buildings. 
 The need to ensure heritage and unreinforced structures are up to code to 

perform better in the case of an earthquake. 
 

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

Committee recommends that Council engage with the Union of British 
Columbia Municipalities (UBCM) to advocate to the Provincial Government 
to examine the following: 

1. Provincial policy changes that would support seismic upgrading of existing 
buildings within earthquake-prone regions. 
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2. Examination of policy tools to ensure regulations do not create an 
excessive financial disincentive for property-owners to upgrade heritage 
and unreinforced structures. 

 
Committee discussed: 
 Concern that owners would be required to empty their buildings in order to 

complete a seismic upgrade. 
 Financial strategies that could be employed to help with the costs of those 

affected. 
 Policy changes that could be explored at the Provincial level to support seismic 

upgrading. 
 Insurance costs and if there is a way to lobby for reduced rates based on 

seismic upgrading of vulnerable buildings. 
 

Amendment: Councillor Isitt moved that the motion be amended as follows: 
That Committee recommends that Council engage with the Union of British 
Columbia Municipalities (UBCM) to advocate to the Provincial Government 
to examine the following: 

1. Provincial policy changes that would support seismic upgrading of existing 
buildings within earthquake-prone regions. 

2. Examination of policy tools to ensure regulations do not create an 
excessive financial disincentive for property-owners to upgrade heritage 
and unreinforced structures. 

3. Report back on options for specific actions the City could take to 
encourage or require the seismic upgrading of buildings in the City. 

 
Motion failed due to no seconder. 

 
Amendment: It was moved by Councillor Isitt, seconded by Councillor Lucas, that the 

motion be amended as follows: 
Committee recommends that Council engage with the Union of British 
Columbia Municipalities (UBCM) to advocate to the Provincial Government 
to examine the following: 

1. Provincial policy changes that would support seismic upgrading of existing 
buildings within earthquake-prone regions. 

2. Examination of policy tools to ensure regulations do not create an 
excessive financial disincentive for property-owners to upgrade heritage 
and unreinforced structures. 

3. Report back on options for specific actions the City could take to 
encourage the seismic upgrading of buildings in the City. 

 
On the amendment: 

CARRIED UNANIMOUSLY 15/PLUC202 
 

Committee discussed the main motion as amended: 
 The importance of being mindful of the financial impacts and the need to work 

with the landowners to make upgrading viable. 
 The Old Town and heritage buildings are one of the City’s greatest assets for 

liveability and tourism. 
 The need to focus on collaboration with both the UBCM and the Province. 

Victoria as the Capital has a unique relationship with the Province and the City 
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needs to work with the Province to try to put a process in place that will take 
care of those important structures. 

On the main motion as amended: 
CARRIED UNANIMOUSLY 15/PLUC203 

 
 
Action: It was moved by Councillor Madoff, seconded by Councillor Isitt, that 

Committee recommends that Council refer the Mandatory Seismic 
Upgrading Bylaw report to the Heritage Advisory Panel for review and 
comment. 

 CARRIED UNANIMOUSLY 15/PLUC204 
 
Action: It was moved by Councillor Madoff, seconded by Councillor Isitt, that 

Committee recommends that Council request that the Victoria Civic 
Heritage Trust make a presentation to Council regarding current programs 
related to seismic upgrading. 

CARRIED UNANIMOUSLY 15/PLUC205 
 
Councillor Young returned to the meeting at 9:30 a.m. 
 
 

5.2 Delegated Authority and Exemptions for Development Permits 
 
Committee received a report dated August 27, 2015 regarding proposed 
amendments to the Official Community Plan (OCP) Bylaw and the Land Use 
Procedures Bylaw that would allow staff to review and approve certain types of 
applications.  
 
Committee discussed: 
 The report arose from the Development Summit as a request to streamline 

application processes and increase turnaround time for minor applications. 
 The type of applications that would be delegated and how that information 

would be made available to Council. 
 The importance of stakeholder engagement and comment before moving 

forward. 
 

 
Action:  It was moved by Councillor Isitt, seconded by Councillor Madoff, that 

Council refer the Delegated Authority and Exemptions for Development 
Permits report to the Heritage Advisory Panel, Advisory Design Panel, 
Community Association Land Use Committees (CALUCs), and the Urban 
Development Institute, inviting comment on the report and 
recommendations by October 30th and that staff report back to the 
Planning and Land Use Committee in November on input received and any 
proposed adjustments to the recommendations.  

 
CARRIED UNANIMOUSLY   15/PLUC206 

 
 
6. ADJOURNMENT 
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Action: It was moved by Councillor Alto, seconded by Councillor Madoff, that the 
Planning and Land Use Committee meeting of September 10, 2015, be 
adjourned at 10:00 a.m. 

CARRIED UNANIMOUSLY 15/PLUC207 
 
 

______________________________ 
Mayor Helps, Chair 
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of October 1, 2015 

To: Planning and Land Use Committee Date: September 17, 2015 

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

Subject: Development Permit with Variances Application No. 000404 for 701 Tyee 
Road (Railyards) 

RECOMMENDATION 

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

"That Council authorize the issuance of Development Permit Application No. 000404 for 
701 Tyee Road, in accordance with: 

1. Plans date stamped August 24, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. reduce the north setback (Gaudin Road) from 3.5m to nil; 
ii. reduce the south setback from 4m to nil for Phases 1 and 2; 
iii. reduce the south setback from 4m to 3.5m; 
iv. increase the height in DA-H from 24m to 25.49m for Phase 2; 
v. increase the height in DA-J from 31 m to 33m for Phase 3; 
vi. reduce parking from 50 stalls to 49 stalls for Phase 1; 
vii. reduce parking from 185 stalls to 178 stalls; 
viii. reduce the bicycle storage (Class 1) from 40 stalls to 28 stalls for Phase 1. 

3. The Development Permit lapsing two years from the date of this resolution. 
4. Revised plans to the satisfaction of staff that: 

i. either enclose or screen the proposed garbage enclosure adjacent to Gaudin 
Road; 

ii. provide further details of the proposed grass pave finish; 
iii. provide comprehensive details relating to landscaping for Phases 1 and 2; 
iv. provide reduced annual landscaping maintenance costs within Bridges Park 

and along Tyee Road. 
5. Referral to the Advisory Design Panel for a comprehensive review and with particular 

attention to the following issues: 
i. the design of building entrances facing Tyee Road; 
ii. the design and appearance of the "Sky Home" end units; 
iii. the treatment of parkade walls that project above grade. 
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6. An amendment to the Railyards Master Development Agreement, to the satisfaction 
of staff, to: 
i. address proposed revisions to the public parking required in conjunction with 

Bridges Park and the path from Tyee Road to Central Spur Road; 
ii. secure cost estimates for all required on-site services, off-site services and 

public amenities prior to any building in proposed Phase 1 being occupied. 
7. A Public Access Easement registered on title, to the satisfaction of staff, to secure 

public access through the site from Tyee Road to Central Spur Road. 
8. A Statutory Right-of-Way registered on title, to the satisfaction of staff, to secure 

public access to the Victoria West Entry Park and public pathways located on private 
land adjacent to Tyee Road. 

9. That Council authorize 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 staff. 

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, 2012. 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. 

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 commercial, industrial and multi-
family 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 with Variances Application for the property located at 701 Tyee Road. 
The proposal is to construct 144 residential units in three phases on Lots H and J (the 
undeveloped portions) of the Railyards development. 

The Application proposes the following variances from the Zoning Regulation Bylaw: 

• reducing the north setback (Gaudin Road) from 3.5m to nil 
• reducing the south setback from 4m to nil for Phases 1 and 2; this setback variance 

will be 3.5m on completion of the development 
• increasing the maximum allowable building height in DA-H from 24m to 25.49m for 

Phase 2 
• increasing the maximum allowable building height in DA-J from 31m to 33.01m for 

Phase 3 
• reducing the bicycle storage (class 1) from 40 stalls to 28 stalls for Phase 1; the 

number of bicycle stalls will exceed the number required by the Zoning Regulation 
Bylaw for the entire project following the completion of Phase 2 
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• reducing parking from 50 stalls to 49 stalls for Phase 1 
• reducing parking for the completed project from 185 stalls to 178 stalls. 

The following points were considered in assessing this Application: 

• The applicant wishes to develop the site in three phases and, as each phase must be 
reviewed against the Zoning Regulation Bylaw, this results in some variances that will 
not exist, or will not exist to the extent proposed, at the completion of the project. 

• The proposal is generally consistent with the Railyards Development Guidelines, 
however, staff recommend that some minor revisions are made to the plans to address 
issues relating to garbage areas and landscaping. 

• An amendment to the Railyards Master Development Agreement (MDA) is required to 
address proposed revisions to the required public amenities, namely the public parking 
associated with Bridges Park and the path from Tyee Road to Central Spur Road. The 
MDA should also be amended to ensure that any necessary cost estimates and security 
is provided before the proposed Phase 1 building is occupied. 

• The Application proposes 195 parking stalls, however, 17 of the stalls are either small 
car stalls or tandem stalls and do not meet the requirements of Schedule C of the Zoning 
Regulation Bylaw. The parking requirement for this project is 185 stalls, therefore, the 
proposal would result in a seven stall parking variance. 

BACKGROUND 

Description of Proposal 

The proposal is for 144 residential units on the undeveloped portions of the Railyards 
development. Specific details include: 

• The development would be constructed in three phases. Phase 1 would be located at 
the corner of Gaudin Road and Central Spur Road and would consist of 40 residential 
units. Phase 2 would be located immediately to the south of Phase 1 and would consist 
of 38 residential units. The final Phase would be located immediately to the north of the 
Point Ellice Bridge and would consist of 66 units. 

• The tallest buildings would be located on Tyee Road with the building heights ranging 
from three to seven storeys. Building elements fronting Central Spur Road would range 
from two to three storeys in height. 

• The proposed 144 units would be in the form of apartments units ranging from studios 
with a floor area of 36.7m2 to two bedroom plus den units with a floor area of 130.4m2. 

• The development would have the appearance of several individual buildings above a 
shared underground parkade. 

• Access to the underground parkade would be provided in two locations directly off 
Central Spur Road. 

• The proposed finishing materials include corrugated metal cladding and fiber cement 
panels 

• As required by the Railyards MDA, the plans indicate that the land located immediately 
to the north of the Point Ellice Bridge will be dedicated to the City for future bridge 
improvements/expansion 

• The proposal includes the construction of a Park and Tot Lot between Central Spur 
Road and the Galloping Goose Trail. A "parkette" and neighbourhood signage will be 
provided at the corner of Bay Street and Tyee Road. 
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The proposed variances are as follows: 

• reducing the north setback (Gaudin Road) from 3.5m to nil as a result of the 
underground parkade projecting above grade 

• reducing the south setback from 4m to nil for Phases 1 and 2; this setback variance 
will be 3.5m on completion of the development 

• increasing the maximum allowable building height in Development Area H from 24m 
to 25.49m 

• increasing the maximum allowable building height in Development Area J from 31m 
to 33.01m 

• reducing the bicycle storage (class 1) from 40 stalls to 28 stalls for Phase 1; the 
number of bicycle stalls will exceed the number required by the Zoning Regulation 
Bylaw for the entire project by 15 stalls following the completion of Phase 2 

• reducing parking from 50 stalls to 49 stalls for Phase 1 
• reducing parking for the completed project from 185 stalls to 178 stalls (7 stall 

variance). 

Sustainability Features 

As indicated in the applicant's letter dated August 20, 2015, the following sustainability features 
are associated with this Application: 

• energy efficiency through orientation of windows 
• reduced water use through xeriscaping in the plant selection and low-flush/dual-flush 

toilets with low-flow features 
• installation of energy-star appliances 
• provisions for future electrical charging station 
• motion sensor lighting within parkade and corridor locations 
• energy saving lighting in public space locations. 

Active Transportation Impacts 

The Application proposes the following features which support active transportation: 

• 159 Class 1 (secure storage) bicycle stalls 
• 18 Class 2 bicycle racks 
• new public footpath from Tyee Road to Central Spur Road 
• new public footpath (which can accommodate bicycles) from Central Spur Road to the 

Galloping Goose Trail. 

Public Realm Improvements 

The following public realm improvements are proposed and are required by the Railyards MDA: 

• the construction of a Park and Tot Lot between Central Spur Road and the Galloping 
Goose Trail 

• the construction of a "parkette," public footpaths and neighbourhood signage at the 
corner of Bay Street and Tyee Road. 

In addition to the above, the applicant will also be constructing a new bus stop on Tyee Road. 
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Existing Site Development and Development Potential 

The Application site is located within Development Areas H and J of the CD-5 Zone, Railyards 
Residential Commercial District, which permits apartments, live/work and park uses with a 
maximum floor space ratio (FSR) of 2.25:1 in Development Area H and 2.35:1 in Development 
Area J. 

Data Table 

The data table is attached as Appendix 1 and compares each phase of the proposal with the 
regulations for Development Areas H and J in the existing C-5 Zone, Railyards Residential 
Commercial District. An asterisk is used to identify where the proposal is less stringent than the 
existing zone. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on August 25, 2015, the Application was 
referred for a 30-day comment period to the Victoria West CALUC. At the time of writing this 
report, a letter from the CALUC had not been received. 

This Application proposes variances, therefore, in accordance with the City's Land Use 
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the 
variances. 

ANALYSIS 

Development Permit Area and Design Guidelines 

The Official Community Plan (OCP) identifies this property with in Development Permit Area 13: 
Core Songhees. The applicable Design Guidelines are the Railyards Development Guidelines. 
The proposal is consistent with these Guidelines as follows: 

• the proposed design reflects the industrial nature of the site and is complimentary to the 
completed phases of the Railyards development 

• the proposal contributes to the public park system in the Victoria West Neighbourhood 
by providing a park, children's play area and several public footpaths through and 
adjacent to the site 

• the buildings with the highest residential density are located adjacent to the Point Ellice 
Bridge 

• the development includes a variety of expressive roof forms 
• architectural features such as balconies and recesses have been used to articulate the 

proposed buildings 
• strong colours are proposed to add visual interest to the buildings 
• the use of corrugated metal and fiber cement panels is consistent with the 

recommended wall cladding materials listed in the Design Guidelines 
• a mix and range of unit types are proposed with the floor area of individual units ranging 

from 36.7m2 to 130.4m2. 
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Notwithstanding the above, staff recommend that Council consider referring the Application to 
the Advisory Design Panel for a comprehensive review with particular attention being made to 
the following issues: 

• the design of building entrances facing Tyee Road 
• the design and appearance of the "Sky Home" end units 
• the treatment of parkade walls that project above grade. 

Proposed Variances 

Parking 

The Application proposes a total of 195 parking stalls within an underground parkade. 
However, 17 of these stalls are either identified as small car stalls or tandem stalls and do not 
meet the requirements outlined in Schedule C of the Zoning Regulation Bylaw. As the proposal 
requires 185 parking stalls and only 178 stalls meet the Schedule C requirements, the 
Application technically results in a seven stall parking variance. The total breakdown of parking 
stalls is outlined in the table below and an asterisk marks where a variance occurs: 

PROPOSED PARKING 

Phase 1 Phase 1 & 2 Phase 1, 2 & 3 

Regular 
Stalls 

Zone 
Standard 

Small 
Stalls 

Tandem 
Stalls 

Total Regular 
Stalls 

Zone 
Standard 

Small 
Stalls 

Tandem 
Stalls 

Total Regular 
Stalls 

Zone 
Standard 

Small 
Stalls 

Tandem 
Stalls 

Total 

49* 50 5 3 57 100 99 8 5 113 178* 185 12 5 195 

Notwithstanding the above, the proposal would result in parking ratio of approximately 1.2 
parking spaces per dwelling unit which is considered appropriate to address parking demand for 
an apartment development in this location. In addition, the small car and tandem stalls will still 
be available for use by residents. 

Height 

The Application seeks a height variance in Development Area H from 24m to 25.49m and in 
Development Area J from 31m to 33.01m. The building elements exceeding the maximum 
allowable building heights are solely parapet roof elements on the tallest feature buildings 
situated adjacent to Tyee Road. These parapet features have been included to address the 
Railyards Development Guidelines that recommends that buildings are designed with expressive 
roof forms. 

Bike Parking 

The applicant proposes to provide the majority of the bicycle storage in Phase 2 of the 
development. Therefore, at the completion of Phase 1 a 12 stall Class 1 bicycle parking 
variance is proposed. When the entire project is complete, the bike storage provided will 
exceed the Zoning Regulation Bylaw requirements by providing storage for 159 bicycles. 
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North Setback 

The main north-facing building elevation is setback 3.5m from Gaudin Road. However, the 
underground parkade wall projects over 2m above grade and is located immediately adjacent to 
the property line. The plans indicate that the exposed wall would have a "green wall" treatment. 
Staff recommend that Council consider referring the application to the ADP to review, amongst 
other elements of proposal, the treatment of the exposed parkade walls that are clearly visible 
from public vantage points. 

South Setback 

Both Phases 1 and 2 would be constructed up to the proposed phasing line but the subsequent 
phase of development would occur immediately to the south of the preceding phase. The CD-5 
Zone requires a 4.5m south setback, however, the completed project would be setback 3.5m 
from the property line. This is a result of the land immediately to the south of the development 
being dedicated to the City for the purpose of future improvement to the Point Ellice Bridge. 

Recommended Plan Revisions 

Garbage Area 

Initial plans submitted by the applicant indicated a garbage pickup location on Central Spur 
Road. However, to accommodate garbage truck manoeuvres, a turning head would likely have 
been required that would have had a significant impact on the proposed Bridges Park. As such, 
the plans now indicate that a garbage pick-up area will be provided immediately adjacent to 
Gaudin Road. The Railyards Development Guidelines state that recycling and garbage areas 
should be fully enclosed within buildings, rather than in an open air location. Therefore, it is 
recommended that Council consider requesting revised plans that enclose the garbage area or 
satisfactorily screen it from public views. 

Surface Treatment and Landscaping 

The Application proposes extensive areas of grass pave surface treatment to accommodate 
emergency fire truck access adjacent to Tyee Road. Staff recommend that Council consider 
requesting that the applicant provide further details of the grass pave treatment to ensure it is 
both visually acceptable and has long term durability. 

In addition, the revised plans should include all landscaping elements associated with each 
phase of the project regardless of whether that landscaping is temporary in nature. The plans 
submitted do not comprehensively illustrate this level of landscaping detail. 

With particular regard to Bridges Park and and along Tyee Road, in an effort to reduce annual 
maintenance costs, staff recommend that Council consider requesting that the applicant provide 
revised plans that will reduce the annual maintenance costs. This can be achieved by reducing 
the shrub bed areas and revising the plant palette. 

Railyards Master Development Agreement 

The Railyards MDA requires that the following public amenities be constructed in conjunction 
with Lots H & J: 

• Bridges Park and Tot Lot 
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• Public Parking (Bridges Park - 6 stalls) 
• Bridge Dedication Landscaping 
• Victoria West Entry Park (Tyee & Bay) 
• Path from Tyee Road to Central Spur Road. 

The Application responds to the above as follows: 

Bridges Park and Tot Lot 

The Bridges Park and Tot Lot would be constructed at the southern end of the site, adjacent to 
the Galloping Goose Trail, consistent with the MDA requirements and the Railyards 
Development Guidelines. 

Public Parking (Bridges Park) 

The applicant is no longer proposing parking spaces specifically for Bridges Park. Instead the 
Application proposes to use this space for additional park area which allows for a public footpath 
link to the Galloping Goose Trail with a gradient of less than 5% making it accessible to cyclists. 
Staff recommend that Council consider supporting this solution as it encourages modes of 
active transportation and, given the location of the park, visitors are likely to cycle or walk to it. 

Bridge Dedication Landscaping 

The applicant proposes to dedicate a landscaped area immediately to the north of the Point 
Ellice Bridge to the City, consistent with the MDA. 

Victoria West Entry Park 

The Victoria West Entry Park is proposed on the corner of Tyee Road and Bay Street and would 
consist of a small "parkette" with seating, pedestrian pathways, an improved transit stop and a 
new neighbourhood sign. The design and layout of these features are considered to be 
generally consistent with the Railyards Development Guidelines, however, the "parkette" and 
some of the pathways are located on private land and public access to these must be secured 
by a Statutory Right-of-Way. 

Path from Tyee Road to Central Spur Road 

A public pathway is proposed between Tyee Road and Central Spur Road consistent with the 
MDA. The MDA requires that the pathway be dedicated as Park, however, due to liability and 
maintenance concerns resulting from the underground parkade being located directly under the 
pathway, staff recommend that Council consider securing public access along this corridor by 
means of a Public Access Easement. 

MDA Amendments 

In light of the above, staff recommend that Council consider that the proposed design solution 
for the required public amenities are acceptable and that the MDA be amended to address the 
changes relating to the public parking for Bridges Park and the path from Tyee Road to Central 
Spur Road. 
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In addition, the MDA envisaged that the cost estimates and securities for required on-site 
services, off-site services and public amenities be linked to subdivision approval. As the 
Application now proposes a different approach to site subdivision, staff recommend that the 
MDA be amended to secure the necessary cost estimates and securities before the proposed 
Phase 1 building is occupied. 

Encroachment Agreement 

With any project of this scale that has significant excavation adjacent the road Right-of-Way, 
construction methods often require a form of underpinning which can result in material being left 
in the public Right-of-Way. The resulting material (typically rock anchors) present no concerns 
to the public interest, however, an Encroachment Agreement between the City and the 
developer is required. The staff recommendation that is provided for Council's consideration 
includes direction to allow staff to enter into an agreement, if the Development Permit 
Application is approved by Council and if underpinning is deemed necessary to facilitate the 
construction. 

Community Garden 

When considering an earlier phase (Lot E) of the Railyards development, Council made the 
following motion: 

That staff be directed to explore with the applicant and the Victoria West Community 
Association the possibility of including a community garden with the phasing of Lots H 
and J. 

In discussions with the applicant, it is apparent that the provision of a community garden is not 
feasible for the following reasons: 

• The developer is required to complete Bridges Park and Tot Lot, Victoria West Entry 
Park, the final sections of Central Spur Road and dedicate land to the City adjacent to 
the Point Ellice Bridge in conjunction with Lots H and J. 

• There is a substantial grade change from the east to west property boundary. 
• The most logical location for a community garden, on the land least affected by the 

change in grade, would be where the Bridges Park and Tot Lot is proposed. Converting 
part of this area to a community garden would likely compromise the ability to provide a 
satisfactory footpath link from Central Spur Road to the Galloping Goose Trail or would 
result in the loss of the Tot Lot. 

It should be noted that neither the MDA, the applicable CD-5 Zone nor the Railyards Design 
Guidelines identify the need for, or require that the Developer provide, a community garden at 
this location. 

Resource Impacts 

There are resource impacts anticipated with this proposal. As per the MDA, several public 
amenities will be provided as part of the of the Railyards development. Once completed, the 
maintenance of Bridges Park, the Tot Lot as well as the Tyee Road improvements will rest with 
the Parks Division. It is estimated that the annual maintenance of the landscaping and play 
structures will add approximately $60,000.00 in annual maintenance costs. This estimate is 
based on 2015 rates and the operational impact is expected in 2018. The breakdown is as 
follows: 
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- shrub beds: $37,000.00 (weed, mulch, fertilize and prune) 
- new trees: $5,000.00 (fertilize and prune) 
- turf areas: $4,000.00 (mow, trim and fertilize) 
- irrigation infrastructure: $2,000.00 (water meter fees, spring/winter maintenance) 
- playground maintenance: $7,000.00 (repairs and fiber surface grading) 
- garbage pickup: $5,000.00. 

Additional capital implications are that the playground will require replacement in 15 years at an 
estimated cost of $150,000.00 (plus inflation) and a full time employee (FTE) of 0.75 will be 
required to maintain this additional inventory. 

The landscape areas in Bridges Park and along Tyee Rd are extensive. In an effort to reduce 
annual maintenance costs, staff recommend that Council consider requesting that the applicant 
provide revised plans that will reduce the annual maintenance costs. 

CONCLUSIONS 

The proposal to construct 144 residential units on the undeveloped portions of the Railyards 
development is considered generally consistent with the Railyards Development Guidelines. 
However, it is recommended that Council consider referring the Application to the ADP for a 
comprehensive design review. 

The applicant wishes to develop the site in three phases and, as each phase must be reviewed 
against the Zoning Regulation Bylaw, this results in some variances that will not exist, or will not 
exist to the extent proposed, at the completion of the project. 

An amendment to the MDA is required to address proposed revisions to the required public 
amenities, namely the public parking associated with Bridges Park and the path from Tyee 
Road to Central Spur Road. The MDA should also be amended to ensure that any necessary 
cost estimates and security is provided before the proposed Phase 1 building is occupied. 

ALTERNATE MOTION 

That Council decline Development Permit with Variances Application No. 000404 for the 
property located at 701 Tyee Road. 

Respectfully submitted, 

Division Development Deps ' 

Report accepted and recommended by the City Manager: 
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Appendix 1: Data Table 

Zoning Criteria Phase 1 
(DA-H) 

Phases 1 & 2 
(DA-H) 

Zone Standard 
(DA-H) 

Phase 3 
(DA-J) 

Zone Standard 
(DA-J) 

Total Project 
(Phases 1,2 and 3) 

Site Area (m2) 2366.83 4372.59 n/a 2395.14 n/a 6767.73 

Total Floor Area (m2) -
max. 

2771.15 5683.02 9855.85 5067.42 n/a 10750.44 

Density (Floor Space 
Ratio) - max. 

1.17 1.3 2.25 2.12 2.35 1.59 

Geodetic Height (m) -
max. 

22.55 25.29* 24 33.01* 31 n/a 

Storeys 3 4 n/a 7 n/a n/a 

Site coverage (%) 47 45 n/a 43 n/a 43 

Open site space (%) 53 55 n/a 57 n/a 57 

Setbacks (m) - min. 
Front (Tyee Road) 
Rear (Central Spur Road) 
Side (Gaudin Road) 
Side (Bay Street) 

7.25 
3.5 
Nil* 
Nil* 

11 
3.5 
Nil* 
Nil* 

2 
3.5 
3.5 
4 

7.25 
3.5 
Nil* 
3.5* 

2 
3.5 
4 
4 

n/a 

Parking provided 49* 100 78* 178 
(does not include the 
proposed 17 small 
car and tandem 
stalls) 

Parking required - min. 50 99 99 86 86 185 
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Appendix 1: Data Table 

Visitor parking provided 6 17 2 19 

Visitor parking required -
min. 

6 10 10 9 9 19 

Bicycle Storage (Class 1) 
provided 

28* 159 0 159 

Bicycle Storage (Class 1) 
required - min. 

40 89 89 53 53 144 

Bicycle Rack (Class 2) 
provided 

6 18 0 18 

Bicycle Rack (Class 2) 
required - min. 

6 12 12 6 6 18 
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40S - SI 2 Alexander Street 
Vancouver, 8C, V6A l£l 
TGL $04.255.2169 

300 - 134 ti th Avenue SE 

Calgary. Alberts. T2C 0X5 
ret. 403.245.S501 

100 10237 104th street 

Edmonton. Alberta T5J is 1 
TEL 780.429.2580 

1000 - 2 Bloor Street East 

Toronto. Ontario, M4VV iA8 
TEL 41S.968.0220 

16 August 2015 

City of Victoria 
Sustainable Planning and Community Development Department 
1 Centennial Square 
Victoria 
BC V8W 1P6 

Attention: Jim Handy, MCIP RPP Senior Planner 

Dear Jim, 

Re: 701 Tyee Road 
Development Permit No. 000404 

In response to our revised DP submission dated Aug 14, 2015, this letter contains our response for 
the design rationale of variances that we are requesting: 

• Variance on maximum building height of Building 3, 

See the Architectural drawing, A3.11. The Building 3 rooftop finishes at geodetic height, 31.00m, the 
maximum allowable height. The only elements built above are the elevator mechanical room and 
parapet walls for roofscape articulation. All the habitable space will be under the maximum allowable 
height. To create a meaningful gateway feature at the base of the bridge head, we strongly believe 
that these roof articulations are necessary from the urban design perspective and worth supporting. 

. Variance on bike storage in Phase 1, 

See the Architectural drawings, Phasing Plans, A0.05B, A0.06B, A 0.06C. The project will be built in 
phases for healthy market absorption. The 28 stalls bike storage room is temporary for Phase 1 
residents. Upon the completion of Phase 2, the permanent bike storage room will be provided with 
surplus amount of bike storage capacity, better connection to bike lane on Tyee Road, and better 
access from building main entries. 

. Variance on interior setback, 

See the Architectural drawings, AO.02, AO.04. The project will be developed in phases and when 
completed will be seen as a fully integrated development across the original legal boundaries of Lot H 
and J. For creative public pedestrian access thru the site utilizing an intimate scale of pathways and 
building forms, the design provides an unique urban scale within the site. In light of this urban 
enhancement, the original interior side setback requirement should not restrict the innovation process 
and should not apply to this unique project. 
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Mr. Jim Handy 
City of Victoria 
August 16, 2015 
Page 2 of 2 

We trust that this response, including all attachments, will satisfy the prior-to conditions and 
requested clarifications for this project. We look forward to the timely issuance of the approved 
application. 

Yours truly, 

DIALOG BC Architecture Engineering Interior Design Planning Inc. 

Joost Bakker, Architect AIBC, AAA, SAA, OAA, FRAIC, RCA 
Principal, DIALOG 

c.c. Chris Le Fevre, The Railyards Development Ltd. 
Michael Cheung, DIALOG 
Matthew Thomson, DIALOG 
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LeFevre 
PROPERTY AGENTS LTD.  

Aug 20th, 2015 

Mayor Lisa Helps 
Members of Council 

RE: RAILYARDS FINAL DEVELOPMENT PERMIT APPLICATION AREAS H & J 

The development of these areas will see to the perfection of the Railyards. 

The application honours the principals of the original M.D.A without variance and 
similarly respects all original design guidelines endowed for the project. 

The matrix of units that will be realized in this DP application before you will be as 
follows: 

Phase I 
• 3 storey wood frame apartment building 
• 40 suites 
• 57 parking 

Phase I + II 
• 4 storey wood frame apartment building 
• 78 suites 
• 113 parking 

Phase I + II + III 
• 4 storey wood frame and 7 storey concrete frame apartment buildings 
• 144 suites 
• 190 parking 

The Railyards project is a major contribution to Victoria's overall community 
sustainability. 

The redevelopment of this industrial site into a compact and vibrant community is trend 
setting. These last phases of development on parcels H&J will contribute an array of 
green building features including the following: 

Transit friendly development 
- convenient access and proximity to transit 
- car sharing parking opportunity 
- major bike storage zones 

Energy efficiency 

530 HERALD STREET,  VICTORIA,  B .C.  CANADA V8W 1S6 
TELEPHONE:  (250)  380-4900 FAX:  (250)  386-8608 

EMAIL:  LEFEVRE@LEFEVREGROUP.COM 
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- with the utilization of focussed window locations, the project will provide a high 
performance building envelope 

Reduced Water Use 
- xeriscaping in the plant selection to reduce water utilization 
- low-flush / dual-flush toilets low flow fixtures 

Electrical efficiency 
-CFL lighting at public space locations 
-motion sensor lighting within parkade and corridor locations 
-Energy-star appliances 
-provisions for future electrical charging station 

Respectfully submitted. 

Yours, 

Chn^Le Fevre 1 
President & CEO 
Le Fevre & Company Property Agents Ltd. 
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RAILYARDS, LOT H & J 

BLDG 3 - LEVEL 8 & 9 
FLOOR PLANS 

PLOT DATE-8/14/15 

•jqi.ttvturloowpyw O so A2.33 
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MECH 
1 1 1 1 

L I 
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STORAGE 
1 

S0 

A 29JANGS DEVELOPMENT PERMfT 
0 14AUGHS DEVELOPMENT PERljrT REVISIONS 

RAILYARDS, LOT H & J 

BLDG 3 - ROOF PLAN 
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DIALOG 

\ DEVELOPMENT PERMIT 
B IlAllG'lS DEVELOPMENT PERip REVISIONS 

RAILYARDS, LOT H & J 

WEST ELEVATION 

A3.00 

BLDG2 BLDG1 

PHASE 1 & 2 

WEST STREETSCAPE ALONG TYEE RD. 

PHASE 3 

BLDG3 

WEST ELEVATION LEGENO 
SCALE 1200 
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28JAKT15 DEVELOPMENT PERMIT 
14 AUG/15 DEVELOPMENT PERMIT REVISIONS 

RAILYARDS, LOT H & J 

VICTORIA. BC 

EAST ELEVATION 

A3.01 

PHASE 1 & 2 

DIALOG 
PHASE 3 

BLDG2 BLDG 1 BLDG3 

ci sk rcva1x»s.»>m'?9rm 
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DIALOG 

V 

V 

* 

V 

V 

V 

w* 

V 

WEST ELEVATION 1 - BLDG 
SCALE 1100 

~ > 

K5) 

WEST ELEVATION 1 - BLDG 2 

ISSUED FOB 

A HJAWIS DEVELOPMENT PER WT 
D 14AUGMS DEVELOPMENT PERyrrREVSlOHS 

0*VI*TK»«F*CU !«• RFWMTRR MCUUOIT» RUNOUT 

MCTUMKVUMSI 

RAILYARDS. LOT H & J 

WEST ELEVATION 

BLDG 1 & 2 
DRAVIMYG V HOT D4TE B/14/IS 

A3.02 
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V 

green wall 

;ai 

5.1 1.37 

Iff-

1 '.L- 1 1 js 

1 ;7 1 111 

painted aluminum 

NORTH ELEVATION - BLDG 
SCMJE. a® 

DIALOG 

A MJAW1S DEVELOPMENT PERWT 
D MAU&I5 DEVELOPMENT PERMIT REVISIONS 

ARCHITECT & PRIME CONSULTANT: 

V 

V 

V 

V 

l |i 

M 
, j 

U r*H 
. • L 

iJ 

hi 

SOUTH ELEVATION - BLDG 2 

RA1LYARDS. LOT H & J 

victoria. bc 

NORTH & SOUTH ELEVATION 

BLDG 1 & 2 
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DIALOG 

V 

V 

V 

A 

V 

V 

' III 

EAST ELEVATION - BLDG 
SCALE-S!0 

09 04 I 

-Wl I' "iij'iiji V""j" HI. H 
3H1 
1 i H 

iz| fell 

.mii b 
.  n , - . .  
:—I I'q-  - /v  

ROLLING OVERHEAD 
GARAGE DOOR 

A 28 JAW15 DEVELOPMENT PERMIT 
0 14AIXVI5 DEVELOPMENT PERMIT REVISIONS 

OWNER: 
SMMSMODAUT 

RAILYARDS, LOT H & J 

EAST ELEVATION 

BLDG 1 & 2 

EAST ELEVATION - BLDG 1 
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DIALOG 

o 

24 

A ZBJAHfS DEVEtCPMENTPEHWT 
B UAUGMS DEY€LOfVEHT PERUTT REVKION8 

V 

VJ 

V; 

'V J  

V 

V 

V 

mirmiw '«i «»irn;» 

OWNER: 

RAILYARDS, LOT H a J 

VCTGRtA.BC 

WEST ELEVATION - BLDG SJ0 
WEST ELEVATION 
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DIALOG 

A 28JAH/1S DEVELOPMENT PERMIT 
B I4AUGM5 OEVEIOPMENT PERtfT REVISIONS 

,̂ y 

TP 

MvunnNtnoun«tWTwcT oor"i»v«i wnon 

ARCHITECT & PRIME CONSULTANT: 

J 

SEAL 

NORTH ELEVATION - BLDG 3 0 
RAILYARDS, LOT H & J 

VICTORIA. BC 

NORTH ELEVATION 

BLDG 3 

plot date- bii4/15 

A3.08 

GARDf 
HOMES 

PAE 

storage rm GARBAGE RM PARKING 
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DIALOG 

V 

v 

VJ 

V 

v 

3 11 6.19 

18 

EAST ELEVATION - BLDG 3 / 

A 2BJANrtS DEVELOPMENT PEHUT 
6 14 AUG/15 DEVELOPMENT PERf^T REVISIONS 

AimuKWin »i v-mntwuuMoiMSiwa 'arm 
wwtknf natomwno 
"»om rccramtnaa »o owsticr* tone cohmmht roi(uwa>rau'wowv<iam<.MW>« 
wimwml t>« c«t»»ri wniam wm>.n 
IT"''ON« n«CCMTMCT0V1!«Mt" • 1 "> 

ARCHITECT & PRIME CONSULTANT: 

RAILYARDS. LOT H & J 

EAST ELEVATION 

BLDG 3 
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SOUTH ELEVATION - BLDG 
a® 

NJMNI DEVELOPMENT PER TAR 
UAUG/IS DEVELOPMENT TERWTPEVBWM8 

RA1LYARDS, LOT H & J 

VICTORIA. BC 

SOUTH ELEVATION 

BLDG 3 
OAAVSM AG CTCCKED LC 
PTOT HATE 8/1 AH 5 

A3.10 

DIALOG 
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EAST ELEVATION - GARDEN HOMES 
^0 

EAST ELEVATION - SKY HOMES 
SCAIE B© 

DIALOG 

A ZD JAN/IS DEVELOPMENT PERMIT 
B 14 AUG/15 DEVELOPMENT PER^T nFVRiOHS 

RAILYARDS, LOT H & J 

EAST ELEVATIONS -
GARDEN HOMES 
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DIALOG 

70JAH/T5 DEVELOPMENT PERIOT 
B U AUG/15 0EVE10PUEHT FERLJTT REVISIONS 

RAILYARDS. LOT H & J 

WEST ELEV. - SKY HOMES 
SOUTH ELEV. - PHASE 1 

WEST ELEVATION - SKY HOMES /7T\ 
SCALE 1100 

SOUTH ELEVATION - PHASE u® 

'!r~k <fr~6" 
" "I 

PARKING 
ENTRANCE 
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painted concrete pajnteo aluminum 

V 

SOUTH ELEVATION - PHASE 2- BLDG 
Ur® 

DIALOG 

A 28JAW5 DEVELOPMENT PERMIT 
0 UAUGMS DEVELOPMENT PERWT REVISIONS 

METRIC 
iwio<« ccpvw»rn»'f> w v iot m treto •**0 OAWumwnoir wwTTt'irr»i«T*uN 

CO HOT KK£ MCK'K 

ARCHITECT A PRIME CONSULTANT: sssr 

RAILYARDS, LOT H & J 

SOUTH ELEVATION - PHASE 2 
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1. On Street Parting - Refer to Civil 
2. Central Spur Road - Refer to Civil 
3 Extended Sidewalks - As per city standards 
4. Bridges Part Tot Playground with Natural Play Area (150+sqm) 
5. Informal Boulder Slope Retention n. 
6.5% Sloped Asphautt TraH Connection \ 
7. CIP Conrete Steps - Typical \ 
8. Entryways to Lobbys - Unil Pavers Over Slab 
9. Fire Tuck Access Route - Grass Pave - Refer to Civil 
10. Semi-privale Garden Terraces - Unit Pavers Over Slab 
11. City Sidewalks • As per City Standards - Refer to Civil 
12. CIP Conrete Access Ramp at 5% 
13. Pedestrian Connector Paths - Crushed Llmstone with Edgers 
14. Planted Garden Terraces - CIP Concrete Planters on Slab 
15. Bermed Perimeter Planting 
16. Proposed Tyee Entry Plaza with Seating - Crushed Umestone 
17. New Bus Stop 
18. Proposed "Welcome To VJc West' Signage 
19. Planted Swale 
20. Bridge Dedication Area 
21. Access Drives into Parkades 
22. Waste Access Point 
23. Galloping Goose Trait 
24. Viewing Terrace 
25. OpBn Lawn Area 
26. Bike Racks 
27. Sloped Pubic ROW Connection To TraH - CIP Concrete 
28. Private Patios - Unit Pavers Over Slab 

N r 0 

LANDSCAPE SITE 

DIALOG 

A 28JA.V1S DEVELOPMENT PERMIT 
ILS DEVELOPMENT PERMIT REL 

.IV 

ARCHITECT & PRIME CONSULTANT 
wicokmc-ftktl Miimry K t.<r. r\ 

RAILYARDS, LOT H & J 

LANDSCAPE PLAN 

PLOT OATE. MARTS 

L0.01 
NOTE: 
I. CIVIL TO PROVIDE GEOTECHfflCAL TEXTILE/ BASE DETAILING FOR GRASSED & IRRK3ATEO FIRE ACCESS ROUTES. 
2 IRRIGATION TO BE DESIGNED AND BUILT AS PER CITY OF VICTORIA'S STANDARDS ANO REQUIREMENTS 
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A| PLAtncn A-vras (iNC U J'NG mvr TRUCK ACC£55 ROJTfS) ARt to DE 
RHCAM) AS ^TR CTY O- VlClCR'A STAHOAROS 

r'RC ACCESS ROJTr. '.Mil riF CFSONTO 0V C'V._ AN'I) ft, . Ht A CEOTEXT-tf 
SVSTrM THAT CflA=LE3 HRC 1KIICX ACCESS VV-'ILC MA'\TAIV?i<: ^cCCFSSTul 
LAWN CROW I- W--IP TO ClVu Ut JAILS 

DIALOG 

ISSUED TOR 

A 3»jaW1J CevELOPUDIT PERMIT 
8 14 AIL/IS DEVEIOPUENT PERMIT REVISIONS 

/J' 

METRIC 
TH» WWT»ctD WO UltlNOI BE veto HTOTO <•« »tv«rov*rv<iuT«ifrTt« 
AU. tWROll «I HMUnCTMl ULEM OTHHM* WJTtO 

R&CRtKOHMnNCCSWOOUBSONI to 
raa ajxrcxTGM tiroes couur w-»o nn 
mvwrkmf»omiwi>,"fw»r>nrc«jiionaim»wom 

ARCHITECT & PRIME CONSULTANT 

CWNER: 
S»FOWTO»T«TTT~° vtc-*u«c van us 

RAILYARDS, LOT H & J 

LAYOUT AND GRADING PLAN 

L0.02 
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DIALOG 

2«J*WS DEVELOPMENT PERU If 
I4AJU1J DEVELOPMENT PERMIT REVISQHS 

METRIC 
IBCKXWMO It f-CT—j m WO lUT HOT a US 

^Ortw^jcmMeHuiuutTMjuaoicnow* IOT 
DOrjoTtcuc v.inurao 
yrCTTwco»a»T»Ktt*tooimsowi TOTXCOX \tsu 
DtvwTKxiraoH rx ccwnucr nocutwra mnotn 

ARCHITECT A PRIME CONSULTANT WU»KMCMTEIV<«MIKa«H) M1CMCM MUX MM «C 

OWNER: 
tOWlOtTKIT , 

RAILYARDS, LOT H & J 

PLANTING PLAN 

L0.03 
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G£ — 
* # 

A WiWtl DEVaOPUEJfT PERSJrr 
B 24 JUl/lS OEVaOPMGNT PTRLJTT REVISIONS 

O* M (VOB luncul MtlTTtN X* V 

* trait w:oraannc«» uo ouuixs to n« coraatANt »«C"" XnOHW 

ARCHITECT & PRIME CONSULTANT 

RAILYARDS, LOT H & J 

victoria bc 

SCHEMATIC LIGHTING PLAN 

L0.05 
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srsorrriAi. irrR* SEATING WALL 
CAST IN 3. ACL. Sri-NG H- Gh' ~ONCnF T? -,VA_L 
REFER 'O lAMOSCAPf DFTALS 
residential entrv =at.. i0 ios-ty 
rRfCASI .NIT PAVERS OVER ?' AH 
RETER "0 LANDSCAPE DE'AlS 
6t.< wnr fire tr.icx accfss kohrie 
I'WtCASI C-WASS-PAVE CR PRE Al'PROVT) AlTERNATIVE 
REFER T(1 .ANi)SCA=f DfTA I S 

DIALOG 11000 

Entry Signage 

ZS JAN/15 revaOPWEMT PERMIT 
24 AH/15 OEVB-OPMENTpera^irrr 

RAILYARDS, LOT H & J 

VICTORIA, EC 

ENTRY PLAZA & NEW SIGNAGE 

L0.06 

PUDJC ""ARK BLNCU (TYP) ON C,n 0ONCHT I- "At); 
AS P"R C"v STANDARDS 

CIP CONCR"F FDHIKG '0 A/A AN!} •'AM',VAvb /|Ypj 
REFER :0 :A!J|)SCAPF DfTA IS 

L'GHT SS ANUAHfl AS P-"R CITY STANDARDS 
(FINAL IOC A'IONS TC DC DCTCRVNtO) 

TRASH RECEPTiCLE ON C'P CCNRFTE "'AO (Tyr) 
AND AS RFP C'l'Y STANDARDS 
REFER t0 LANDSCAPE DfTA IS 

CIP CUM CRETE cniry S'f-NAGF VVAl I. WTtl CUE 
I rTTCRS/SIGMACE LLfcMFM'S AND LED LIGHTING 
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/T\ Blow-up Plan of Tots Play Area 
\HO77 1:75 

j Swing - front profile 
LO07J i:3o 

©Slide and climbing structure 
1:30 

- side profile 

GALVANIZED STEEL FLATE UOUNTEO 
FLUSH SI/ (A) TAUPERPROOT FASTENERS 

GALVANIZEO STEEL BUTTON 

NOTES: 
1) HARDWARE TO BE SOURCED BY 
CONTRACTOR 
2} CONTRACTOR TO FROVIOE SHOP D'AGS 
FOR AIL Y/ATER FEATURE HARDY/ARE 

/T'N Glavanized Steel button and face plate 
U63T7 |;5 /T\ CIP concrete runnel on top of curb-wall 

1:15 

Button activated water source to runnel 
1:15 

DIALOG 

B 24 JUUTS DEVELOPMENT PERMIT REVISIONS 

tnvK* ccicn Kniiata 

OWNER: icnmtiooHrwr nowuioincET 

SEAL 

RAILYARDS, LOT H & J 

VICTORIA, ec 

TOTS PLAY AREA DETAILS 

PLOT DATE. 8/UH5 

L0.07 
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TOO DiA. PERFORATED DRAIN 
PiPF WRAPPED BY >5MM 

MINUS DRAIN ROCK 

COMPACTED S'JBGRADE AS SPEC. 

STEPS BEYOND 

Q Stacked Boulder Retaining Wall 
1:30 

TOO OIA PERFORATED DRAIN 
PIPF WRAPPED BY >SMM 

MINUS DRAIN ROCK 

COVPAC1F.O SUBGRAOE AS SPEC. 

j Sloped to Drain Tile at Edge of Path 
' 1:30 

MfchuMM 

Concrete Edger at Pathways 
1:30 ' 

CRUSHED LIMESTONE PAVING TYPE 0. TYJ 

CiP CONCRETE PAVING BAND. 
LIGHT SjANOBlAST FINISH (AS PER SPEC.J 

PLANTING, REFFR TO PI ANTING P 

200mm GRANULAR RASE 
GPOWNC MEDIUM 

COMPACTED SUBGRADE 

NOTES: 

SAWCUT CONTROL JOINTS 
4MV X 25 MM OP ACROSS 
WIDTH OF WALKWAY. SEE 
LAYOUT PLAN. WITHIN IB 
HOURS OT FINISHING SLABS 

C.I » CONCRETE JOINTING 

I0M 0 400 HOR IN BOTH DIRECTIONS AT CI 
BASE MATERIALS (19 MM UVUT WELL GRADED. CflUSHEO 
ROCK) C0UPAC1ED TO UN. 9S/5 MOD. P30CTCR 

•FILTER FABRIC 
VOiO fill. AS REQUIRED. SEE SPEC 
DRA'NACF ROCK. SEE SPEC. 

STRUCTURAL SLAB. SEE ARCHITECTURAL DRAWINGS 

> PAVING TYPE A • C.I.P. CONCRETE PAVING ON SUB 

C.I.P. CONCRETE JOINTING 

10M 0 400 HOR. IN BOTH DIRECTION'S. AT CL 

BASE MATERIALS (19 VU IBNUS. WEIL GRADED. 
CRUSHED ROCK) C0MPAC1E0 TO VU 95Z MOD 
PROCTOR 

FREPARED SUBGRAOE TO SE REVIEWED BY CEOTECH 

PAVING TYPE A - C.I.P. CONCRETE PAVING 

PRECAST CONC. UNIT PAVER CN SLAB; HAND 
TIGHT WITH FINE SWEPT JOINTS TO MAX 3mm 
WIDTH 

COMPACUO SANO SETTINC AS SPECIFIED 

FILTER FABRIC 

VO(D FILL AS REQUIRED. SEC SPEC. 
DRAINAGE ROCK. SEE SPEC. 

STRUCTURAL SLAB. SEE ARCHITECTURAL ORAWNGS 

PRECAST CONC. UNIT PAVER CN GRADE; HAND 
TIGHT WITH FINE SWEPT JOINTS TO MAX 3mm 
WDTH 

COMPACTED SATO SETTING AS SPEOFIEO 

ROADWAY It PEDESTRIAN BUTD-UP 
10" TOR FIRE LOASWIC. 12" REGULAR CONDITION 
REFER TO CIVIL SPECIFICATIONS 

COMPACTED SUBGRADE. REFER TO SPEC 

FILTER FABRIC 

VOID FILL AS REOUlREO. SEE SPEC. 
DRAINAGE ROCK. SEE SPEC. 

STRUCTURAL SLAB. SEE ARCHITECTURAL DRAWINGS 

CRUSHED STONE PAVING ON SUB 

, !l ii 

' 1/4* MINUS CRUSHED LIMESTONE 
FINES COMPACT WITH CRUSHER 

^ DUST 

s 
•> 
* COMPACTEC SUBGRADE 

V PAVING TYPE B - CRUSHED STONE PAVING ON GRADE 
' 1:10 

\ PAVING TYPE C - CONCRETE UNIT PAVERS ON SUB 

TIGHT WITH FINE SWEPT JOINTS TO MAX 
3mm WDTH 

— COVPACTFD SANO SETTING AS SPECIFIED 

FILTER FABRIC 

'OID Fi|L AS REQUIRED. SEE SPEC. 
ORA'NACE ROCK. SEE SPEC 

STRUCTURAL SLAB. SEE ARCHITECTURAL DRAWINGS 

PRECAST CONC. UNIT PAVER SLABS ON 
GRADE; HAND TIGHT WITH FINE SWEPT JOINTS 
TO MAX 3mm WDTH 
COMPACTED SAND SETTING AS SPEOFIED 

FEOESTKIAN BULD-UP 

— COMPACIEO SUBGRADE. REFER TO SPEC 

PAVING TYPE C-2 • CONCRETE UNIT PAVERS ON GRADE 

DIALOG 

ISSUED FOR 

A 28 JAN/15 DEVELOPMENT PERMIT 
B 24 JUL/15 DEVELOPMENT PERMIT REVISIONS 

/Sr 

METRIC 

f oa mrot cout» i 

ARCHITECT 4 PRIME CONSULTANT 

RAILYARDS, LOT H & J 

PAVING DETAILS 

L0.08 
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DIALOG 

300 MIN 300 V'N 

LC.I.P^CONCRETE STAIRS - TYPICAL 

stanchlon-enos 

STANCHlON-UlODLC 

STANCHION-ENDS. SIM 

45UM X 10 PANTED STEEL "ANPBA'L, 

BRACKET WOONTEO TO RAMP 

- V.tlO STANCHION TO ROW X ?OMM 
BASE P. ATE 

- FOUR THREADED RODS ANCHORED IN10 
CONCRETE C/w EDOXr 

stano CTi - uodir (AT RAVP) 

f3 \ Steel Handrail Blow-up Details 
WoyTis 

THREADED RODS ANCHORED WTO 
CONCRETE C/W EPOXY 

A5 X 10 VM. GALVANIZED 
STEEL STAHCII'CN. TYP.. V.ELD 
10 HANDRAIL BAR 

THREADED RODS ANCHORED 
INTO CONCRETE C/W EPOXY 

SUP RESSTANCF: VEO'UU 
SHOT eusr riNisii ON EACH 
TREAD. TYP AS PER SPEC 

TACTILE VWRIRIL I 
coves i 

AS PER BC0C ACCESSB'L'TY . 
HA'.'MTOIX I 

, SLOPED EDGE AT STAIRS 

A 78 JAM/13 OEVELOPLCNT PERMR 
B 2AXU1S DEVELOPMENT PERMIT REVISIONS 

ARCHITECT A PRIME CONSULTANT 

RAILYARDS, LOTH & J 

STAIR AND RAILING DETAILS 

L0.09 
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(/ 
11 i\ liA OPENING |\ / 

Vv ' ! W 

11mm HOLES 
FOR OPTIONAL ANCHORING. 
HON-CORROSIVE MOUNTING 
HARDWARE NOT INCLUDED. 

NOTES: 
JJCONTRACTOR TO SUPPLY ANO 
INSTALL RECEPTACLES W/ 
NON-CORROSIVE HARDWARE ANO OP 
CONCRETE RASE. 
2) UTTER ANO RECYCLING RECEPTACLES 
TO BE POWDERCOATED BLACK. 
3) RECEPTACLES TO E BOLTED TO 
PAVERS, AS PER MANUFACTURERS 
INSTRUCTIONS 

II 

JMLEJWi 
.1 4-
i! 

PAVING TYPE A 

.lir-lldilboi-
- COMPACTED SUBGRADE 

ELCVATIQN-BACK 
j„ | ,j| 

ELE VA TON-PROMT 
i I:I hi 

, RECYCLING RECEPTACLE W/ LOCK- OPTIONAL ITEM 

NOTE: BOLLARDS TO BE POWDERCOATED 
BLACK. AS PER SPEC. COLOUR SAMPLE TO 
BE PROVIDED FOR REVIEW FOR APPROVAL 
8YLANOSCAPE ARCH. 

PAVING TYPE A / 

CP CONCRETE FOOTING 

- 200mm GRANULAR BASE 

-COMPACTED SUBGRADE Mife 
UrlV .̂%,̂  
::^i_.j^M:rr'cirn icziji: 

rA STEEL BOLLARD • SURFACE MOUNT (REMOVABLE) 
\S«/ 1:10 

3) PROVIDE SHOP DRAWWG. 

STEEL BICYCLE RACK ("LOOPY" BY FRANCES ANDREW 
OR APPROVED EQUIVALENT) AS PER SPEC. BIKE 
RACK TO BE INSTALLED IN-GROUND TO DEPTH OF 
J00MM. AS PER MANUFACTURERS INSTRUCTIONS. 

NOTES: 
1) EMBED IN CONCRETE SUB PER 
MANUFACTURERS INSTRUCTION 

CIP CONCRETE SLAB 

COMPACTED SUBGRADE 

I BIKE RACK 

BOLT DOWN SLEEVE 

NOTE: BEAD OF CLEAR 
CAULKING TO BE APPUED AT 
BASE OF BOLLARD TO MITIGATE 
ANY LATERAL MOVEMENT. 

DETAIL-STEEL BOLLARD (REMOVABLE) 
BENCH- As per City Standard 

DIALOG 

I PAVING TYPE A 
200 MM GRANULAR 
CP CONC FOOTING (DEPTH TO BE 
AS PER MANUFACTURERS SPEC, 
CONTINUOUS W/ SANDBLAST 
FINISH 

A TB JAN/15 DEVELOPMENT PERMRT 
O 2AAIU1S DEVELOPMENT PERMIT REV1SOHS 

wmrra< *miow. rwim 

FAILYARDS, LOTH & J 

ITE FURNISHINGS 

1.0.10 
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gi 

r: 

< v^VVX\-/(< • 
I AWN PLANTING CM CRAOF 

S, Ivyw.' 

-SODDED LAWN, SEE SPEC. 
-PLANTING MEDIUM. SEE SPEC. 

-SCARIFY SURFACE OF 5UBGRADE 
PRIOR TO GROWING MEDIUM 
INSTALLATION 

)AA >A,A UA i-Aa-fefl 

SOODED LAWN. SEE SPECIFICATIONS 

— SAND FILL. SEE SPEC 

FILTER FABRIC CONTINUOUS, SEE SCEC. 
DRAIN ROCK. SEE SPECIFICATIONS 

PROTECTION BOARD AND 
WATERPROOFING. SEE ARCH. 

STRUCTURAL SLAB. SEE ARCH. 

MULCH. SEE SPECIFICATIONS 

— PLANTING MEDIUM, SEE SPEC. 

SHRUB/TREE PLANTING ON GRADE 

-SCARIFY SURFACE Of SUBGRADE 
FRiOR TO GROWING MEDIUM 
INSTALLATION 

MULCH, SEE SPECIFICATIONS 

PLANTING MEDIUM. SEE SPEC. 

FILTER FABRIC CONT. 

STYRCFOAU VOIDING AS 
REOUIREO. SEE SPEC. 

DRAIN ROCK. SEE SPEC. 

PROTECTION BOARD ANO 
WATERPROOFING. SEE ARCH. 

STRUCTURAL S'.AB. SEE ARCH 

SHRUa/TREX.PLANTING. ON SI.AB 

CS .,0 

PfC 
.~^6c' 

I 

:o 

EOGE OF GROUNDCOVER AREA. 
-SIDEWALK EDGE 

-DISTANCE FROM EDGE IS HALE THE 
SPECIFIED ON-CENTER SPACING 

u 

\ GROUND COVER PUNTING 

- PLANT CENTER 
- ROW 

TRIANGULAR SPACING AT 
SPECIFIED ON-CENTER 
DISTANCE. SEE PLANT 
SCHEDULE 

MULCH- SEE SPECIFICATIONS 

— ENSURE FULL CONTACT BETWEEN 
ROOTBALL AND PLANTING MEDIUM 

PLANTING MEDIUM - SEE SPEC. 

REFER TO 1/Le2.50 SOIL PROFILE 

REINFORCED RUBBER HOSE OR SIMILAR 
MINIMUM #12 GALVANIZED WIRE WITH 2" PLAY 

SET CROWN OF ROOTBALL 25 ABOVE 
FINISH GRADE AND REMOVE BURLAP AND 
TWINE FROM TOP HALF OF ROOTBALL 
MULCH - SEE SPECIFICATIONS 

DIALOG 

m_i i i_. i i_i i n i u 11_! i ui i _. 
=a i Ej & IE311=11 lj=a 11=11 lil IE 
DTP==JN=NT 11=0=11 I-|=I 

©SHRUB PLANTING 
nts 

SE* CROWN OF ROOTBALL 25 
ABOVE FINISH GRADE AND REMOVF 
BURLAP AND TWINE FROM TOP 
HALF OF ROOTBALL 
MULCH. SEE SPECIFICATIONS 
FINISH GRADE 
FERTILIZER TABLETS 
RANTING MEDIUM. SEE SPEC 
REFER TO 1/Le2.50 SOIL PROFILE 

FINISH GRADE 
FERTILIZER TABLETS 
2x2x2' WOOD STAKE - KEEP CLEAR OF 
ROOTBALL, STAIN BLACK 
PLANTING MEDIUM TYP.. SEE SPEC. COMPACT 
UNDER ROOTBALL TOR FIRM STABLE BASE 

NOTE: 
- ONE STAKE PER TREE CM 
WNOWARD SIDE. SECOND STAKE ON 
LEEWARD SIDE (UNLESS OTHERWISE 
DIRECTED) 

/T\ CONIFER PLANTING ON SLOPE SWIFts 

TREE PLANTING 
yf iy ht5 

A JBJAKni DEVELOPMENT PERMIT 
B 2JJDU15 CeVELOPMEHTPER^rrfiEV 

REMOVE BURLAP, WIRE £c STRING thb WJvrnat«rr^o*"arTmLjc>ULmHotK u*o. 
FROM TOP HALF OF ROOTBALL ,ffrai,ro "•"wm-wwmtHrw.-, 

ml aueacM > mc nu unJCTwt i>Lns oneivms iiTtto 
MULCH. SEE SPECIFICATIONS 

RCpatTrcouMTWctaueouasorA to n« coamt «nt 
80 HT. SOIL SAUCER FOR 
WATERING OURING 
ESTABLISHMENT PERIOD 

wwttb»wpkh*ih»ou rue cojjuluki we au 

ARCHITECT & PRIME CONSULTANT 
——oiewcmtbcnwsbwr MDUONflNMItlC 1l«LW«Ct*II*£n 

900mm GROWING MEDIUM 

RAILYARDS, LOT H & J 

PLANTING DETAILS 

L0.11 
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DIALOG 

2\ Section through Public trail at entry to Bultding 1. 
Ua«7 1:30 

-CtJ nnnii! 

V 

1 

r£\ Section through Public Trail at new Bus stop location 
Uo.i27" t:30 

A 28 JAFUL S OEVEIOPUEWT PERMIT 
B 34JULST» DEVELOPMENT PERMIT HCVS*OH5 

^0° 

.(V 

TH» racrrors rrtwa-7-! ua uwr tot at us 

It un«Mtc.l TOTH rr 

. 

Section through top of Public connection/ROW bwtween Buildings 2 & 3 
Y 1:30 " 

t Section through Public Entry Plaza and entry to Building 3 

ARCHITECT & PRIME CONSULTANT 
wudo tc utarrecnm ormtwoa 
nract^johfuwwotc 

OWNER: 

RAILYARDS, LOT H & J 

LANDSCAPE SECTIONS 1-4 

L0.12 
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DIALOG 

A 

V 

V 

I Section through boulder retaining wall, swale and Galloping Goose 
' V.JO 

/^6~\ Section through planted slope at trail connection 
Uo.iy 1:30 

A 2iJAW» reVELOFMEHTPERUCT 
8 24JUU13 OEVELOPVENT PERMIT revlschs 

roncujnncmkmi 

ARCHITECT & PRIME CONSULTANT 

tm mnmm 

V 

V 

V 

V 

h'A 
f) 

JL 

Section at steps Into Bridges Park 
Uo.13/ T:30 " 

/T\ Section through Tots Play Area in Bridges park 
\L0ty 1:30 

RAILYARDS, LOT H & J 

LANDSCAPE SECTIONS 5-8 

piotoate bt14/15 

L0.13 
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Key matters for consideration:

 The character of the development including landscaping,
siting, form, exterior design and finish of buildings

 Variances

 Amendments to the Railyards Master Development
Agreement
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Bridge 
Dedication

Public 
Footpath
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Park and 
Tot Lot
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Proposed Variances:

 Parking
 Bicycle Storage
 Height
 North Setback
 South Setback
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North 
Setback

South 
Setback
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of October 1, 2015 

To: Planning and Land Use Committee Date: September 17, 2015 

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

Subject: Development Permit with Variance Application Nos. 000431, 000432 and 
000433 for 1032, 1038 and 1044 Harling Lane 

RECOMMENDATION 

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

"That Council authorize the issuance of Development Permit Application Nos. 000431, 
000432 and 000433 for 1032, 1038 and 1044 Harling Lane in accordance with: 

1. Plans date stamped June 17, 2015, with revisions to the fence to the satisfaction of 
staff. 

2. Development meeting all Zoning Regulation Bylaw requirements. 
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. 

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. 
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EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for three Development Permit with Variance Applications for the properties located at 1032, 
1038 and 1044 Harling Lane. The proposal is to construct three small lot houses. The 
variances are related to an increase in the height of the front yard fences from 1,22m to 1,83m. 

The following points were considered in assessing these Applications: 

• The proposal for three small lot houses are generally consistent with the Small Lot 
Design Guidelines. 

• The proposed landscaping is not consistent with the Guidelines for Fences Gates and 
Shutters. 

• The variances are related to the Fence Bylaw to increase in the height of the front yard 
fence from 1.22m to 1.83m. These variances are not considered appropriate as they do 
not comply with the relevant guidelines and create a detrimental impact on the character 
of Harling Lane. 

BACKGROUND 

Description of Proposal 

The proposal is to construct three small lot houses. Specific details for each building include: 

• a basement including a recreation, exercise room and bathroom, with access being 
gained from an external staircase 

• living and family rooms located on the main floor, with three bedrooms located on the 
upper floor 

• off-street parking provided within a garage 
• landscaping consisting of permeable pavers and a mixture of planting including two large 

trees for each property, and various shrubs and flower bed plantings as indicated on the 
landscape plan 

• private amenity space provided in the form of a lawn in the front yard and patio space at 
the rear, with wooden privacy fencing. 

The proposed variances are related to requests to increase the front yard fence height from 
1.22m to 1.83m. 

Sustainability Features 

As indicated in the applicant's letter dated June 16, 2015, the applicant is considering the use of 
micro-turbine technology to produce all heat and electricity through natural gas. No further 
details have been provided in the Application packages. In the event that this is considered to 
be unfeasible, the buildings will have a combination of on-demand hot water and in-floor radiant 
heating. 

Active Transportation Impacts 

The applicant has not identified any active transportation impacts associated with these 
Applications. 
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Public Realm Improvements 

No public realm improvements are proposed in association with these Development Permit 
Applications. 

Existing Site Development and Development Potential 

The properties are currently vacant and are located in the R-K Zone, Medium Density Attached 
Dwelling District. This Zone permits all of the uses in the R1-S2 Zone, Restricted Small Lot 
(Two Storey) District, subject to the regulations in that Zone. A five-lot subdivision developed 
pursuant to this Zoning Regulation Bylaw provision was approved in 2012. 

Data Table 

The following data table compares the proposal with the R-K Zone, Medium Density Attached 
Dwelling District. No component of the proposal is less stringent than the Zone standards. An 
asterisk is used to identify where the proposal is less stringent than the Fence Bylaw. 

Zoning Criteria 
1032 

Harling 
Lane 

1038 
Harling 

Lane 

1044 
Harling 
Lane 

Zone Standard 
R1-S2 

Site area (m2) - minimum 265.9 265.9 265.8 260 

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

Total floor area (m2) - maximum 142.14 142.14 142.14 190 

Lot width (m) - minimum 12.31 12.31 12.31 10 

Height (m) - maximum 7.17 6.97 7.2 7.5 

Storeys - maximum 
2 + 

basement 
2 + 

basement 
2 + 

basement 2 + basement 

Site coverage % - maximum 33.6 33.6 33.6 40 

Setbacks (m) - minimum 
Front (Harling Lane) 
Rear 
Side (east) 
Side (west) 

6 
6.03 
1.51 
1.50 

6 
6.02 
1.51 
1.50 

6 
6.01 
1.50 
1.51 

6 
6 

1.50 
1.50 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on September 1, 2015, these Applications 
were referred for a 30-day comment period to the Fairfield Gonzales CALUC. At the time of 
writing this report, a letter from the CALUC had not been received. 

These Applications, if they proceed as submitted, propose variances to the Fence Bylaw, 
therefore, in accordance with the City's Land Use Procedures Bylaw, they require notice, sign 
posting and a meeting of Council to consider the variances. If Council wishes to advance the 
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Applications without the variances (as per the staff recommendation) these additional 
notification measures are not required. 

ANALYSIS 

Official Community Plan 

The proposed development is consistent with the relevant land use policies of the Official 
Community Plan 2012 (OOP). The subject properties are designated as Urban Residential 
which envisions a full range of housing types. 

As the lots are proposed to be developed as small lots pursuant to the R1-S2 Zone, a 
Development Permit is required to satisfy the requirements of the OCP. The proposal is subject 
to review under DPA 15A Intensive Residential - Small Lot. The most relevant design 
consideration of the proposal is with respect to streetscape (Small Lot House Design 
Guidelines, 2002) which is evaluated below. 

In the immediate context, the houses create their own symmetry with a similar architectural 
expression and material treatment as the single-family properties directly to the rear along 
Pakington Street. In relation to the adjacent buildings on the east and west along Harling Lane, 
the flanking apartment buildings (built in the 1960s) are defined by the balconies, providing 
strong horizontal lines that are reflected in the design of the proposed homes. Similarly, the 
building to the south of the properties, across Harling Lane, includes similar architectural 
features and prominent balconies. This cluster of buildings is also characterized by flat 
rooflines. 

In the broader context, the houses add to the variety of housing types and forms on the street, 
while not creating additional visual discord. In addition, the front setbacks of the proposed 
homes create a suitable transition between the flanking apartment buildings. 

An important element of the design is not consistent with the guidelines it relates to entryways 
and landscaping. The tall front yard wooden fences do not create a welcoming entrance to the 
residences and do not enhance the overall streetscape along the lane. In addition, there is the 
potential to create Crime Prevention Through Environmental Design (CPTED) concerns since 
the tall fences obstruct the views from the buildings and prevent natural surveillance along the 
lane. As Harling Lane functions primarily as a rear access to immediately adjacent buildings, 
the need for natural surveillance on the lane is of particular importance. Staff recommend for 
Council's consideration that these Applications would benefit from a reduction in the height of 
the front yard fences 1.22m or less (in accordance with the Fence Bylaw) in order to improve 
this street relationship. 

Fence Bylaw 

A variance to the Fence Bylaw is being proposed to increase the height of the front yard fence 
for each property from 1.22m to 1.83m. For the reasons outlined above, staff recommend for 
Council's consideration that these variances are not appropriate. The applicant was advised of 
staff's concerns regarding the lack of consistency with the Fence Bylaw and the resulting impact 
on the streetscape as well as potential CPTED issues and chose to proceed with the requested 
variance. 
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CONCLUSIONS 

The proposal for the three small lot houses at 1032, 1038 and 1044 Harling Lane is generally 
consistent with the Small Lot House Design Guidelines, 2002. The contemporary design is 
supportable and complementary to both the other existing single family homes and the multiple 
dwelling buildings on Harling Lane. However, the inconsistency with the streetscape and 
landscaping guidelines should be addressed, therefore, staff recommend for Council's 
consideration, approval of these Applications without the proposed variance to the Fence Bylaw. 

ALTERNATIVE MOTION NO. 1 

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

"That Council authorize the issuance of Development Permit Application with Variance 
Nos. 000431, 000432 and 000433 for 1032, 1038 and 1044 Harling Lane, in accordance 
with: 

1. Plans date stamped June 17, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances to the Fence Bylaw. 
a. Section 4.1 .a(i) - increase the height of a front yard fence from 1.22m to 1.83m. 

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

ALTERNATIVE MOTION NO. 2 

That Council decline Development Permit Application with Variance Nos. 000431, 000432 and 
000433 for 1032, 1038 and 1044 Harling Lane. 

Respectfully submitted, 

List of Attachments 

• Zoning maps 
• Aerial maps 
• Letter from applicant dated June 16, 2015 
• Plans dated June 17, 2015. 

Charlotte Wain 
Senior Planner - Urban Design 
Development Services Division 

Jonathan Tinney, Director 
Sustainable Planning and Community 

Report accepted and recommended by the City Manager: 

Planning and Land Use Committee Report 
Application Nos. 000431, 000432 and 000433 for 1032, 1038 and 1044 Harling Lane 

September 17, 2015 
Page 5 of 5 

Planning and Land Use Committee - 01 Oct 2015

Development Permit with Variances Application Nos. 000431, 0... Page 133 of 247



CO -r 3 3-

CD 
CO 

1009 

D 
, 

D 

1037 

1041 

1049 

1063 

o 
n ji 

1069 
CO * 
00 \ I ° • )  

• -4 

h* 

> /% 

1016 

1022/24 

1026 

1040 

1050 

-I > 
r~ 

~Q 
r~ 
Z 
ij 
I 

- 'I 

"•> 

1032 

II 11038 

« 
1 
i! 1044 

1005 

1011 
Hi 

1017 

1054 

1060 

1029/31 

C 

1070 

1033 

1035 

1039 

O O O O 
®0 4^ f 

'<? 

-VANCOUVER ST 

1002 

5
7

5
 

.
.

.
.

.
.
 

C 

1012 2 

5
7

5
 

.
.

.
.

.
.
 

C 

1012 2 
> 1009 
z. 
*** 

§? 

2k 

1024 

1025 

1028 
>U 

1025 

• 

1034 1035 

73 
1060 

' 

1041 73 
1060 

% 
• 

73 
1060 * b-—* 

Planning and Land U
se C

om
m

ittee - 01 O
ct 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

os. 000431, 0...
Page 134 of 247



Planning and Land U
se C

om
m

ittee - 01 O
ct 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

os. 000431, 0...
Page 135 of 247



Planning and Land Use Committee - 01 Oct 2015

Development Permit with Variances Application Nos. 000431, 0... Page 136 of 247



Planning and Land Use Committee - 01 Oct 2015

Development Permit with Variances Application Nos. 000431, 0... Page 137 of 247



ao44 

Develop"16^ 

Planning and Land Use Committee - 01 Oct 2015

Development Permit with Variances Application Nos. 000431, 0... Page 138 of 247



June 16, 2015 
I J UN 1 7 2015 

Mayor and Council 
1 Centennial Square 
Victoria, BC V8W 1P6 

Re: Development Permit Applications: 1032, 1038 and 1044 Harling Lane 

Mayor and Council, 

The proposal to develop the above referenced vacant lots is zoning compliant without 
variance. 

These lots complete a development that increased density from 2 single-family homes to 
5 single-family homes within the same land footprint. 

The need for development permits for these lots results from a citywide rezoning added 
to the OCP immediately prior to its implementation. While no public mention of a citywide 
DP rezoning was made in the 3 years the OCP was under public discussion and 
scrutiny, the citywide rezoning suddenly appeared a matter of a few weeks before 
implementation. DPA 15A, which captured the lots, is a form and character DP. 

The house designs are complementary to the houses fronting Pakington that were built 
in 2014/15 under DPA 15A permits. The design is contemporary, shed roof styles with 
wood and hardi-panel exterior finishes, colors are complementary to the newly built front 
houses and the landscape and fencing matches the new DPA 15A approved homes on 
Pakington. The remaining surrounding properties on three sides are all flat roof multi-
family apartments. There is no single-family form and character design influence 
standard to be met other than to the adjacent newly built DPA 15A approved Pakington 
houses. 

The houses are green built and energy efficient with the primary green/efficiency caused 
by gravity underground services through to Southgate via a registered easement over 
1040 Southgate. City provided services in Pakington are shallow depth that would 
require pumping storm and sanitary water so the more green/efficient alternative was to 
acquire an easement. The easement and new services in Harling Lane add $30k in 
green costs per house. New sanitary and storm services were built without any city 
funding. 

New European micro turbine technology is being considered to produce all heat and 
electricity with the energy source being natural gas. A decision on that technology will be 
based on cost, projected savings and CSA compliance/approval. In the alternative, 
combination on demand hot water and in-floor radiant heat will be incorporated. 

This completes the dual DPA requirements of a letter to council and an explanation of 
green building features. 
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«T» SERVICE NOTES i 

SITE DATA 
OW*R 
AOOMIC3 
ZOFE 

LOTO-IOIAHAFUMLWE VKTOFUA.RO. 
Rva 
7*7.17 MPT, (2J3J5UJ j 
LOT D. OFBLHX'71S»0>IOFLOTS1M. 
FALLESILPFAAM ESTATE. MCIOW1AC4TY.PLAH 1M 

PERMITTED: R1-82 
27WJUBQFT. 

TOTAL ILA.AACA 
FLOOR SP. RATIO 
SETBACKS: FRONT (W 

NOF. (W.| 
IAVSAJM HECXT 
Ma OF STOREYS 
IWWXO 

I4.0VI 
CAM) 

PROPOSED 8FP. (1038 HARLUG LANE ) 
SITE AA!A 
EfTEYlCTH 
SITE COVERAGE 
TOTAL MR.AMA 
FLOOR SR. RATO 
KTBACKI; ITtcNT(9U 

AFAR (NJ 
BIDS tEJ 
BiDt (HT.I 

MATVJUMMCHT 
Ma OF STOREYS 

7*7.12 SQFT. 
AOW 
3UK iMM! 
19X10 SQFT, 
&1A% 

IMVI 
IWM) 
(LfilM) 
('AM) 
(M7U) 

Received 
Lity ol Viuun; 

JUN 1 7 2015 
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MAIN FLOOR PLAN 
SCALE : 1/4* - 1'-0" 

662.0 SQFT. 
(INCLUDES GARAGE AREAS IN EXCESS OF 200.0 SQFT.) 
( GARAGE = 207.0 SQFT.) 

UPPER FLOOR PLAN 
SCALE : 1/4" • 1MT 

868.0 SQFT. 

1038 
HARLING LANE 

P R O P O S E D  S I N G L E  F A M I L Y  D W E L L I N G  
1  0 3 8  H A R L I N G  L A N E ,  V I C T O R I A  B C .  

RocoivocU 
ntvuKwsjjjy 0j victoria 

II IN 1 7 2015 

m 

A2 
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TYP. RAINSCREEN WALL 
ASSEMBLY - BOARD & BATON 

TEinsooo 

/N BUILDING SECTION 
SCALE: 1H* • mr 

BUILDING SECTION 

CM M" IIO AMSA->#TS CM 
F»S mv, AA*N> HAT 
TWJMUBWCH; 

w roKxiM MoofM wmw 

ZUOCBIfUIMgSrDC 
CUT ML FAL acre to W. cwM 
*« TJ TO JCFETB • *• OC. 
I uNLCBi no rto o' wraMte) 
MUU TOtMMue. MO nut 
x»is t?o», artoe*-k>«. 
vtM*TTjc#m 

MMMUuWIMLKXT 
WOkMWW. 
womooca. 

fcAjaovwwy® 

' w\.>ro*>o**xyTN«MiMmv< 

O.T W. TO3. BLOft TO K». C-At.3 
»-ur • J noon j*t a a <tr oc. 
I CMI1«J M mOHH CM fL/M I 

Q^JMO 

__ lTMATT«Ml|UtX; 
IT IJ MM.JIIK.C WQC.fJ.ti} 

IVKkknMKA'Kn 
CW.IM^INHTWOW* 

SCALE! w«mr 

•XTiWORWALL-2 

'MN FLOOW/CaLXO 
\AV lyfWCDmxuWOgi 

w.r H3NT vkw-tt cone, ro»a 
W TM, R* M.EAHM (M & I 
Va-14 HAJ»1A»irOCi(UHAI 
M^UTOWMhJMTIUM 

MMTAUMO 

T FLOOR 

(I-fiTBLUPPCD) 

ONICMMSA 
trdwiuiroc. 
retro, HA UMLW, 
CWi*MX***TOC*AX. 
eu a TUPS 9 tree, PUMNNJI 
8ULHW¥«O.Vil»ut*. 
WfJOrtO VtAltPMiCTA. 

/TN FOUWDAHOH (W*. POCKET ) 

WALL SECTION AND SILL DETAIL 
• CULTURED STONE FACING 
CLMXtOAar&ftriArt 

wi«onwic*Au 

raevmiL &4 ior-ou ̂ . 
(VJJ MTTMkt.VN.Ik*, 
POLVWCLIt»»«»N 
ir gipaoo.iy mngi 

rn.vu.Uxtr* 

oar \*jJ UTO 
aurrt«u.«uwL. 

MUKMKmt 

tm.wwpo.Ki 

WALL SECTION- SIDING TO 
CULTURED STONE FACING 

M»o*»TO»oruuki 

AL, 

TYP. EXHAUST VENT 
DETAIL SCALE : H.T.&. 

Planning & Development Department 
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(UN 1 7 2015 
1 jfvoliv ) :i fit DepWmeW 

W NORTH 

O S E D  S I N G L E  F A M I L Y  D  W r E T r f c T t i f t f a S  
1  0 3 8  H  A R L I N G L A N E ,  V I C T O R I A  B C  Tuy of Victoria 

P  R O  P  

art.* TORCH CN ROOf IMO 
UEAMRAME Vtf PCS. SLOPE TO 

CONCEALED GUTTER I SEE SECTION J 

RAISED ER&FINUETAL 
EDGE / RAKE FIATMHQ 

2X13 MMO TRW | STAINED | 
(SEEOeTA#.) 

artY TORCH ON ROOOMO 
MELBRANE VW P09. SLOPE TO 
CONCEALED GUTTER { 5EE GECTKW) 

BOARS ASO RATON 
SBHWIHAKCBTMO.) 

WEST ELEVATION 
SCALE : 1/4" • 1iO* 

7lK^MoaiTA5ci"^"i>rj 
1.EXPOSEDBLB-CBM)FACE - 5«X3 ECfT (5C18M3) 
2. UNPROTECTED CPENW03 - 19.0 SOFT 11.78 «3 | 
AREA Of UNPROTECTED OfOBMCS - X3 X 

2X17ttOOO JRJU (STAlttQ) 
(StKOfclAB.) 
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H A R L I N G  L A N E  

© PROPOSED LANDSCAPE PLAN 
SCALE - 1/8* - r-O' 

Received 
City of Victoria 

7r ̂  4P 

.. 

Wanning & DeveiOutM ' 
Deve)ajui',i> » »ervice ^|iy'''1" 

LANDSCAPE LEDGEND 

<y 
LEDUM TO LARGE SIZE SHRUBS 
( SPECIES TO BE DETERGED) 

QyP 14XE0 FLOWER BEO PLANTING 
(SPECIES TO BE DETERMNFO ) 

# LOW LYKO GROUND COVER 
(SPECIES TO BE DETERGED > 

b 
LARGE 1 MEDIUM SIZE DECDUOLS TREE 
(SPECIES TO BE DETERMINED ) 

1 ) SCREENING ELEVATION 

6X0 POSTS C/W. SPACED 1X4 AND 1X0 FENCING (STAKED ) 
2X0 TOP RAL{ STAKED) 

n „„ n o „„ n n fl 

7 )  SCREENING ELEVATION 
SCALE :I«* = M>* 

6X6 POSTS CM. SPACED 1X4 AND 1X6 FENCING (STAKED) 
2X6 TOP RALI STAKED) 
2X6 TREUJ3 ON LAPPED 2-2X10 (STAINED ) 

P R O P O S E D  S I N G L E  F A M I L Y  D W E L L I N G  
1  0 3 2  ,  1  0 3 8  A N  D  1  0 4 4  H A R L I N G  L A N E ,  V I C T O R I A  B  C .  
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OXtO FALSE RAFTER BM3 

RAISED PRE-FlN METAL 
EDGE/RAKE FlASHfJG (BLACK) 

2X12 WOOO TRIM (3TAW5D 
( SEE DETAIL) 

© BOARDAND BATON 
smwo ( HARDCE Ban i 

FLAT ROOF W 2-PLY TORCH Cf< 
ROCffiO MEMBRANE 
< PCS SLOPE TO RF DRAWS) 

PREFF) M6TALCAP 
FLASH*W< BLACK) 

© V..X 2XV 

IXFLWOOO TRW (STAKED) 

2 WOOD TRPA (STAWHS 
SEE OETAIL I 

NORTH ELEVATION 
CULTURED STONE FACNfl -

C/W. CAST COMC. CAP 

© MAIN BODY COLOUR (2) 
-BOARD AND BATON ( HARDIE y~^ 
(IMPERIAL GRAY) 

FLAT RCOF WF 2-PLV TORCH ON 
ROOFNG M5M8RAHE 
< POS SLOFE TO RF OFTANS I 

PRE-FN. METAL CAP FLASH MG 
< BLACK) 

BOARD AND EATON 
SIOtfAG (HARDIE BRO 1 

PKE-FM. METALCAP FLASHNG 
< BLACK ) 

tX8WOOO TRW (STATED 

2X17 WOOD TRIM (STAKED) 
(SEE OETAIL) 

1038 
HARLING LANE 

BOARD AMD BATON 
SIDING* HAROIE BHD ) 

CULTURED STONE FACTW 
CM. CAST CONC CAP 

SOUTH ELEVATION 

WINDOW FRAMES- GREY 

STONE ACCENTS (T) TRIM / ACCENT COLOUR 
- STONE FACING W/ CONC. CAP^^ - FACSIA BOARDS AND TRIM 
( LEDGE STONE - DRY STACK ) ( STAINED - CHOCOLATE ) Received 

City of Victoria 

JUN 1 7 2015 
Planning a Development Department 

Developmeat Services Division 
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_ _ _PROPOSED SFD. 
1044 HARUNG LANE X 

AS VEIWED FROM COMMON ACCESS ( NORTH ELEVATION ) 

S T R E E T S C A P E  
_ _ _PRO PpSE^.SFDi_ _ 

1044 HARLING LANE 

7l 1032 fL 1038 
T ' 

AS VEIWED FROM HARLING LANE ( SOUTH ELEVATION ) 

P R O P O S E D  S I N G L E  F A M I L Y  D  
1  0 4 4  H A R L I N G  L A N E ,  V I C T O R I A  B C  

w  N  G  
JUN 1 7 2015 

1044 
HARUNG LANE 
DRAWING CONTENTS I 

8TREETBCAPE (COVER PA3= ) 
A1 STEPLA1 AM) BASEMENT FLOOR PLAN 
A3 H.OORPLANS AAOROOf PLAN 
A3 BltCTA) SFCHONS 
A4 ELEVATIONS 
A3 lAWjCW PLAN 

Wanning &Deve|op»lmtDcpsrtm?nt 
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1044 HARUNG LANE 
EXlSTGI FIN. GRADE POINTS : 
cfWBSPC»XTA"*jrE««»rt» (iv»N *)rK 
GIVOEPOTNTamMjtZOWTO (11.1.1) MJIFK 
OWE* POINT C»ZM EX WTO (T£2T0 a«J> m. 
awntpefrrto-zwr rxUro (Man) nu> 'K 
Oa*OEK)MTEaMJrE»rO (KLfcr) 
ORAOt P«WT F • *,7* BqrPO («M"i 
owesPCtaTc-SMrtxHre (IS.TJI-J su rK 
ofuoe*ctNTHB«LirExttra iitLn«) mask 
ORADEPCMTI "KJT OBTG M.I FT J. 
OWEWPCWTJ-HJtT EWTTJ (1W» *W PTE 

GRADE POINTS CALCULATIONS : 
FOmn A.43I {]!&B • SWT) dknZ) X 13J?n 
pomticao: KMir • ai) •».«?) x us • no 
roftrstut: cow • swt)4>ii) x TOA»- nnw 
WHT1W: SPAS** H.W) #/«7| * Mr-iixrt 
PCOT8FMJI US45B"• MJS) ct/rZ) X MJT P <RU 
pomacsM: iiujf- m*) •*>•!) x tsr mms 
POKTSMII: RXM'* H.9T «•»«*! X KM* - JBW 
CONTIlU; IIXS' • SM) *«2| X ZW"1B2J.T 
TOWT1.AM nhr * nn am « w •sart 

•HMD 
424S-B5 I 123JJ' (PB3M. OF BUXX. > • M2T (1(1X5 i-l) 

< tte ELEVATIONS FOU All F1H3HJO GRADES ] 

iS r̂ 
BASEMENT PLAN 
SCALE : 1/4* = 1MT 

839.0 SQFT. 

H A R L I N G  L A N E  

1? 
t—m—&*• 

1044 
HARLING LANE 

SITE AREA" 2M1.04 SQFT. (266JBM?) 

SITE PLAN 
SCALE • 1/8* • MR  ̂
EXISTING GRADE ELEVATIONS ARE BASED -
UPON OEOOERJC DATUM AND ARE SHOWN A3 THUS ! 
(8SE ELEVATIONS FOR RH, GRADES) ^"<* 

< METRIC CONVER30N SRIOH« IN BRACKETS ) 

ALL CEOOETIC aOOR ELEVATIONS 
8HOWN ARE TO TOP OF V1/T UOHT 
VI^GHT CONC. TCF?TVA 

SITE WRVKB MOTES; 

SITE DATA 
CTA1*R 
ADEREES 
ZONE 
sire aaza 
cecal ceaa^rioH 

TERRY MAOSHMV 
LOT E« 10*4 HVUMO LANE VCTOMA. B.C. 
mo 
ZaiJMCCFT. (ZtMUZ) 
LOTE OPSUBtMSKNCeLOTBUM. 
FAlRSfclO FARM CSTATE . NfctOAjAClrY. PLAN 1&» 

PERMITTED: R1-82 
LVLETE AK-tA 
MN.MTEWDTH 
SltE COYf XAGE 
TOTAL FLA. AK£A 
FLOOR SP. RATIO 
atTtACOs HK)fjT(»J 

REAR |NJ 
see tEj 
SICE (Wr.l 

UAXSA.V HECHT 
Ha OF STOREYS 
PAAK)*J 

Z7MJB9QFT. I28L9W3) 
XL* |<UM) 
*5% 
K«J)9QFT. (190J)MZ) 
MM 
HESS" t«JU| 
IETF | «,:13 U ) 
VW IUH) 
AS? (liU) 
JM IUH) 
TYIO 
1 STALL PER UWT 

PROPOSED 8FD, (1044 HARUNG LANE ) 
CJTEARJA 
BfTEWOTH 
Sire (XA1AAGE 
IOIALFLH.AAEA 
FLOOR 8P.RATO 
BSTRACXS: FRONT (*) 

«£A* |M) 
see (El 
see (n.1 

CtAXTAjU FEOHT 
t«. OF STOREYS 
PARKjf*! 

ZMTJMSOH. (JSMLU) 
*W |T2314M1 

1SSU5 SOFT, "(IfiLW V3) 
SLA X 
TM»" (MM) 
TV* (MUM) 
ASZ (liU) 
ASy (1JTM) 
ziaz iuv) 
TWO 
13TAU 

Received 
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WLY TORCH OH KOOHO UtUMANC 
PCS.R.WC TOHOCf OHAlttt 

ATlfcVtNTlATfcN 
TO aXAC. (SEE BULDIWG 5LCTKN 1 
REFER TO LPPfR Fl OOfi PLAA 
FOR Ail OVER KA-410|V5KS|CN3 

MAIN FLOOR PLAN 
SCALE : 1«" • 1'-0-

662.0 SQFT. 
UPPER FLOOR PLAN 
SCALE 5 1/4* = 1MJ* 

868.0 SQFT. 
(INCLUDES GARAGE AREAS IN EXCESS OF 200.0 SQFT.) 
( GARAGE = 207.0 SQFT.) 1044 

HARLING LANE 
Received= 

City of Victoria 

JUN 11 20i5 

hd 

MwerrumMMm 

I S 
I SO 
p |C3 

I* 
Q h 
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4ALI. 

ENTRY 

TVP. RAINSCREEN WALL 
ASSEMBLY • BOARD & BATON 

a«3Lrsr«»ci,w*! 
K* vtar, PT fvv*ooo 
srw>w3«iroc. 

BUILDING SECTION BUILDING SECTION 

tu »Tx» s »r on. f.wM 

TYP. RAINSCREEN WALL 
ASSEMBLY - SHINGLE 

.Irrpr TYP. HEAD DETAIL 
TYP. EXHAUST VENT VENT BOX DETAIL 
DETAIL 

EAVE DETAIL EAVE DETAIL 
1ARLING LANE 

Planning & Development Department 
Development Services Division 
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PLATNCX* WWIY TOHO ON 
NOOPftG WI13W/I? 
(POS store TO RF.D»WJNS> -

11/«i0m) 

HMJ-) 

M02W000TP*/ (ST/LKCO) 
(AT OTTAK) 

Srt*r7££7 

WEST ELEVATION ACS -MJJ)SOFT (53,141.0) 
SN04• »UIOFT IVHV3I 

9K*0( HARD* MOO 

SOUTH ELEVATION 
Received 

City of Victoria 

JUN ' 
REVISIONS: 

7 2015104 
HARLIf 

Planning & ueveloptnuu Depji iment 
Development Services Division 

4 
G LANE 

IWVR TONCW ON HOOF INO 
vcvwwre w POS, store to 
CONCEALEX) GUTTER ( SEE SECTION) 
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H A R L I N G  L A N E  

© PROPOSED LANDSCAPE PLAN 
SCALE - 1/8* - 1*-0* 

LANDSCAPE LEDGEND 

MEDUU TO LARGE SIZE SHRUBS 
( SPEdES TO BE DETERMINED) 

Q?<p 
HXED FLOWER BfcD PLANTING 
( SPEdES TO BE DETERMINED) 

# LOW LYKG GROUND COVER 
( SPEdES TO BE DETERMINED) 

LARGE / MEDIUM SIZE DECDUOUS TREE 

(SPEdES TO BE DETERMINED ) 

exo POSTS CAV.SPACED 1XA ANO1X8 FENCING (STAKED ) 
2X8 TOP RAl_ (STAKED ) 

Received 
City of Victoria 

JUN 1 7 7015 
6X5 FtJSTS CAV. SPACED 1X4 AND 1X5 FENCING (STAKED ) 
2X8 1t)P RAL (STAKED ) 
2X8 TtELUS ON LAPPED 242X10 (STAINED) 

planning 1 Development Department 
level opme*t Sewices Division 

P R O P O S E D  S I N G L E  F A M I L Y  D W E L L I N G  
1  0 3 2  ,  1  0 3 8  A N  D  1  0 4 4  H A R L I N G  L A N E ,  V I C T O R I A  B C .  

Planning and Land U
se C

om
m

ittee - 01 O
ct 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

os. 000431, 0...
Page 159 of 247



© 

WINDOW FRAMES- GREY 

(T) MAIN BODY COLOUR (T) ACCENT BODY COLOUR 
-BOARD AND BATON ( HARDIE - SHINGLES ( HARDIE) 
( SEAGULL GRAY ) ( SOFT CHAMOIS ) 

(3) TRIM / ACCENT COLOUR 
- FACSIA BOARDS AND TRIM_ 
( STAINED - CHOCOLA E) Received 

City of Victoria 

JUN 17 70>5 

Planning li Development Department 
tuufionmeot Services Division^ 

SOUTH ELEVATION 

BOARD ANO EATON 
3IWO (HARPfi: BRO ) 

PRE-f n. METAL CAP FLASHfiG 

1X6 WDOO TRIM (STAINEO ) 

2XI2WOOOTR5M (STAGED 1 
(SEE DETAIL] 

6X10 FALSE RAFTER BM6 

RAISED PRE-FIN METAL 
EDGE (RAKE FlASHHG(6lAC«) 

2X12 \WOO TrtrM (STAKED) 
( SEE DETAIL) 

© 1044 
® HARLING LANE 

2X12 WOOD TRIM < STAINED ) 

" © 

NORTH ELEVATION 

FLAT ROOF W 2-PLY TORCH ON 
ROOFfiO MEMBRANE 
( POS SLOPE TO RF DRAINS ) 

1X6 W300 TRIM 1 STAINED ) 

BOARO AMD BATON 
SrONOIMARDiSiRO ] 

FLAT ROOF VM 2-PLV TORCH ON 
ROOFIND MEMBRANE 
( P05 SLOPE TO RF PRAWNS J 

METAL CAP 
FlACHfc'G (OLACK> 
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222‐226 DALLAS ROAD
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222‐226 DALLAS ROAD
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222‐226 DALLAS ROAD
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222 Dallas 226 Dallas

222 DALLAS ROAD

(presently 526 Michigan Street)
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222 DALLAS ROAD
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222 Dallas 226 Dallas

226 DALLAS ROAD

(presently 524 Michigan Street)
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226 Dallas

222 DALLAS ROAD
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222 DALLAS ROAD
Plans & Elevations
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of October 1, 2015 

To: Planning and Land Use Committee Date: September 17, 2015 

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

Subject: Heritage Alteration Permit Applications with Variances Nos. 00205 and 00206 
for 226 Dallas Road and 222 Dallas Road 

RECOMMENDATION 

That Committee forward this report to Council and that Council consider the following motions: 

226 Dallas Road 

"That Council advance Heritage Alteration Permit Application No. 00205 with Variances for 
226 Dallas Road, for consideration at a Public Hearing." 

Following consideration of Heritage Alteration Permit Application No. 00205 for 226 Dallas 
Road: 

"That Council authorize the issuance of Heritage Alteration Permit Application No. 00205 for 
226 Dallas Road, subject to the completion of the following prior to the issuance of a 
Building Permit and in accordance with: 

1. Revised Plans date stamped August 18, 2015. 

2. The provision of: 
• plan, elevation and section details for the front porch 
• a post-relocation condition assessment of the existing wood siding/shingles, 

woodwork, roof, exterior doors and windows 
• rehabilitation details confirming the scope of work arising from the condition of the 

historic fabric 
• an exterior door and window rehabilitation schedule. 

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

i. Section 1.2.4.a - Height relaxed from 7.6m to 8.8m 

ii. Section 1.2.5.a - Front setback relaxed from 7.5m to 6.15m for main building, from 
5.0m to 4.83m for stairs 
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iii. Section 1.2.5.C - Side yard setback (east) relaxed from 3.0m to 1.20m and side yard 
setback (west) relaxed from 1.5m to 1.04m 

iv. Section 1,2.5.d - Combined side yard setbacks relaxed from 4.5m to 2.24m. 

4. The Heritage Alteration Permit lapsing two years from the date of this resolution. 

5. Final plans to be generally in accordance with the plans identified above as amended to 
the satisfaction of the Director of Sustainable Planning and Community Development." 

222 Dallas Road 

"That Council advance Heritage Alteration Permit Application No. 00206 with Variances for 
222 Dallas Road, for consideration at a Public Hearing." 

Following consideration of Heritage Alteration Permit Application No. 00206 for 222 Dallas 
Road: 

"That Council authorize the issuance of Heritage Alteration Permit Application No. 00206 for 
222 Dallas Road, subject to the completion of the following prior to the issuance of a 
Building Permit and in accordance with: 

1. Revised Plans date stamped August 18, 2015. 

2. The provision of: 
• plan, elevation and section details for the front porch 
• a post-relocation condition assessment of the existing wood siding/shingles, 

woodwork, roof, exterior doors and windows 
• rehabilitation details confirming the scope of work arising from the condition of the 

historic fabric 
• an exterior door and window rehabilitation schedule. 

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

i. Section 1.2.4.a - Height relaxed from 7.6m to 9.9m and number of storeys from 2 to 
2.5 

ii. Section 1.2.5.a - Front setback relaxed from 7.5m to 6.45m for main building, from 
5.9m to 4.94m for porch, from 5.0m to 3.91m for stairs 

iii. Section 1,2.5.c - Side yard setback (east) relaxed from 1,5m to 1,36m 

iv. Section 1,2.5.d - Combined side yard setbacks relaxed from 4.5m to 2.68m 

v. Section 1.2.5.e - Flanking street (Dock) setback relaxed from 3.5m to 1.32m. 

4. The Heritage Alteration Permit lapsing two years from the date of this resolution. 

5. Final plans to be generally in accordance with plans identified above as amended to the 
satisfaction of the Director of Sustainable Planning and Community Development." 
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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 two heritage alteration permit applications for the heritage-registered houses (presently 
located at 524 and 526 Michigan Street) to be relocated to 226 and 222 Dallas Road, 
respectively. The two houses are being relocated to facilitate the development of Capital Park. 
The proposal is to rehabilitate the houses after they have been relocated and designated at the 
receiver sites. 

The following points were considered in assessing this application: 

• consistency with OCP 
• consistency with the James Bay Neighbourhood Plan 
• consideration of impacts of variances to the Zoning Regulation Bylaw 
• consistency with the Standards and Guidelines for the Conservation of Historic Places in 

Canada. 

Staff recommend that Council advance Heritage Alteration Permit Application Nos. 00205 and 
00206 with Variances for 226 Dallas Road and 222 Dallas Road, respectively, for consideration 
at a Public Hearing. 

BACKGROUND 

The Province and the City were parties to the Victoria Accord - Legislative Precinct Master 
Development Agreement, made June 6, 1994, respecting the subdivision and development of 
the lands within the Legislative Precinct. In relation to the five heritage-registered homes 
currently situated on the South Block, the extent of restoration of the heritage houses and a 
relocation plan were to be described in future development proposals. 

On June 11, 2014, Council authorized the issuance of Heritage Alteration Permits Nos. 00188 
and 00189 for 524 and 526 Michigan Street, regarding the relocation of the Prout House and the 
Beaven/Macabe Residence within James Bay, subject to conditions that included providing the 
City with a relocation plan and a letter irrevocably agreeing to the designation of the houses. 
The condition regarding heritage designation was satisfied by the applicant in August 2014. 

On September 11, 2014, Council instructed staff to prepare the heritage designation bylaw that 
would designate the Prout House and Beaven/Macabe Residence upon receipt of owner's 
consent to the designations. Once the houses have been relocated to their new lots, the 
heritage designation bylaw that Council gave first and second reading will be advanced to a 
public hearing pursuant to Section 968 of the Local Government Act, and Council may then 
consider adopting the bylaw. 
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These applications address the second condition regarding the provision of a relocation plan 
and as a result, deal with the planning issues associated with relocating the two houses to 
specific lots within James Bay. 

Description of Proposal 

These applications propose to remove the existing 1950s house that straddles the two existing 
lots located at 222 and 226 Dallas Road and to relocate the heritage-registered Prout House 
and Beaven/Macabe Residence presently located at 524 and 526 Michigan Street, part of the 
South Block. 

The proposal to rehabilitate the houses presently located at 524 and 526 Michigan Street will 
involve the construction of new concrete footings on the receiver site; construction of new storm 
windows that are compatible with the character of the place; undertaking of alterations to rear 
and side window/door openings in order to accommodate the new use; rehabilitation of the 
existing guardrails; construction of a new steel rear balcony to comply with the Building Code; 
and undertaking of repairs to the exterior wood siding/shingles. 

The scope of the proposed work outlined in Heritage Alteration Permit Nos. 00205 and 00206 is 
more particularly described in the revised plans prepared by Keay Cecco Architecture Ltd., 
dated August 18, 2015, and in the applicant's letter, dated August 17, 2015. 

Public Realm Improvements 

No public realm improvements are proposed in association with these heritage alteration permit 
applications. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, the applications were sent to the James Bay 
Neighbourhood Association on August 25, 2015. Should staff receive comments from the 
James Bay CALUC, these will be forwarded to Council for consideration. 

ANALYSIS 

The following sections provide a summary of the applications' consistency with the relevant City 
policies and guidelines. 

Official Community Plan 

The proposed development outlined in the applications is consistent with the OCP because it 
contributes to the goal of protecting and celebrating Victoria's cultural and natural heritage 
resources. In addition, a key strategic direction of James Bay would be met by the proposed 
development where it enables the adaptation and renewal of existing building stock. 

James Bay Neighbourhood Plan 

The proposed development is consistent with the goals and objectives of the James Bay 
Neighbourhood Plan in relation to Housing, where it encourages the retention of significant 
buildings in the neighbourhood and in relation to Heritage Preservation, where it encourages the 
conservation and rehabilitation of buildings, lands and structures of heritage significance, which 
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contribute to the neighbourhood's attractive character and where the moving of heritage 
buildings is considered as a last resort to prevent their demolition. 

Zoning Regulation Bylaw 

The relocation of the heritage-registered Prout House and Beaven/Macabe Residence 
(presently located at 524 and 526 Michigan Street) triggers siting variances (height, front and 
side yard setbacks) as a result of the dimensions of the existing houses. The placement of the 
houses is generally compatible with the Dallas Road lot configuration, which are narrow in width 
and deep in length. The heights of nearby structures range from one to two storeys along Dallas 
Road and up to three-and-one-half storeys in relation to the apartment block across Dock Street 
to the north. Staff consider that the variances of heights and setbacks will have a minor impact 
on the overall character of the area and therefore recommend that Council consider the 
variances to the Zoning Regulation Bylaw to accommodate the proposed development. 

Standards and Guidelines for the Conservation of Historic Places in Canada 
(As applicable to both buildings) 

Exterior Walls 

The proposal includes the alteration of openings on the north elevation; alterations to existing 
openings on the east elevation for code compliance; and the rehabilitation of the exterior wood 
shingles, siding and windows. The proposed interventions will conserve character-defining 
elements of the building's exterior and are therefore consistent with the Standards and 
Guidelines where it recommends modifying exterior walls to accommodate an expanded 
program, a new use, or applicable codes and regulations, in a manner that respects the 
building's heritage value. 

Doors and Windows 

The rehabilitation of existing wood windows and the construction of new storm windows that are 
compatible with the character of the place will significantly improve the thermal performance of 
the exterior envelope and is consistent with the Standards and Guidelines where it recommends 
designing and installing new windows, doors or storefronts required by a new use on non-
character-defining elevations in a manner that is compatible with the building's style, era and 
character. 

Roof 

Undertaking repairs to the roofs as necessary is consistent with the Standards and Guidelines 
where it recommends repairing a roof assembly, including its functional and decorative 
elements, by using a minimal intervention approach. 

Codes 

Alterations to an existing front porch, east side openings, and the construction of a new upper-
level balcony at the rear in order to comply with the Building Code is consistent with the 
Standards and Guidelines where it recommends complying with health, safety and security 
requirements in a manner that conserves the heritage value of the exterior wall assembly and 
minimizes impact on its character-defining elements. 
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CONCLUSIONS 

These applications to rehabilitate two heritage-registered houses form part of the sequence of 
applications associated with the Capital Park Development that will enable the relocation, 
designation and rehabilitation of the properties. The proposal is consistent with the Standards 
and Guidelines in relation to exterior walls, doors and windows, roof elements and the Building 
Code. The applicant has made revisions to reduce the potential effects that may result from the 
increased height and reduced setbacks (including the removal of existing openings to comply 
with codes) and has responded to community concerns within the constraints of the existing 
property and the dimensions of the heritage-registered houses. Staff consider that the potential 
impact of the variances requested have been mitigated and therefore recommend that Council 
consider supporting the applications subject to the conditions outlined in this report. 

ALTERNATE MOTION 

That Council decline Heritage Alteration Permit Application Nos. 00205 and 00206 for the 
properties located at 226 Dallas Road and 222 Dallas Road. 

Respectfully submitted, 

List of Attachments 

• Subject map 
• Aerial photograph 
• Revised plans dated August 18, 2015 
• Letters from applicant dated August 20, 2015. 

Murray G. Miller 
Senior Heritage Planner 
Community Planning 

Jonathan Tinney 
Director 
Sustainable Plannii ' ~ jnity Development 

Report accepted and recommended by the City Manager: 
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CAPITAL PARK - HERITAGE BUILDINGS 
226 DALLAS ROAD (524 MICHIGAN BUILDING) 

ARCHITECTURAL: 
KEAY CECCO ARCHITECTURE LTD. 
CONTACT: JOHN KEAY 
Phone: 250.382.3i23 
Email: Joho@kcarchHactura.ca 

AO.O TITLE SHEET 
A1.0 SITE PLAN 
A2.0 PHOTOGRAPHS 
A3.0 DEMO PLANS 
A4.0 RENO PLANS 
AS.O ELEVATIONS 
AI.O SECTIONS 
AS.1 OARAGE 
AT.O DETAILS 

STRUCTURAL: 
READ JONES CHRISTOFFERSEN 
CONTACT: LEON PLETT 
Phone: 250.386.7794 
Email: lplatt@rjc.ca 

8101,2,3,4,5 
GENERAL NOTES AND 
TYPICAL DETAILS 

5201 FOUNDATION AND MAIN 
FLOOR FRAMING PLANS 
WITH SECOND FLOOR OVER 

5202 SECOND FLOOR WITH ROOF 
OVER S GARAGE PLANS 

S301 SECTIONS AND DETAILS 

MECHANICAL: 
WSP CANADA INC. 
CONTACT: PAUL TIMMINS & MIKE DEAN 
Phona: 250.3S4.5510 
Email: paul.tlmmlns@wspgroop.com 

M001 
M100 
M101 
M102 
M200 
M201 

LEGEND & DRAWING LIST 
PLUMBING FLOOR PLANS 
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HVAC FLOOR PLANS 
HVAC DETAILS 

ELECTRICAL: 
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E100 SITE PLAN, DETAILS & LEGEND 
E200 ELECTRICAL LAYOUT 
E300 SPECIFICATIONS 

CIVIL: 
WSP CANADA INC. 
CONTACT: STKPHKN CHILDS 
Phona: 250.3i4.SS10 
EmaH: etaphan.ahMs@wspgroup.com 

CI1 SIT! SERVICING PLAN 

CODE CONSULTANT: 
OHL CONSULTANTS LTD. 
CONTACT: FRANKJE VICTOR 
Phona: 604.M9.444t 
Email: fv@ghl.ca 
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LANDSCAPE: 
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CONTACT: CHRISTIAN BARNARD 
Phona: 250.899 .3033 
Email: lnfo@christlanbamard.ea 
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L3 SPECIFICATIONS 

INTERIOR DESIGNER: 
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HERITAGE CONSULTANT: 
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CAPITAL PARK - HERITAGE BUILDINGS 
222 DALLAS ROAD (526 MICHIGAN BUILDING) 

ARCHITECTURAL: 
KEAY CECCO ARCHITECTURE LTD. 
CONTACT: JOHN KEAY 
Phona: 250.3(2.3123 
Email: JohnQkcarchHactura.ea 

AO.O TITLE SHEET 
A1.0 SITE PLAN 
A2.0 PHOTOGRAPHS 
A3.» DEMO PLANS 
A4.0 RENO PLANS 
AS.O ELEVATIONS 
AI.O SECTIONS 
A8.1 GARAGE 
A7.0 DETAILS 

STRUCTURAL: 
READ JONES CHRISTOFFERSEN 
CONTACT: LEON PLETT 
Phona: 250.38S.77S4 
Email: IpJattQrje.ea 

8101,2,3, 4,5 
GENERAL NOTES AND 
TYPICAL DETAILS 

5201 FOUNDATION AND MAIN 
FLOOR FRAMING PLANS 
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South Block Development Corporation 3350 Douglas St. - Suite 100 
Victoria, BC V8Z 3L1 
Phone: 250 475-0338 

Fax: 250 475-0339 

August 17, 2015 

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

Attention: Mayor and Council 

Received 
City of Victoria 

A lib 2 0 20:5 
banning & Development Deparrmen 

Devaopment Services Division 

Re: Heritage Alteration Permit for 524 Michigan Street being relocated to 226 Dallas Road 

Dear Mayor and Council, 

Please accept this application for a heritage alteration permit for the heritage registered home currently located 
at 524 Michigan Street within the lands known as South Block in James Bay. This house, along with 526 
Michigan Street is being relocated and rehabilitated as committed to as part of the Capital Park redevelopment. 
This house was the subject of a previous application HAP 00188 which approved in concept the rehabilitation 
plan and the relocation of this home to a suitable site within James Bay. This application is consistent with the 
principles outlined in the previous application. 

Since acquiring the Capital Park lands in the spring of 2014, South Block Development Corporation has been 
actively seeking out a receiver site for 524 and 526 Michigan Street in James Bay. After discussions with several 
land owners in James Bay and consultation with the Senior Heritage Planner, South Block Development 
Corporation has entered into an agreement to acquire a site at 224 Dallas Road that we feel would be an 
excellent receiver site for the two homes. 

224 Dallas Road consists of two legal lots, one for each heritage home. No changes to either legal parcel are 
contemplated. A house originally constructed in the 1950's and added on to in the 1980's and during several 
other renovations spans both lots. The house is not deemed to be architecturally significant or of high quality. 
The house would be removed to facilitate the redevelopment of the property with the two heritage houses. The 
existing house will be offered by Nickel Brothers to anyone wishing to pay for its moving costs in an effort to 
retain it. Failing this the house would be demolished and materials reused, recycled and disposed of as 
appropriate. 

This application contemplates relocating the house currently located at 524 Michigan Street to what would 
become 226 Dallas Road. 524 Michigan Street is currently vacant and the interior has been significantly altered 
and most recently used as a post disaster training facility. The exterior, however, remains relatively unchanged 
with most decorative elements intact. The house is sound, although it has suffered from deferred maintenance. 
This application contemplates placing the house on a new foundation with a full height basement, fully 
rehabilitating the exterior in a historically sensitive manner as outlined in the enclosed Heritage Conservation 
Plan, upgrading thermal, seismic and structural performance, and completely renovating and rebuilding the 
interior to finish it as a custom single family home. 

To facilitate the relocation and adaptive reuse some alterations will need to be made to the exterior heritage 
components of the house. The proposed alterations are shown in detail in the enclosed drawings. The intent of 
the proposed alterations is to minimize change to the home and to accurately replicate design elements where 
feasible and where information is available. Where changes are required, they have been located toward the 
rear of the building. The scope of the exterior alterations includes: 
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1. New concrete footings will be constructed at the receiver site that maintain the current relationship of the 
building to grade. Tongue and groove siding will be installed on the foundation as per the existing detail. 
There will be a new basement access point and two additional windows added on the east fagade. 

2. It is proposed that two windows will be relocated, two windows on the basement level will be removed, 
three windows will be added and one new window will be placed in an existing opening. Where new 
windows are added they will be replicas of the originals. The balance of the windows will be rebuilt with 
the original materials and storm windows added as appropriate. 

3. The fire escape on the west side of the house will be removed. 
4. The siding, trim and exterior finishes will be repaired and replaced with like materials as required and 

the houses will be painted using a historically appropriate colour palette. 
5. Guard rails will be added to stairs and porches as required by Code. 
6. Should the roof require replacement it will be done in line with what is suggested in the heritage 

conservation plan. 

For further reference enclosed is the Heritage Conservation Plan prepared by Donald Luxton for this property 
which includes historical information on the home and the guidelines to be followed for its rehabilitation. This 
report was the subject of the previous Heritage Alteration Permit. 

The constraints imposed by the existing physical massing of the heritage house and the dimensions of the 
receiver lot necessitate a number of variances as follows: 

1. A height variance is requested to accommodate the height of the existing heritage structure and 
preserve the existing relationship to grade as is consistent with heritage conservation principles. 
The proposed height is 8.8 meters, compared to an allowable height of 7.6 meters. This height 
variance would be required to accommodate this heritage house in any residential lot in James 
Bay. Enclosed please find a Shadow Analysis at the solstices and equinoxes comparing the 
shadow impact of the existing condition on the site, what would be permitted on the site under the 
existing zoning and the proposed development. 

2. The east side yard setback is proposed at 1.2 meters compared to the 1.5 meter minimum 
contemplated in the zone. This is a larger setback than the current non-conforming 0.92 meter 
setback on the site. 

3. The west side yard setback is proposed at 1.04 meters compared to the 1.5 meter minimum 
contemplated in the zone. The combined side yard setback is 2.24 meters compared to the 4.5 
meter requirement. While the gap between the two heritage houses is narrow, this represents a 
new view corridor from 15/17 Dock Street as the house currently located on the site spans the 
interior lot line. The most significant impact of this variance is on the adjacent heritage house. This 
was done intentionally to minimize intrusions into the setbacks on the outer edges of the property 
which would have a greater impact on the existing neighbours. Please note an easement of 0.16 
meters on the east side of 222 Dallas Road is proposed to provide 226 Dallas Road with the 
required 1.2 meter setback for code. 

4. The front yard setback is proposed at 6.75 meters for the house, compared to 7.5 meters 
contemplated in the zone, 6.15 meters from the front porch compared to 5.9 meters contemplated 
in the zone and 4.83 meters for the front stairs compared to 5 meters contemplated in the zone. 
This will blend the setbacks between 222 Dallas Road and the neighbor at 230 Dallas Road. 

Our application package also includes perspective drawings from Dallas Road, Dock Street and the existing 
laneway comparing the existing condition, a massing model of what would be permitted under the zoning as well 
as our proposal to illustrate the impact of the variances we are seeking. 

In response to feedback received from neighbours and the community the landscape plan contemplates low 
height landscaping that will not block views from 15/17 Dock Street, the relocation plan contemplates loading the 
houses onto the site in a manner that permits the retention of existing boulevard trees, access off of the existing 
lane was designed with consideration given to providing safe access and visibility and dimensioning parking in a 

Planning and Land Use Committee - 01 Oct 2015

Heritage Alteration Permit with Variances Application Nos. 0... Page 212 of 247



( ( 

way that discourages parking in a manner that intrudes on the laneway and discussions have also been had 
with the City about creating additional residential parking on Dock Street adjacent to 222 Dallas Road. 

Please note a heritage designation application for this home has been submitted to the City of Victoria and 
subject to approval would be issued when the 524 Michigan Street is relocated to 226 Dallas Road. 

Enclosed you will find a comprehensive package of materials prepared by the team of professionals we have 
engaged to oversee the rehabilitation of this special heritage resource. We recognize the value this house has to 
the community and look forward to seeing it revitalized to a condition that we can all be proud of. If you have any 
questions regarding this application or would like a tour of the house please feel free to contact the undersigned 
at (250) 414-4172 or karen.iawl@iawlproDerties.com or the architect John Keay at (250) 382-2823 or 
iohn@kcarchitecture.ca. 

Sincerely, 

South Block Development Corporation 

Per 
Karen Jawl 
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South Block Development Corporation 3350 Douglas St. - Suite 100 
Victoria, BC V8Z 3L1 
Phone: 250 475-0338 

'" -' Tax: 250 475-0339— 
i r ' 

August 17, 2015 

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

Attention: Mayor and Council 

Re: Heritage Alteration Permit for 526 Michigan Street being relocated to 222 Dallas Road 

Dear Mayor and Council, 

Please accept this application for a heritage alteration permit for the heritage registered home currently located 
at 526 Michigan Street within the lands known as South Block in James Bay. This house, along with 524 
Michigan Street is being relocated and rehabilitated as committed to as part of the Capital Park redevelopment. 
This house was the subject of a previous application HAP 00189 which approved in concept the rehabilitation 
plan and the relocation of this home to a suitable site within James Bay. This application is consistent with the 
principles outlined in the previous application. 

Since acquiring the Capital Park lands in the spring of 2014, South Block Development Corporation has been 
actively seeking out a receiver site for 524 and 526 Michigan Street in James Bay. After discussions with several 
land owners in James Bay and consultation with the Senior Heritage Planner, South Block Development 
Corporation has entered into an agreement to acquire a site at 224 Dallas Road that we feel would be an 
excellent receiver site for the two homes. 

224 Dallas Road consists of two legal lots, one for each heritage home. No changes to either legal parcel are 
contemplated. A house originally constructed in the 1950's and added on to in the 1980's and during several 
other renovations spans both lots. The house is not deemed to be architecturally significant or of high quality. 
The house would be removed to facilitate the redevelopment of the property with the two heritage houses. The 
existing house will be offered by Nickel Brothers to anyone wishing to pay for its moving costs in an effort to 
retain it Failing this the house would be demolished and materials reused, recycled and disposed of as 
appropriate. 

This application contemplates relocating the house currently located at 526 Michigan Street to what would 
become 222 Dallas Road. 526 Michigan Street is currently vacant and the interior has been significantly altered. 
The exterior, however, remains relatively unchanged with most decorative elements intact. The house is sound, 
although it has suffered from deferred maintenance. This application contemplates placing the house on a new 
foundation, fully rehabilitating the exterior in a historically sensitive manner as outlined in the enclosed Heritage 
Conservation Plan, upgrading thermal, seismic and structural performance, and completely renovating and 
rebuilding the interior to finish it as a custom single family home. 

To facilitate the relocation and adaptive reuse some alterations will need to be made to the exterior heritage 
components of the house. The proposed alterations are shown in detail in the enclosed drawings. The intent of 
the proposed alterations is to minimize change to the home and to accurately replicate design elements where 
feasible and where information is available. Where changes are required, they have been located toward the 
rear of the building. The scope of the exterior alterations includes: 

1. New concrete footings will be constructed at the receiver site that maintain the current relationship of the 
building to grade. Tongue groove siding will be installed on the foundation as per the existing detail. 
There will be a new basement access point. 
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2. It is proposed one new window at the rear of the house will be added with the sill to match the window 
adjacent to accommodate kitchen cabinets, one window will be relocated in the basement, two windows 
in the basement and one on the top floor will be removed and one window will be replaced with a door 
to provide exiting as required by code. Where new windows are added they will be replicas of the 
originals. The balance of the windows will be rebuilt with the original materials and storm windows 
added as appropriate. 

3. The existing door at the rear of the house will be removed and replaced with siding consistent with the 
balance of the house. 

4. The siding, trim and exterior finishes will be repaired and replaced with like materials as required and 
the houses will be painted using a historically appropriate colour palette. 

5. Guard rails will be added to stairs and porches as required by Code. 
6. Should the roof require replacement it will be done in line with what is suggested in the heritage 

conservation plan. 
7. A new balcony will be added on the rear of the house as required by Code and will be designed in a 

historically sensitive manner. 

For further reference enclosed is the Heritage Conservation Plan prepared by Donald Luxton for this property 
which includes historical information on the home and the guidelines to be followed for its rehabilitation. This 
report was the subject of the previous Heritage Alteration Permit. 

The constraints imposed by the existing physical massing of the heritage house and the dimensions of the 
receiver lot necessitate a number of variances as follows: 

1. A height variance is requested to accommodate the height of the existing heritage structure and 
preserve the existing relationship to grade as is consistent with heritage conservation principles. 
The proposed height is 9.9 meters, compared to an allowable height of 7.6 meters and 2.5 storeys, 
compared to the 2 storeys permitted. This height variance would be required to accommodate this 
heritage house in any residential lot in James Bay. Enclosed please find a Shadow Analysis at the 
solstices and equinoxes comparing the shadow impact of the existing condition on the site, what 
would be permitted on the site under the existing zoning, and the proposed development. 

2. The west side yard setback is proposed at 1.32 meters compared to the 3.5 meter minimum 
contemplated in the zone. A consequence of this is the impact on the south west view corridor of 
the neighbor to the North at 15 Dock Street. The South/West view cone from 15 Dock Street is 5% 
smaller than would be permitted under the zoning. The north/south siting of this house was carefully 
studied to minimize the impact on this view cone. 

3. The east side yard setback is proposed at 1.36 meters compared to the 1.5 meter minimum 
contemplated in the zone. The combined side yard setback is 2.68 meters compared to the 4.5 
meter requirement While the gap between the two heritage houses is narrow, this represents a 
new view corridor from 15/17 Dock Street as the house currently located on the site spans the 
interior lot line. The most significant impact of this variance is on the adjacent heritage house. This 
was done intentionally to minimize intrusions into the setbacks on the outer edges of the property 
which would have a greater impact on the existing neighbours. Please note an easement of 0.16 
meters on the east side of 222 Dallas Road is proposed to provide 226 Dallas Road with the 
required 1.2 meter setback for code. 

4. The front yard setback is proposed at 6.45 meters for the house, compared to 7.5 meters 
contemplated in the zone, 4.94 meters for the porch compared to 5.9 meters contemplated in the 
zone, and 3.91 meters for the front stairs compared to 5 meters contemplated in the zone. Siting 
the house further forward on the lot helps mitigate the impact on the view cone to the water from 15 
Dock Street. 

Our application package also includes perspective drawings from Dallas Road, Dock Street and the existing 
laneway comparing the existing condition, a massing model of what would be permitted under the zoning as well 
as our proposal to illustrate the impact of the variances we are seeking. 
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In response to feedback received from neighbours and the community the landscape plan contemplates low 
height landscaping that will not block views from 15/17 Dock Street, the relocation plan contemplates loading the 
houses onto the site in a manner that permits the retention of existing boulevard trees, access off of the existing 
lane was designed with consideration given to providing safe access and visibility and dimensioning parking in a 
way that discourages parking in a manner that intrudes on the laneway and discussions have also been had 
with the City about creating additional residential parking on Dock Street adjacent to 222 Dallas Road. 

Please note a heritage designation application for this home has been submitted to the City of Victoria and 
subject to approval would be issued when the 526 Michigan Street is relocated to 222 Dallas Road. 

Enclosed you will find a comprehensive package of materials prepared by the team of professionals we have 
engaged to oversee the rehabilitation of this special heritage resource. We recognize the value this house has to 
the community and look forward to seeing it revitalized to a condition that we can all be proud of. If you have any 
questions regarding this application or would like a tour of the house please feel free to contact the undersigned 
at (250) 414-4172 or karen.iawl@iawlDroDerties.com or the architect John Keay at (250) 382-2823 or 
iohn@kcarchitecture.ca. 

Sincerely, 

South Block Development Corporation 

Pen 
Karen Jawl 
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  B.C.	
  
V8V	
  2G7	
  	
  
         June 11, 2015  
         
 
Mayor & Council 
City of Victoria 
 
Re:  Relocation of 524-526 Michigan Street Heritage Houses to Dallas Road 
 

On Wednesday, June 10th, JBNA held its General Meeting at which the new 
sidewalk along Montreal Street, the relocation of the Michigan Street Heritage Houses and 
the proposed development for 701 Belleville (CALUC meeting).  This letter is in response to 
the Heritage House discussion/feedback.  A separate letter will be sent for the 701 Belleville 
CALUC review once Meeting Minutes have been completed. 

 
By way of background when the siting of the heritage houses was being 

contemplated, considerations included finding a location that would provide a “fit” for the 
houses, both contextually and size, is difficult within   Sites that would house both buildings 
are difficult to find.  

 
The site being proposed has three directly adjacent neighbours.  One to the east in a 

small single home, and two others to the north (back) in a front/back duplex and there is a 
lane way separating the Dallas property form the duplex.  The owner of western part of the 
duplex has sent notes but is not a full-time resident and the property is normally rented. 

 
Significant consultation has occurred with the eastern-most owners of the duplex.  

Tim VanAlstine and I have met with them on more than one occasion and convened a 
meeting with them and the developers (Karen Jawl and architect).  Adjustments have been 
made, and discussions continue. 

 
Attached for your consideration is a string of e-mails that detail the remaining issues. 
 
There were 86 people in attendance at the JBNA meeting.  Regarding the Capital 

Park development, there were general questions about the staging of various steps of the 
work with regards to the creation of the foundation of Capital Park and the relocation of the 
heritage houses to Dallas Road.  Separating out the topics, comments regarding the 
heritage houses include questions or comments from four residents at the meeting and two 
written submissions were read out at the meeting and responded to by Karen Jawl.  During 
the presentation, the rationale for the siting, and the adjustments made to resident 
considerations were described including front-back siting and revised side-yard setbacks.  
 
 
   

. . . 2 
 
 

Planning and Land Use Committee - 01 Oct 2015

Heritage Alteration Permit with Variances Application Nos. 0... Page 217 of 247



	
  

	
  

- 2 - 
 
 
Q/A: 
Q:  Dock St resident:  Likes look of the proposal, knows the people who are neighbours and 
wants them to be “happy”.  What is being done regarding site-lines and views.   
A:  In addition to the placement of the east house further back on the site, the high plantings 
will be removed and lower planting placed on the site.  The issue of a second parking pad is 
still being looked at. 
Q: What is the timing of the moving of the houses. 
A:  The Houses are likely to be relocated in September with work being done thereafter. 
 
Q:  230 Dallas resident:  This lot has been a single house lot.  Did you look at 2 different 
lots for the houses leaving only one of the houses here?  Concerned that heights and look 
will have impact on nearby properties when/if they are developed. 
A: The site is historically approved for 2 separate houses.  While some variances are 
needed to accommodate two intact heritage houses, the site density, shadowing, and 
sightlines will be less impacted by the 2 heritage houses than by a multi-family development 
that would likely be built if the heritage houses were not placed there. 
 
Question: Marg read, for the public record, two letters from area residents regarding siting 
of the 2 heritage houses at 224 Dallas.  The immediate neighbor behind the site (Westmost 
duplex) disagrees with the plan as it will reduce his view.  A resident of Pilot Street is 
concerned that the houses are too large for the proposed site and suggested alternate sites 
(Kingston/Pendray), including the possibility or relocation outside James Bay. 
A:  As had already been described, careful attention has been paid to minimizing impact on 
sightlines and view cone.  The reduction in view for the westmost owner, from what would 
be permitted without variance, is 4%.  
A:  Relocation of the 2 heritage houses within James Bay was a condition of the original 
project approval.  As was described, numerous sites within James Bay were considered - 
some were too small another very good site was sold – in the end a list was reviewed with 
the City and, while not perfect, 224 Dallas was determined to be the best site available.  
The suggested location of Pendray and Kingston would not be suitable as the lot depth of 
60ft is less than the depth of one of the houses at 62ft. 
 
Comment:   Most heritage houses in James Bay exceed current zoning limits and would 
require variances if constructed today.  Site not perfect, but thanks for your extraordinary 
effort to achieve a good result. 
 
Q:  When do you expect the variance hearing be held for the heritage houses? 
A:  August 
 

 
President, JBNA 
 
Cc: Councilor Lucas 
 Murray Miller, Brian Sikstrom, Jim Handy, Planning 
 Christine Johnston, Resident 
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E-­mail	
  string	
  of	
  June	
  11,	
  2015	
  re	
  Michigan	
  Heritage	
  House	
  relocation	
  to	
  Dallas:	
  
	
  
	
  

From: Karen Jawl <karen.jawl@jawlproperties.com> 
Date: June 11, 2015 3:56:35 PM PDT 
To: Christine Johnston  
Cc: "Goff, Allan" XXXXXXX  "Marg Gardiner, JBNA" <marg.jbna@shaw.ca>, Timothy VanAlstine  
Subject: RE: Updated Site Plans 
 

Thanks for your email Christine.  
 

Yes there have been a number of versions of the site plan as the various iterations progressed to 
respond to neighborhood feedback, the most recent of which was the May 11th one that was drawn 
up after the meeting at your home. In this version the eastern house was shifted back 1.24m to 
respond to the request that front windows of this house be no closer to Dallas Road than the front 
windows of the other house which I believe is what was illustrated on Marg's sketch from that 
meeting. The front windows of the Eastern house are 6.95 meters off the street compared to the 
6.49 meters back to the front windows of the western house, so I believe we have achieved what 
was requested.    
 

The City has not indicated the number of additional residential stalls that will be added on Dock 
Street as this idea just came up this week but it is likely they will be able to add 2. They have been 
very cooperative and willing to accommodate our request on Dock Street. As I see it there are two 
priorities, one is protecting the safety and enjoyment of the lane and the other is ensuring there is 
adequate parking to serve the homes so as not to have people parking illegally on the lane or 
placing a level of demand on the surrounding parking that is upsetting to other neighbours. As 
mentioned we will delete the parking pad for the western house given that there will be adjacent 
street parking, but would like to have the option of retaining the parking pad for the eastern home 
but I will commit to landscaping this area should the buyer of this home prefer a larger yard to 
parking. I suspect the likely buyer for these homes will be a families with children who will share the 
priority of keeping the lane a safe and enjoyable area for everyone.  
 

Karen Jawl 
 

From: Christine Johnston [a1b57169@telus.net] 
Sent: June 11, 2015 2:57 PM 
To: Karen Jawl 
Cc: Goff, Allan; Marg Gardiner, JBNA; Timothy VanAlstine 
 

Hi Karen, 
 

Thank you for getting back to me so quickly. There seem to be various versions of the map. The 
first one  you sent  on April 20, then a revised one in May 11, and then the modified one sketched 
in that Marg Gardner suggested, of having the two front windows parallel with the eastern house but 
further back. The complication is that the Dallas Rd is NOT at right angles to Dock and the 224 
Dallas properties; so the May 11 version makes only the western corner of the windows parallel but 
the eastern house front window still  quite a bit south of what we had drawn in, which is not so good 
for our view. 
 

The parking does concern me as this lane is actually more a WALKWAY used by most of the 
tenants of the big appartment block on Dock. 
Cyclers also use it avoid busy Dallas.  Children use it as a safe place it for playing when a hard 
surface needed. Most of the houses in the neighbourhood (except the one originally planned as a B 
and B) have very few cars on this lane.  Several houses use it for their MAIN FRONT DOOR. Nearly 
all use Dock or Pilot for visitors. If anyone parks in the lane way proper we have the right to call 
police to remove it altho we are often tolerant if we know them well. Our visitors are expected to 
walk the few feet to Dock St. We occasionally use our grass for a visitor who does not want to walk 
to the street but that is rare. 
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The Dallas cross walk is some distance from any proposed Dock street parking if that parking 
(reserved for two residential spaces all day) starts half way up the edge of the property.  There 
should be no problem at all and many of the crosswalks around town have only about 20 feet empty 
near them. So that reasoning does not seem logical. 
 

I think the city has not looked carefully at all this so we shall speak to them if you fail to convince 
them. Let us know. 
 

Sincerely, 
Christine and Mel Johnston 
 
----- Original Message ----- 
From: Karen Jawl 
To: Christine Johnston 
Sent: Thursday, June 11, 2015 9:20 AM 
 

Hi	
  Christine, 
 

Thanks	
  for	
  coming	
  to	
  the	
  JBNA	
  meeting	
  last	
  night.	
  Further	
  to	
  your	
  question	
  the	
  plans	
  presented	
  last	
  night	
  
and	
  submitted	
  to	
  the	
  City	
  reflect	
  the	
  changes	
  we	
  outlined	
  below	
  and	
  in	
  the	
  attached	
  that	
  we	
  sent	
  after	
  
meeting	
  with	
  you	
  at	
  your	
  home.	
  The	
  set	
  back	
  from	
  Dallas	
  Road	
  of	
  226	
  Dallas	
  is	
  6.95m	
  which	
  reflects	
  the	
  
1.24m	
  increase	
  from	
  the	
  previous	
  version. 
 

I	
  did	
  talk	
  to	
  the	
  City	
  about	
  adding	
  additional	
  street	
  parking	
  so	
  we	
  could	
  eliminate	
  the	
  parking	
  pads.	
  They	
  will	
  
not	
  add	
  any	
  street	
  parking	
  on	
  Dallas	
  due	
  to	
  the	
  proximity	
  to	
  the	
  cross	
  walk	
  but	
  have	
  agreed	
  to	
  add	
  
residential	
  parking	
  on	
  Dock	
  Street	
  so	
  we	
  will	
  be	
  able	
  to	
  eliminate	
  the	
  parking	
  pad	
  on	
  the	
  western	
  house.	
  I	
  
will	
  talk	
  to	
  our	
  team	
  about	
  the	
  parking	
  pad	
  on	
  the	
  eastern	
  property.	
  We	
  don’t	
  want	
  to	
  create	
  a	
  situation	
  
where	
  there	
  is	
  insufficient	
  parking	
  and	
  owners	
  end	
  up	
  parking	
  in	
  front	
  of	
  Linda’s	
  house	
  or	
  in	
  areas	
  where	
  
others	
  are	
  used	
  to	
  parking.	
  If	
  we	
  are	
  able	
  to	
  pre-­‐sell	
  the	
  house	
  and	
  the	
  owners	
  just	
  have	
  one	
  car	
  it	
  would	
  be	
  
easy	
  for	
  us	
  to	
  just	
  landscape	
  this	
  area	
  instead.	
  I	
  understand	
  it	
  is	
  concern	
  of	
  yours	
  and	
  we	
  will	
  keep	
  it	
  in	
  mind	
  
to	
  see	
  how	
  we	
  can	
  improve	
  it. 
 

Karen Jawl	
   
 

From:	
  Karen	
  Jawl	
  	
  
Sent:	
  Wednesday,	
  May	
  13,	
  2015	
  9:42	
  AM	
  
To:	
  Christine	
  Johnston;	
  Allan	
  Goff;	
  Rutherfords	
  K	
  and	
  L;	
  	
  
Cc:	
  Timothy	
  VanAlstine;	
  Marg	
  Gardener	
  (marg.jbna@shaw.ca)	
  
 

Hi	
  All, 
 

Thanks	
  for	
  the	
  feedback	
  and	
  comments	
  in	
  the	
  last	
  few	
  weeks.	
  In	
  response	
  to	
  your	
  suggestions	
  the	
  following	
  
changes	
  have	
  been	
  made	
  in	
  the	
  attached	
  drawings: 
1. The	
  most	
  eastern	
  house	
  (next	
  to	
  Linda’s	
  property)	
  has	
  been	
  moved	
  west	
  by	
  .14	
  meters	
  to	
  provide	
  a	
  
slightly	
  bigger	
  gap	
  between	
  Linda’s	
  and	
  this	
  house. 
2. The	
  most	
  eastern	
  house	
  (next	
  to	
  Linda’s	
  property)	
  has	
  been	
  shifted	
  back	
  1.24	
  meters	
  to	
  better	
  preserve	
  
Christine	
  and	
  Mel’s	
  view	
  from	
  their	
  living	
  area. 
3. Both	
  garages	
  have	
  shifted	
  to	
  the	
  east	
  and	
  closer	
  back	
  to	
  the	
  lane	
  to	
  prevent	
  someone	
  from	
  parking	
  behind	
  
the	
  garage	
  and	
  potentially	
  having	
  the	
  back	
  of	
  their	
  parked	
  car	
  sticking	
  out	
  onto	
  the	
  lane.	
  The	
  shift	
  to	
  the	
  east	
  
was	
  determined	
  to	
  not	
  impact	
  views. 
4. The	
  western	
  house	
  was	
  already	
  optimally	
  located	
  to	
  minimize	
  the	
  SW	
  view	
  impact.	
  The	
  attached	
  View	
  
Cone	
  illustrates	
  the	
  following: 
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a. The	
  black	
  outline	
  shows	
  the	
  current	
  condition	
  on	
  site	
  with	
  Bruce’s	
  house.	
  The	
  black	
  line	
  shows	
  the	
  current	
  
view	
  cone. 
b.The	
  yellow	
  outline	
  shows	
  what	
  could	
  be	
  built	
  on	
  the	
  site	
  fully	
  compliant	
  with	
  the	
  zoning.	
  The	
  yellow	
  line	
  
shows	
  what	
  the	
  view	
  cone	
  would	
  be	
  under	
  this	
  scenario.	
  This	
  represents	
  an	
  8%	
  reduction	
  in	
  the	
  view	
  cone	
  
from	
  the	
  current	
  condition. 
c. The	
  blue	
  outlines	
  shows	
  what	
  it	
  would	
  be	
  with	
  the	
  heritage	
  houses	
  on	
  the	
  site.	
  The	
  blue	
  line	
  shows	
  what	
  
the	
  view	
  cone	
  would	
  be	
  under	
  this	
  scenario.	
  This	
  represents	
  a	
  12%	
  reduction	
  in	
  the	
  SW	
  view	
  cone	
  from	
  the	
  
current	
  condition,	
  or	
  a	
  4%	
  reduction	
  in	
  the	
  view	
  cone	
  from	
  what	
  is	
  permitted	
  in	
  the	
  zoning. 
5. We	
  have	
  engaged	
  a	
  landscape	
  architect	
  and	
  I	
  have	
  given	
  him	
  the	
  following	
  direction: 
a. Maintain	
  a	
  fence	
  between	
  Linda’s	
  house	
  and	
  the	
  heritage	
  house. 
b. Remove	
  the	
  bigger	
  bushes	
  that	
  are	
  in	
  the	
  sight	
  lines	
  from	
  15/17	
  Dock	
  Street. 
c.  New	
  landscaping	
  should	
  be	
  kept	
  under	
  the	
  sight	
  lines	
  from	
  15/17	
  Dock	
  Street. 
 

Our	
  next	
  step	
  will	
  be	
  further	
  developing	
  the	
  interior	
  plan	
  and	
  site	
  plan,	
  so	
  the	
  plans	
  will	
  continue	
  to	
  evolve	
  
but	
  the	
  siting	
  of	
  the	
  houses	
  is	
  now	
  firming	
  up. 
We	
  are	
  aiming	
  to	
  submit	
  our	
  package	
  to	
  the	
  City	
  around	
  June	
  1	
  and	
  are	
  also	
  scheduled	
  at	
  the	
  JBNA	
  meeting	
  
on	
  June	
  10th.	
  If	
  you	
  would	
  like	
  paper	
  copies	
  of	
  the	
  attached	
  I	
  can	
  mail	
  them	
  to	
  you.	
  I	
  will	
  also	
  keep	
  you	
  
updated	
  as	
  our	
  plans	
  progress. 
 

Karen Jawl 
Jawl Properties Ltd.  
3350 Douglas St. - Suite 100 
Victoria, BC, V8Z 3L1  
Tel: (250) 414-4172 
www.jawlproperties.com	
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Fatricia5 Wilson

12 PiloTST. _l”°"'"n9&Development
munitypiammg

VicTor'ia,BC,V8V2A4

6 June 2015

Michigan houses relocaTion To 224 Dallas Road

IT is come To myaTTenTionThaT2 of TheMichigansTreeT houses willbe re|ocaTed To 224 DallasRoad.

I have been TheJames BayresidenT since 2008. IT is a de|ighTTo livein Thisneighborhood. I enjoy The
ec|ecTic archiTecTureon mymanywalksThroughTheneighborhood.I appreciaTe Thework ThaThas been done

To mainTainThecommuniTyheriTage. I applaudTheirongoingefforTs.

Equally,I am delighTedTo see new developmenTsas is proposedfor C'ap/’Ta/Park

I am graTefu| To liveinThiscommuniTyand for TheConcerT/JawldevelopmenTprojecT.

I am happyTosee./Te/olcaT/anof Therema/'n7n_q2 /1/1/‘ch/ya/1Ave.’houses

I was hopingThaTTheywouldfind a pleasinglocaTionin an area of significanTVicTorian, such as TheempTy loT
on TheKingsTon/PendraysTreeT corner.

The harbor area is more proTecTed from The elemenTsand wouldhelpmainTainThewoodensTrucTure.

The wind/drivingrain elemenTsalongTheDallasRoad/Juan de Fucasure are noTconduciveTo Tallwooden

sTrucTures, parTicularlyThoseof The1800s. They do muchbeTTerin TheproTecTedharbor area.

For The safeTy of ThesTrucTures, and more imporTanTlyiTsoccupanTs: iTwouldbe besT ThaTTheynoT be

placedcloselyTogeTherbecause of The increased fire risk parTicularlyinsuch TallsTrucTures.

I knowThismaycompromise iTs locaTionaT 224 DallasRd. because of TheloTsize resTricTion.

However, Theremay be oTher hisTorica| neighborhoodsin VicToria(Humbo|TValley)ThaTcouldwelcomeThese

homesmore safely -for personaland archiTecTuralsecuriTy.

I also uha’er'sTahdfrom a business pa//1Tof View Thedeve/opersinTer'esT in TheViewDa//aspr'aper'Ty.

IT willbe an expensive venTure To move TheMichigansTreeT sTrucTures. View |oTs TendTo bring a higher real
esTaTe sellingprice.
However, from a real esTaTe poinTof view - views willbe limiTedwiThsmallwindowsize needed for hisTorica|

inTegriTy. This may limiTsale income poTenTial.

D_9P8rtmem
Division
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Theforces 7‘/7a7‘willre/ocafe 7‘/7eM/‘ch/yan57‘/'ee7‘/muses‘ToDa//asRoad mayalready be inp/ace

if ThaTis Thecase,

Pleasekeep TheMichiganhouses in linewiThTheoThersTrucTures on DallasRoad

IT wouldbe sad To have The houses pushed forward (souThward closer To The Dallasroadway)especiallywiTh
Theadded height .

Pleasedo noTadd any furThersTrucTures such as a garage To impedevisualinTegriTyparTicu|ar|yin a hisTorical

house. Parkingpad or proTecTedDockSTreeT parkingwouldbe safesT for Thelaneway.

I lookforward To ongoingThoughTfu|,wellinTegraTedchanges in TheJames BaycommuniTyTo ensure iTs

con?nuedvibrancy.

Yours’/sincerely,'4
M‘

./ A
-

l

'

[ilfécrr0» llilm/l/
PaTr‘\i,ia 5 Wilson

1. JAMES BAYNEIGHBOURHOODASSOCIATION - 10 JONE2015 MEETING/ ]bna@vcn.bc.ca

2. JAWL PROPERTIESLTD - #100 — 3350 DouglasSTreeT, VicToria,BC,V8Z 3L1

@ HERITAGEADVISORYPANEL,CiTyof VicToria
/,..—-’

./.
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Lauren Martin

From: Lauren Martin
Sent: Thursday, August 06, 2015 3:45 PM
To: ‘Dave Jarvis‘
Cc: Murray Miller
Subject: RE:222/226 Dallas Rd

HelloDave:

A PublicHearing is not yet set for the applications for 222 and 226 Dallas Road. When a date is set, signage indicating
the date will be posted on the property and a notice willalso appear in the Times Colonist.

Lauren

Lauren Martin
_

Secretary, Heritage and Board of Variance Sustainable Planning and Community Development City of Victoria
1 Centennial Square, Victoria BCV8W 1P6

T 2503610382 F2503610386

-—--Original Message

mm: mu
Sent: Thursday, August 05, 2015 . 3 PM
To: Lauren Martin
Subject: 222/226DallasRd

Hi Lauren,

I live at 33 DockSt. and am a bit concerned about the heritage properties blocking the waterfront view.

Do you know when the date is for the Council Chamber hearing at Victoria City Hall?

Thank you,
Dave Janlis

CityatVlclona

AUGUS2015
'

Planning4. llevelopmenluepanmem
DevalopmentservitesDivision
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Lauren Martin

From: Murray Miller
Sent: Thursday. Jul 09, 2015 12:11 PM
To: '

Subject: 22226 DallasRd,Victoria(Heritage Alteration Permitwith variance)

Dear Ms. Surridge,

Thank you for your voice message and for leaving an email address for reply.

I understand that you own property located at 25 Dock Street and that you have been informedabout a development that
is proposed for the property located at 222226 Dallas Rd. in relation to no?fication.the City is required to notify owners
and oocupiers of adacent properties of Public Hearings involving Heritage Alteration Pennits that have a variance‘

At the time of writing, no Public Hearing has been set for this application.

I trust that the above information is helpful.

Regards,

Murray

Murray G. Miller, MRAIC, CAHP, MCITP, MRTPI, IHBC, MCIP, RPP
Senior Heritage Planner
Sustainable Planning and Community Development
City of Victoria
1 Centennial Square, Victoria BC V8W 1P6

T 250.361.0533 F 250.361.0557

5v|E't'o"r’uA i

RE"c"e‘iv'éEi"
Cityol \/maria

JULE192015
Planning(9 Developmentuepanmenr. DavetapmenrservrtesDIV|SlDfI

-:_._._....__.._?..__J
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Lauren Martin

From: DarlaAbercrombie
Sent: Friday,Jul 17, 2015 1:46 PM
To: Murray Miller
Cc: Lauren Martin
Subject: 224 81226 Dallas Road

Attention Mayor and Council:

My family and I live in the second building behindthe proposed development. We have a unique roof-top deck
that overlooks the property towardstl1eocean and Olympicmountain range.

The view from our top deck is the de?ning feature of our home, and is the reason why my husbandchosethis
property. We felt assured that the city height restrictions wouldprotect our panoramicviewand the value of
our home in the years to come.

By allowing the height variance, our view will be boxed in and signi?cantly blocked from the ocean side.

Our concerns are not noted in the JBNEA meeting minutes, because we were not noti?ed of the proposalor
meeting in advance. I only found out, too late, from a neighbour whenit soundedlikethe decisionhad already
beenmadebecausethey saidthatafter consultationwi?i the City, the developer had already purchasedthe
property.

I contacted the developer and learned they are able to adjust placementbut not existing heights. We took time
to consider the impact on our view, because we like the developer and we like to support heritage houses.

However, sitting on our top deck, the impact is muchbigger than pictures can outline. Thereis a sense of
spaciousnessand expanse towards Dallas Road and beyond that is precious to us. With the proposedheight
variance, we will be looking into the back of two houses.

Please do not move these two over-height houses to this ocean-front lot. They can be better preserved away
from the damp, and have less impactwhere their height does not block our valuable view.

Thankyou for your time,

Darla Abercrombie
29 Dock Street
Victoria, BC

JUL17 2815
”3""i"9&DevelopmentDepartment

DevoiopmentservuesDivision
-—-—-————~—.__.__....
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-Lauren Martin

From: Murray Miller
Sent: Monday, August 10, 2015 8:45 AM
To: Marie Surridge
Cc: Lauren Martin
Subject: RE:Proposed changes on DallasRoad

Dear Ms. Surridge,

Thank you for your follow up enquiry.

The application that you have referred to is still undergoing amendments. The type of application that is being prepared
requires notification to owners of adjacent properties (in terms of Land Use, this means abutting/adjoining/sharing a
property boundary with the subject property) and includes those propertiesthat are immediately across the streetfrom
the subject property.

I trust that this clari?esthe City's practice in meeting this type of noti?cation requirement.

Regards,

Murray

--~--OriginalMessage--»~

Sent: Friday, August 07, 2015 11:54 AM .
To: Murray Miller
Subject: Proposed changes on DallasRoad

Dear Mr Miller,
l contacted you several weeks ago to ask if you would provide me with information about proposed changes at 224
Dallas Road. My property at 25 DockStreet is adjacent, in the sense of the word as defined by the Oxford English
Dictionary, to the subject property of these changes. Iconsider that Ishould have been noti?ed of them from the time at
which they were proposed. I am now again writing to ask for full informationon this subject, and should appreciate your
giving that informationto as soon as you return to the of?ce.

I wish to assess the effect the changes would have on my property. Obviously, Icannot do that without knowing what is
being planned.

Yours sincerely, Marie Surridge

Sent from my iPhone 1' V ._
H___

1 Received‘

I myofVrctana

AUG1a 2015
"Wine&Developmentmm’ merit' <-Entservltesnlvmm.
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Lauren Martin

From: Murray Miller
- Sent: Wednesday, Jul 22, 2015 8:14 AM
To: Lauren Martin
Subject: F\N: Dear Mr. Miller

For follow up once the PH date has been con?rmed.

From: Catherine
Sent: Tuesday, Ju , .
Tn: Murray Miller
Subject: Dear Mr. Mlller

Attention:Mayor and Council

My name is Catherine Clark of 55 Dock Street. l understand two three storey heritage home are going to be
placed on Dock and Dallas. I have been told by a neighbourthat there willbe a varience in height restrictions
and set-backs.

Is there a public meeting scheduled for this undertaking? Ifso, when and where?

I will attend as Iwill lose some view and therefore property value.

Thank you,
Catherine Clark

Received
Cityoi Vittoria

JUL2 22015
'

Planning3.DevelopmentDepenrnenl
DevelopmentSEIVKESDivision
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