
 
 

AMENDED AGENDA 

  PLANNING AND LAND USE COMMITTEE 

  MEETING OF AUGUST 27, 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 July 23, 2015. 

   

 

 
2.  Development Permit with Variances Application No. 000382 for 2560 

Quadra Street 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the design of a four-storey, 15-unit residential 
building. A hearing is required prior to Council making a final decision. 
  
Staff Recommendation: Following the hearing, that Council consider 
authorizing the permit. 
   

5 - 80 

 
LIQUOR LICENCE APPLICATION  

 
3.  Application for a Permanent Change to the Hours of Licensee Retail 

Store - Cascadia Fine Wines, Ales & Spirits - 2631 Quadra Street 
--R. Woodland, Director - Legislative and Regulatory Services 
  
An application to change the hours of liquor sales from 9:00 a.m. - 10:00 p.m. 
to 9:00 a.m. - 11:00 p.m. 
  
Staff Recommendation: That Council consider approving the application. 
   

81 - 88 

 
COMBINED DEVELOPMENT APPLICATION REPORTS  
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4.  Rezoning Application No. 00444 for 1745 Rockland Avenue 

--J. Tinney, Director - Sustainable Planning and Community Development 
  
A proposal to rezone the property to allow four new houses behind a Heritage-
Designated home in the Rockland neighbourhood. A Public Hearing is required 
prior to Council making a final decision on the application. 
  
Staff Recommendation: To advance the application to a Public Hearing. 
Late Item:  Correspondence 
   

89 - 297 

 
[Addenda]  
5.  Development Permit Application No. 000357 for 1745 Rockland Avenue 

--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the design of four new single family houses behind 
an existing Heritage-Designated house. 
  
Staff Recommendation: Following the Public Hearing for the rezoning, that 
Council consider authorizing the development permit. 
   

299 - 418 

 
6.  Rezoning Application No. 00483 for 2550 Rock Bay Avenue 

--J. Tinney, Director - Sustainable Planning and Community Development 
  
A proposal to rezone the property to authorize a second floor office and a 
ground floor showroom and storage space. A Public Hearing is required prior 
to Council making a final decision. 
  
Staff Recommendation: To advance the application to a Public Hearing. 
   

419 - 458 

 
7.  Development Variance Permit No. 00155 for 2550 Rock Bay Avenue 

--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the design of a second floor office and ground floor 
showroom. 
  
Staff Recommendation: Following the Public Hearing for the rezoning, that 
Council consider authorizing the permit. 
   

459 - 472 

 
DEVELOPMENT APPLICATION REPORTS  

 
8.  Development Permit Application No. 000435 for 254 Belleville Street 

--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the location of a refrigeration unit at the Victoria 
Clipper Ferry Terminal. 
  
Staff Recommendation: That Council consider authorizing the permit. 

473 - 490 
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9.  Development Variance Permit No. 00153 for 239 Menzies Street 

--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to increase the number of seats in a restaurant. A hearing is 
required prior to Council making a final decision. 
  
Staff Recommendation: That Council consider authorizing the permit. 
   

491 - 515 

 
10.  Development Variance Permit Application No. 00154 for 1610 Hillside 

Avenue 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to allow the placement of a sign facing Hillside Avenue for the 
Canadian Tire store. A hearing is required prior to Council making a final 
decision. 
  
Staff Recommendation: Following the hearing, that Council consider 
authorizing the permit. 
   

517 - 534 

 
11.  Development Permit with Variances Application No. 000426 for 951 

Johnson Street 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application to authorize the design of a mixed-use building comprising two 
towers and a total of 209 residential units.  
  
Staff Recommendation: That Council forward the application to the Advisory 
Design Panel. 
   

535 - 607 

 
VICTORIA HOUSING FUND GRANT APPLICATION  

 
12.  Victoria Housing Fund Application for 3211-3223 Quadra Street 

(Cottage Grove) 
--J. Tinney, Director - Sustainable Planning and Community Development 
  
An application by the Victoria Cool Aid Society for a grant from the Victoria 
Housing Fund in the amount of $112,000  to assist in the development of 45 
units of supportive rental housing. 
  
Staff Recommendation: That Council consider authorizing the grant. 
   

609 - 622 

 
ADJOURNMENT  
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 13, 2015 

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

Subject: Development Permit with Variances Application No. 000382 for 2560 Quadra 
Street 

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. 000382 for 
2560 Quadra Street, in accordance with: 

1. Plans date stamped June 11, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements except for the 

following variances: 
a. Schedule C, total number of parking stalls reduced from 21 to 9, with no provision 

for visitor or commercial parking. 
b. Setback from Quadra Street reduced from 6.0m to 3.2m for the third floor (C1-QV 

Zone, Section 4.52). 
c. Setback from the south side yard reduced from 3.55m to nil (C1-QV Zone, Section 

4.52). 
3. Review by Advisory Design Panel. 
4. The applicant entering into a Car Share agreement with MODO to secure car share 

membership for each unit of the project. 
5. Final plans to the satisfaction of the Director of Engineering and Public Works for any 

works within the Statutory Right-of-Way. 
6. Final plans to be generally in accordance with the plans identified above to the 

satisfaction of the Assistant Director of Development Services. 
7. The Development Permit lapsing two years from the date of this resolution." 

LEGISLATIVE AUTHORITY 

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

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application for the property located at 2560 Quadra Street. The 
proposal is construct a four-storey, 15-unit residential building with ground-floor commercial. 
The variances are related to a reduction in the off-street vehicle parking requirements and siting 
requirements. 

The following points were considered in assessing this Application: 

• The subject property is within Development Permit Area 5, Large Urban Villages, 
Quadra Village. The applicable guidelines are the Quadra Village Design Guidelines. 
The proposal is generally consistent with these Design Guidelines. 

• The Hillside-Quadra Neighbourhood Plan stipulates a residential component in any 
redevelopment and also encourages the continuity of the street front without blank walls 
or garage entrances. This development satisfies both these objectives. 

• The Application has been modified since the previous submission. The redesign has 
responded to the concerns of the community with respect to the transition to the 
adjacent properties. 

• A parking variance is required to reduce the required number of off-site parking stalls 
from 21 to 9 stalls. The applicant has provided a Parking Demand Study (attached) 
justifying the parking variance. The parking reduction is supportable based on the 
findings of the consultant and the applicant providing a car share membership for each 
residential unit. 

BACKGROUND 

Description of Proposal 

The proposal is for a mixed-use building within Quadra Village. Specific details include: 

• a four-storey building with a maximum height of 14.21m 
• vehicular access from the lane 
• vehicle parking for nine cars on the ground floor under the building, accessed from the 

lane 
• the main building cladding material is fiber cement siding, in two colours, with a wood 

tone composite panel to provide a change of materials on all elevations emphasizing the 
fenestration 

• landscaping is proposed on every level: along the Quadra Street frontage to define the 
commercial space on the north and south elevations to soften the visual appearance of 
the building and to provide greenery for each balcony. 
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The proposed variances are related to: 

• The total number of parking stalls are reduced from 21 to 9 stalls for 15 residential units, 
with no provision for visitor or commercial parking. 

• Setback variances from Quadra Street are reduced from 6.0m to 3.2m for the third floor. 
• Setback from the south side yard are reduced from 3.55m to nil. This setback is based 

on a percentage of the building height (25%). The stairs are on the lot line, the elevator 
housing is 1,83m from the property line and the majority of the building face is 4.3m from 
the south property line. 

Sustainability Features 

As indicated in the applicant's letter dated July 23, 2015, the following sustainability features are 
associated with this Application: 

• stormwater treatment swale for run-off from the roof and parking 
• ENERGY STAR appliances 
• recycling 35% of construction materials 
• sourcing 35% of construction materials within 500km 
• diverting 70% of construction waste from landfill 
• choice of green materials (paints, carpets, glazing) 
• provide infrastructure for one electric vehicle charging station 
• increase bike parking (see Section on Active Transportation Impacts). 

Active Transportation Impacts 

The Application proposes the following feature which supports active transportation: 

• bike storage that exceeds Bylaw requirements (bike lockers in the parkade and 
additional storage accessible from the corridor on every floor) 

• car share membership (MODO) for each unit. The closest MODO car is located on 
North Park Street and Vancouver Street. 

Public Realm Improvements 

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

Existing Site Development and Development Potential 

The site is presently occupied by a single family dwelling that will be removed. The extent of the 
reuse of materials from the exiting house has not been determined at this time, and the 
applicant will strive for the industry standards on materials recycling at the time of demolition. 

Under the current C1-QV Zone, Quadra Village District, the property could be developed for a 
mixed-use building (commercial-residential) with a maximum floor space ratio of 1.4:1 and a 
maximum height of four storeys and 15.5m. 
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Data Table 

The following data table compares the proposal with the Quadra Village District Zone. An 
asterisk is used to identify where the proposal is less stringent than the existing zone. 

Zoning Criteria Proposal Zone Standard 
C1-QV 

Site area (m2) - minimum 620 N/A 

Total floor area (m2) - maximum 862 868 

Commercial floor area (m2) 54 Ground floor requirement 

Density (Floor Space Ratio) - maximum 1.4:1 1.4:1 

Number of units - maximum 15 N/A 

Height (m) - maximum 14.21 15.5 

Site coverage (%) - maximum 79 N/A 

Open site space (%) - minimum 18 N/A 

Storeys - maximum 4 4 
Setbacks (m) - minimum 

Front - 1st and 2nd storey 
Front - 3rd storey 
Front - 4th storey 

3.2 
3.2* 
7.4 

3 
6 
6 

Rear 0.45 N/A 

Side (north) 
Side (south) 

0 
0*stairs 

1.83* building 

0 
3.55 (1/4 building height) 

Parking: Residential - minimum 9* 21 
1.4 per unit 

Parking: Visitor-minimum 0* 1 

Parking: Commercial - minimum 0* 1 

Bicycle storage for residential units 23 15 

Bicycle racks for short-term and commercial 
use 6 space rack provided 6 space rack required 

Relevant History 

On November 24, 2011, Council approved a Development Permit for this site. The previously 
approved Development Permit was for 17 residential units with ground-floor commercial. The 
four-storey building did not require a rezoning as the density provisions of the current zoning 
(Quadra Village District) were not exceeded. However, this previously approved Development 
Permit has expired. On January 29, 2015, the Planning and Land Use Committee reviewed a 
new Application for this site that required a rezoning due to the increased density. Based on 
comments from the community and Council, the applicant has revised the proposal that now 
complies with the density provisions of the C1-QV Zone, and, as such only a development 
permit is required. 
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The minutes of the previous approval and of the January 29, 2015 meeting are provided in the 
attachments for Council's information. 

The main changes from the previous proposal can be summarized as follows: 

• Density reduced from 1.8:1 FSR to 1.4:1 FSR 
• Total floor area reduced from 1120 m2 to 863 m2 

• Number of units reduced from 18 to 15 
• Height reduced from 15.07 m to 14.21 m 

The design implications of the changes are as follows: 

• The building is more articulated on the north and south elevations. 
• Increased landscaping materials include using the car deck as a structural element for 

trees on the north elevation. 
• The staircase access to the units has been relocated from the north elevation to the 

south elevation, accented by a landscape screen which will provide visual interest, 
privacy and shade. The roof element of the walkway has been eliminated decreasing 
the visual mass of the building. 

• The balconies have been relocated to the north elevation, and every unit has a private 
balcony, or shared outdoor space. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the Development Permit was referred to the 
Hillside-Quadra Neighbourhood Action Group. An email summarizing the comments of NAG is 
attached to this report. 

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

ANALYSIS 

Development Permit Area and Design Guidelines 

The Official Community Plan (OCP) identifies this property within DPA 5, Large Urban Village. 
The specific guidelines that apply to the area are the Quadra Street Design Guidelines. Council 
approval is required for exterior design, finish and landscaping of new developments, as the 
subject property is within a revitalization area. 

The Quadra Village Design Guidelines encourage infill and continuity of street frontage. This 
project meets this objective by fully developing the frontage, without parking stalls or parking 
drive aisles, thus eliminating conflicts with pedestrian activity along Quadra Street. In addition, 
the Quadra Street frontage with commercial space and the entrance to the residential units will 
be attractive to pedestrians and provide for an active pedestrian environment. The landscaping 
and potential for an outdoor seating area provides a visual definition of the outdoor commercial 
space. The applicant has provided a drawing showing details of the street elevation. 
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The Guidelines encourage terracing back of upper floors. The intent is to achieve a built form 
that is human scale by mitigating perceived building mass at upper levels. While the building 
does not totally achieve this objective, as there is a setback variance required from the front lot 
line at the 3rd storey from 6.0m to 3.3m, the fourth storey does achieve this objective by creating 
a deck area on the fourth storey. As such, the perceived building mass along Quadra Street is 
three storeys. In addition, the change of materials and colours and variety in fenestration serve 
to break up the fapade and create visual interest. The inclusion of balconies along the south 
elevation, that also overlook Quadra Street, adds to the interest to this elevation in addition to 
providing usable open space for the building occupants. 

With respect to the comments from the community, there was concern about the prominence of 
the blank wall proposed on the northwest elevation adjacent to the lane. As there is a grade 
change, the wall is required on this property boundary as a structural element, and will be used 
as tree planter. The applicant has partially eliminated the retaining wall and replaced it with a 
glazing element. As the properties to the north are redeveloped, this retaining wall will be less 
evident. 

Hillside-Quadra Neighbourhood Plan 

The Hillside-Quadra Neighbourhood Plan stipulates a residential component in any 
redevelopment and also encourages the continuity of the street front without blank walls or 
garage entrances. This development satisfies both these objectives. 

Regulatory Considerations - Zoning Regulation Bylaw 

The required off-street parking for the 15 residential units and the commercial space is 22 stalls, 
and only 9 stalls are proposed. The magnitude of the parking variance was similar for the 
previous proposal and was supported as there was significant participation in the Victoria Car 
Share Cooperative (now MODO) including membership for all units, vehicle purchase and 
marketing participation. 

The applicant has scaled back car share participation to providing memberships for all units, 
and provided a Parking Demand Study (attached) to support the parking variance. Staff have 
found the data supporting the parking variance acceptable, and are supportive of this variance 
request. 

Other Considerations 

As a significant redevelopment within Quadra Village, it is appropriate that this Application be 
reviewed by the Advisory Design Panel. 

CONCLUSIONS 

The continuous building frontage along Quadra Street will create an active pedestrian 
environment, with visible access to both the entrance to the residential units and the commercial 
component. The proposal generally complies with the directions provided in the Quadra Street 
Design Guidelines. As the applicant is proposing to provide membership for each residential 
unit, and has supported the request for a parking variance with a Parking Demand Study, the 
parking variance is recommended for Council's consideration. Staff also recommend that he 
design and landscaping proceed for public comment, subject to referral to the Advisory Design 
Panel. 
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ALTERNATE MOTION 

That Council decline Development Permit Application No. 000382 for the property located at 
2560 Quadra Street. 

Respectfully submitted, 

Lucina Baryluk, Senior 
Process Planner, 
Development Services 
Division 

M 
Alison Meyer, Assistant 
Director, Development 
Services Division 

Jonathan Tinney, Director 
Sustainable Planning and 
Community Development 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: 

List of Attachments 

Aerial map 
Zoning map 
Development Permit Plans submission dated June 11, 2015 
Letter from the applicant dated July 23, 2015 
Planning and Land Use minutes of January 29, 2015 
Adept Transportation Solutions, Parking Demand Study 
Comments from Hillside Quadra Neighbourhood Action Group (email). 
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NOTE: 
Ground plane development conceptual only 
See landscape plan for detail 
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July 23,2015 

Mayor and Council, 
City of Victoria, 
1 Centennial Square, 
Victoria, BC, V8w 1P6 

Re:2560 Quadra 

Dear Mayor and Council 

The site in question is located at the south end of Quadra Village acting as a gateway to the commercial 
area. The OCP describes the need to develop Quadra Village as a complete Urban Village with increased 
residential and commercial density. This is an opportunity to intensify use in an important Urban Village 
in the City of Victoria to take advantage of a strong local commercial base supported by good public 
transportation close to Victoria's downtown. 

My client is a developer of a different type - building property to rent and hold for the long term . Their 
experience as a property management firm informs them that a MIXTURE of small bachelor units 
combined with larger two and three bedroom units works better in the long term attracting a more 
stable mix of tenants . 

In the spring of last year, we had submitted a rezoning appliacation to increase the density from the 1.4 
allowed by the zone to 1.8 . After consulting with the community , we have decided to withdraw the 
application to re-zone the site. The feeling of the community was that the existing zone was more 
appropriate as a framework for re-development. We are now applying for approval of a new 
development variance permit based on a project that fits the existing Cl-QV zone or the 

The basic concept and organization of the current proposal is the same as the re-zoning application but 
reduced in size . On the ground floor there is commercial space fronting on Quadra reinforcing the 
commercial character of the Village . The parking is provided on grade behind the commercial accessed 
off the public lane behind thereby not disturbing the streetscape with a driveway .The parking is 
screened from the neighbouring residential property to the south by a landscaped area between the 
open stairs and to the commercial property to the north by a metal architectural fencing with vines. 

727 Pandora Avenue Victoria BC V8W1N9 j eba@ericbarkerarchitecT.ca j 250-385-4565 
r:\current_drawings\213090 quadra 2560\correspondence\lucina letter 061015\june 6.docx 
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A concern expressed by the community was that the original proposal abutted the property line in too 
many locations not leaving enough open space on site . The area of the suites on the largest typical floor 
has reduced by 20 % in the new proposal. The site coverage of the new proposal is only slightly smaller 
than the original because we have increased the width of the open walkways to create seating 
opportunities and space for social interaction . In the original proposal the rear of the building filled the 
end of the site on the lane touching both property lines to the north and south . That has been 
eliminated and more landscaping added around the perimeter both on the ground and on a planter 
platform covering the parking . 

While the organization of the key elements is largely the same, we have essentially " flipped "the plan 
to now enter the residential building on the south side by the existing apartment building with the 
parking now adjacent the north property line . We felt this to be more appropriate as we could orient a 
significant landscape area to screen the residential use to the south . The parking along the north 
property line made sense as the adjacent use is commercial with parking and storage in the adjacent 
rear yard. 

The number of units have reduced from 18 to 15 but the object of providing a mix of larger and smaller 
units hasn't changed -8 of the units are bachelor/ one bedroom in the 400 sf range, 2 units are one 
bedroom units at 550 sf, three are 2 bedroom at 680 sf and one is a three bedroom at 1120 sf.This unit 
mix will serve a diverse cross section of the community . 

There are 9 parking stalls for 15 units on site which is a 60 % parking ratio versus the original application 
which had 10 parking stalls for 18 units which is a 55 % ratio. To mitigate the parking variance, we 
exceed the bicycle parking standard by 50% and it is located both in lockers on level one and on the 
open walkways providing access to the units . 

There are three areas of variance . The first is that the zone requires the third and fourth floors on the 
Quadra face step back 3M from the lower floors . Our fourth floor steps back 4.4M but the third floor 
does not. We argue that the scaling intent of this measure has been met and impacts, if any, are only 
to the street. Item 6 in the zone requires that the building be 3.5M - 25% of the height of the building-
from a property line abutting a residential building . Our building is 3.81M but the width of the elevator 
shaft and the open stairs and walkways are closer .As we are on the north side of the adjacent property 
there is no daylight or sun intrusion . The interior space of the building meets the by-law requirement 
and only a short blank wall and open stairs are within the setback. We provide a signicant landscape 
screen on the south face screening the walkways and the stairs . Lastly we have a parking variance 
which is the subject of a traffic study and mitigation measures - MODO membership and additional 
bicycle parking. 

E R I C  B A R K E R  A R C H I T E C T  I N C . ^  
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We have amended the appearance of the building by eliminating the roof element over the walkway to 
reduce the apparent mass of the building . Landscaping is integrated with the open stairs and walkway. 
The parking has been screened from the neighboring property by a combination of a metal architectural 
panels and by grounding the rear of the building with a planter platform . The exterior of the building 
has been simplified and a wood element added to create warmth . 

The building will have the following' green features ' 

1. Drain parking area and roof into treatment swale in landscaped area 
2. Energy Star appliances 
3. 35 % of all construction material will be re-cycled 
4. 35 % of all construction material will be produced within 500 k 
5. 70 % of all construction waste will be diverted from the landfill 
6. Low VOC paints / green label carpets / formaldehyde free products 
7. Wire one parking stall for rapid charging EV 
8. Reduced car parking and increased bicycle parking 
9. Low E glazing 

In summary our proposal is worthy of support as it builds on a previously approved application with a 
very similar scheme, maintaining the same density of area fitting the zone, reduces the number of 
units, provides a mixture of small and large units, and enlarges the affordable pool of rental housing in 
an important urban village. 

Regarafe-N 

mh-. 

Eric Barker Architect AIBC / LEED AP 

E R I C  B A R K E R  A R C H I T E C T  I N C .  
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5.4 Rezoning Application # 00459 for 2560 Quadra Street 

Committee received a report regarding Rezoning Application # 00459 for 2560 
Quadra Street. The proposal is to permit the construction of a four-storey, 18-unit 
residential building with ground floor commercial within Quadra Village. 

Committee discussed: 
• Concerns regarding the north side staircase and if it is included in the 

calculated FSR. 
• This is a site specific zone for the area defined as Quadra Village. If the 

development proposal is approved the property to the north would not have 
a reduced setback on its south boundary. 

Action: It was moved by Councillor Isitt, seconded by Councillor Madoff that 
Rezoning Application # 00459 for 2560 Quadra Street be referred back to 
staff to allow for additional discussion with the applicant and adjacent 
property owners with particular attention to the setbacks and siting in 
relation to the adjacent property. 

CARRIED UNANIMOUSLY 15/PLUC0016 

Planning & Land Use Committee Minutes 
January 29, 2015 
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adept 

BACKGROUND 

Camargue Properties inc. engaged Adept Transportation Solutions (Adept) to undertake an analysis of off-street 
parking demand for the proposed redevelopment of 2560 Quadra Street, in the City of Victoria, BC. The intent 
of the study was to determine an appropriate off-street parking supply for the proposed rental apartment 
component of the building. 

In 2011, under a similar application, the existing single-family home site was granted a rezoning for a Strata 
Residential building with 17 units consisting of - 9 bachelors @ 360 ft2 / 3 -1 Br. @ 650 ft2 and 5 - 2 Br. @ 750 ft2 

with commercial uses on the ground floor. The permit was approved by the City with 11 surface stalls for the 
residential component under the building (a rate of 0.65 stalls per unit) and involvement of the CarShare Co Op 
along with other TDM measures; however, the project was not constructed. . 

At this time, the application at 2560 Quadra Street proposes a four-storey building with commercial space on 
the main floor and 18 rental apartment units above. It will include a mix of 9 - bachelor units under 450 ft2 and 9 
- 2 bedroom units above 750 ft2. The commercial space is approx. 655ft2. It is proposed that 10 off-street 
parking spaces be provided as shown on the attached Site Plan. 

To advance the project at this time, a new development permit is being sought along with a revised parking 
variance. 

The site location is depicted in the following Area Plan illustrated in Exhibit 1. 

Exhibit 1: Area Plan with Site Location 

In order to assess the actual parking demand for this specific land use, Adept Transportation Solutions carried 
out research related to parking demand for adjacent rental apartments and has analyzed the infrastructure 
available to support alternative mode of travel. Our findings are described in the following sections. 

2560 Quadra Street Jubilee Avenue - Parking Variance Study 
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EXISTING CONDITIONS 

WALKING: 

The Hillside - Quadra neighbourhood is extremely walkable as it is served by the commercial centre at the 
intersection of Hillside Avenue and Quadra Street known as Quadra Village. Quadra Village provides a mix of 
retail, service and small office facilities. 

The location of the subject development site is also within close proximity to excellent transit services for longer 
trips. In this mature neighbourhood, infrastructure to accommodate pedestrians is already in place. There are 
existing concrete sidewalks along both sides of the roads in the vicinity of the site, along with controlled 
crossings at major intersections. 

The following Exhibit 2- Walkability Map shows the approximate walk distance and times for up to a 30 minute 
one-way walk trip. Major destinations are also identified. For this estimate, an average walk speed was 
assumed at 1.2 m/s. 

Exhibit 2: Walkability Map 
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CYCLING: 

Victoria, the "Cycling Capital of Canada" has a mild climate most of the year, moderate topography, and most of 
the population in the region is located within 6 km of the downtown, which is an ideal range for attracting 
cyclists. 

Cycling is one of the most sustainable modes of transportation and displacement of auto trips by cycling helps to 
reduce traffic congestion and reduces noxious emissions. The main market segment for journey-to-work trips by 
bicycle as the primary mode of transportation are less than 8km in length. Cycling can be combined with other 
travel modes, such as transit. 

The following Exhibit 3 - Victoria, Oak Bay & Saanich Cycling Network illustrates the City of Victoria, District of 
Oak Bay and connecting District of Saanich bikeway networks. The proposed development is located a short 
distance between two major existing north / south bikeway routes (Blanshard Street and Vancouver Street) and 
the proposed east / west Bay Street route and is approximately 1 kilometre from the downtown core. 

Exhibit 3: Victoria, Oak Bay & Saanich Cycling Networks 

Bicycle travel distance estimates from the subject development site are shown. These are estimates based on a 
lOkm/h bicycle travel speed and are for illustrative purposes only as there can be a large variation in cyclist 
travel speed based on trip purpose and rider ability. 
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TRANSIT: 

Convenient Transit service with excellent headways is provided along Quadra Street as well as Hillside Avenue 
which is one block north of the subject site. 

Route #6 travels along Quadra Street with sheltered bus stops approximately 100m north of the site. Route #6 
operates on 15 minute headways or better forthe majority of the day and connects the site to HMCS Dockyard 
to the southwest via the downtown core as well as to the Royal Oak Exchange to the north. Route #4 operates 
along Hillside Avenue, which is approximately 260m north of the site, with very short headways and connects 
Downtown Victoria to Camosun College's Lansdowne Campus and beyond to UVIC via the Quadra Village and 
Hillside Town Centre areas. 

A transit map is provided in Exhibit 4 for reference to the proximity of the site to the transit network. 

Exhibit 4: Transit Routes near the Site 
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ANALYSIS 

2011 CRD HOUSEHOLD ORIGIN-DESTINATION SURVEY 

According to the 2011 CRD Household OD Survey', conducted by R.A. Malatest & Associates Ltd., the subject site 
is within the "District 6 - Victoria North" study area. As can be seen in the excerpt below, this area has 14,233 
households. The total estimated vehicle ownership within the district is 16,554 which translates to a vehicle 
ownership rate of 1.16 vehicles per household and a rate of 0.57 vehicles per person. In contrast, the region as a 
whole has a vehicle ownership rate of 1.63 vehicles per household. The average household vehicle ownership 
rates for the survey study areas are shown in Table 1 below. 

Table 1: CRD 2011 Household O-D Survey - Vehicle Ownership Rates per Household by District 

Sidney North Saanich C. Saanich Downtown Victoria South Victoria North Saanich North Saanich East Saanich West Oak Bay Esquimalt View Roya Highlands Langford Colwood Metchosin Sooke 

1.5 2.17 1.93 0.77 1.06 1.16 2.08 1.52 1.82 157 1.36 1.69 2.73 1.96 1.99 2.2 1.92 

District 6 - Victoria North 

Demographic Characteristics 

Population 29.1G7 Actively Travelled 24,593 
enxtfoyen Population 10.181 Number of vehicles 16.354 
Households 14,231 Area (lw> 774 
Jobs in District 20,188 

Occupation 
Status {aqe l it) Male Female Total % 
Fid! 1111* Employed 6.S 22 5,439 11.061 45% 
Part Time Employed 1,4 62 2,752 4,220 16% 
Student 1,313 2,559 4,472 17% 
Retire 2.383 Z.891 5,274 20% 
HonxrfTwKfrr Al 29* m 1% 
Other 1,141 893 2,033 8% 
Total: 12/222 11.939 26.«X> 100% 

Traveller Characteristics Male Female Total 
Licensed Dnvers 9,688 10,774 20,462 
Trips made by residents 84,925 

Selected Indicators 
Daily Trips per Person taoo 11 +> 291 
Vchfdes per Person 0.57 
Number of Persons per Household 2.05 
Dally Trips per Household 5.97 
vetoes per House-noto 1.16 
Worftera per Household 2.14 
Population Density (PopTta) 37.08 
Emptoyrront Density 2608 
Jobs per Person 0.69 

i person 5,913 4256 
2 persons 5.050 35% 
3 persons 1.823 13% 
4+ persons JL446 10% 
Total: 14,233 100% 

Housefiows by vehicle Availability Total % 

Z5$7 18* 
1 vehicle 7884 55% 
2 vehides 2983 21% 
34: vehicles 770 5% 

As the Victoria North District covers a broad area with different neighbourhood characteristics, more detailed 
analysis of the Quadra Village parking trends was undertaken and is described in the following pages. 

1 https://www.crd.bc.ca/docs/default-source/reeional-planning-pdf/transportation/crd-od-survev-
dailvtravelcharacteristicsreportfinal.pdf?sfvrsn=2 ' 
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CITY OF VICTORIA OFF-STREET PARKING BYLAW 

The parking section of the City of Victoria Zoning Regulation Bylaw for the subject site's R3-2 zone stipulates an 
off-street parking requirement of 1.4 spaces per multiple (rental) dwelling unit of which 10% of the parking 
supply must be assigned for visitors. Under this scenario, the proposed development would require 25 off-
street parking spaces. 

TENANT PARKING DEMAND FOR ADJACENT RENTAL APARTMENTS IN SUBJECT QUADRA VILLAGE AREA 

As Adept has done in numerous other 'parking demand1 studies, in order to better understand the existing 
parking trends of similar nearby rental apartment complexes, ICBC was requested to undertake a vehicle 
ownership search for rental apartments relative to this study along the block of Quadra Street. The results are 
effective as of February 28, 2014. Exhibit 5 shows the locations of the subject development site and the other 4 
rental complexes analyzed as being pertinent to this study, as listed on Table 2. The other two sites marked with 
an asterisk were analyzed through property management surveys and are discussed in the next section. 

Exhibit 5: Pertinent Study Apartment Complexes 

2560 Quadra Street jubilee Avenue - Parking Variance Study 
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Table 2 summarizes the results of our requested ICBC search of actively insured vehicles by address as of 
February 28, 2014, relative to this study. 

Table 2: ICBC Vehicle Registration Data Demand for Rental Apartments Directly Adjacent to Subject Site 

Postal 
Code 

•M -Mt ; 
Address 

No. of 
Rental 
Suites 

it • ' \v -V-lrv.- .\L~-i • - ' 

Registered 
vTenant Vehicles 

Ownership 
Rate 

Parking Supply / Rate (spaces per 
unit) 

V8R 4N4 2540 Quadra Street 22 11 0.50 18 / 0.82 
V8R4N4 2546 Quadra Street 21 10 0.48 18/0.86 
V8R 4N4 2558 Quadra Street 20 5 0.25 11/0.55 
V8R 4N4 2500 Quadra Street 26 19 0.73 32/1.23 

As shown in the ICBC data, the four surveyed apartment complexes (containing a total of 89 rental apartment 
units) has a resident-tenant vehicle ownership rate of 0.51 vehicles per suite. Excluding the 2558 Quadra site 
(since it is a greater Victoria Housing Society building), results in an average resident vehicle ownership rate of 
0.58 vehicles per suite for the 3 standard rental apartment complexes. 

* ADDITIONAL PROPERTY MANAGEMENT SURVEYS 

During field reconnaissance, Adept staff had the opportunity to survey other adjacent rental buildings in more 
detail. 

1. The apartment complex at 2533 Dowler Place contains 43 rental units with 56 surface parking stalls. Of 
these units, 3 are bachelor, 14 have 1 bedroom and 11 contain 2 bedrooms. According to the resident 
manager, none of the Bachelor unit residents owned vehicles, 11 of the 1 bedroom residents own a 
vehicle and all 11 of the 2 bedroom unit residents own one vehicle, for an overall demand of 22 spaces 
(0.51 vehicles per suite). At the time of this survey, 2 suites were vacant. Parking spaces are unbundled 
and are exclusive of the monthly rental rate. The cost for a dedicated parking space is an additional 
$15/month for an uncovered space and $25 for a covered space. Currently, the excess spaces are 
available and advertised for rental and 6 spaces are rented to non-residents. 2 spaces have been 
reclaimed to accommodate refuse/recycling containers. The site provides a secure common bicycle 
storage room capable of accommodating 25 bicycles. The room is fully utilized. 

2. The apartment complex at 2536 Wark Street contains 23 rental units and has 24 surface parking stalls. 
Of these units, 1 is a bachelor, 12 have 1 bedroom and 10 contain 2 bedrooms. Two of the 2 bedroom 
units were vacant at the time of the interview. According to the resident manager, only 5 residents own 
a vehicle. Approximately half of the tenants are students and use cycling and transit as their primary 
travel mode. 

The compilation of this information is provided in Table 3. Please note that for these calculations, the vacant 
rental units were assumed to be occupied and have 1 vehicle. 

2560 Quadra Street Jubilee Avenue - Parking Variance Study 
Adept Project CP -1001 - August 28, 2014 
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Table 3: Additional Off-Street Parking Utilization for Rental Apartments 

• ! •" ' ' .:r*. - ' ' . ) 

.  ' <  :  # o f  

Address , ... units 
' 4 

Bach 1 Bdrm 2 Bdrm 
Parking Parking Utilization / Rate (spaces per 
Supply , unit) /I . 

2533 Dowler Place 43 3 29 11 56 *24/0.56 
2536 Wark Street 23 1 12 10 24 *7/0.30 

Incorporating this additional data into the vehicle ownership calculation results in an average parking demand 
of 0.53 vehicles per rental suite in the vicinity of the proposed development. 

VISITOR PARKING 

Should there be any spill-over of visitor parking, there is ample on-street parking within walking distance 
available for visitors for all of the rental apartment complexes in the vicinity of the subject site along Kings Road 
and Wark Street as shown in Exhibit 6. 

Exhibit 6: Parking Availability Near the Site 
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ON-STREET PARKING SUPPLY 

There is partially 'Time Restricted' (2 Hours, Monday-Saturday 8am-6pm) on-street parallel parking along the 
south side of this block of Kings Road. The same restriction applies to both Wark Street and Dowler Place. 
Along the Quadra Street frontage, 2hr daytime 'Time Restricted' parking is available with the exception of the 
periods of 7-9am and 4-6pm Monday - Friday. 

BICYCLE PARKING 

The project should provide secure "Class 1" bicycle parking spaces at a rate of 2 per unit as well as "Class 2" six-
bike parking racks at each building entrance. The proposed Class 1 parking supply is double the current bylaw 
requirement, but is deemed more practical in this specific area based on our study findings. 

CONCLUSIONS 

The current City of Victoria off-street parking bylaw forthe subject site does not recognize the important effect 
that location has in a reduced 'parking demand' rate for apartments in this specific area. The Bylaw does 
provide some recognition of reduced parking requirements based on 'site location' and specific land-use in 
many of their zones. 

In conjunction with the site being well serviced by walking, cycling and transit infrastructure, local amenities, 
and the relative proximity to the post-secondary educational facilities, the requested parking variance for this 
complex is warranted. 

Based on the site location, neighbourhood amenities and our study findings, we suggest an appropriate rate for 
the subject development would be 0 spaces for Bachelor units, 1 space for each of the two bedroom units for a 
total supply of 9 spaces plus one space for the commercial use for a total of 10 spaces or a parking supply rate of 
0.56 spaces per unit. The commercial unit parking stall should be made available to visitors outside of business 
hours. 

Our recent project specific research findings have determined that a parking variance as per our 
recommendation is warranted for this project; a reduction in the current 1.4 stalls / per unit rate down to 0.56 
stalls / per unit. 

The justification for our recommended parking variance is as follows: 

> compatibility with the City of Victoria and the CRD adopted strategies for encouraging travel modes 
other than the automobile; 

> excellent public transit and pedestrian / cycling infrastructure; 

> close proximity to all required amenities (i.e. grocery and other shopping, restaurants / cafes, and 
medical, including a major Hospital facility and pertinent post-secondary educational facilities); 

> proximity to the downtown core area; 

> the provision of double the bylaw requirement for secure bicycle storage lockers; and 

> there is ample on-street parking available in the immediate vicinity of the site should there be any 
visitor parking overflow during peak visitor periods. 

2560 Quadra Street Jubilee Avenue - Parking Variance Study 
Adept Project CP -1001 - August 28,2014 
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RECOMMENDATIONS 

In view of Adept's research, analysis and findings regarding the parking demand for this project, it is 
recommended that Council approve an off-street parking variance for this project from 1.4 spaces per unit 
down to 0.56 spaces per unit; a variance of 15 off-street parking spaces. That is, instead of the 25 (18 units X 
1.4) spaces required under the current bylaw, that Council approve 10 (18 X 0.56) off-street parking spaces for 
this building permit application; a provision of 10 spaces for the 18 rental units and commercial use. 

2560 Quadra Street Jubilee Avenue - Parking Variance Study 
Adept Project CP -1001-August 28, 2014 
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LucinaJJar^luk 

From: 
Sent: 
To: 
Cc: 
Subject: 

nag@quadravillagecc.com 
Sunday, Jun 28, 2015 4:02 PM 
nag@blanshardcc.com; Lucina Baryluk 
Jenny Fraser (jenfraser@islandnet.com) 
Re: DP for 2560 Quadra - revised plans 

Hello Lucina, 

We had a meeting with Eric Barker April 13th 2015 as part of a regular NAG meeting. 
The below excerpt is from the minutes of the meeting and express our understanding of the proposal, and some 
comments on the proposal as presented at that meeting. This can be included in the information for council. 

4. 2560 Quadra . 

On behalf of the proponent Camargue Investments/Groupe Denux, architect Eric Barker 

presented revised plans and solicited feedback. The previous proposal dates from May 

2014 and required a rezoning from C1QV with a permitted FSR of 1.4 to allow for a FSR 

1.8. This application has been withdrawn and the proponents presented plans for a 

building that falls within the zoning. They would apply for a development permit which 

includes specifications for outside treatment and landscaping. 

The building is 4 storeys high, with the 4th storey stepped back, as required by the 

zoning. There are 15 units—7 2-BR and 8 bachelors—with a total building area of 868 

l 
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m2 and 9 parking stalls. There is also bike parking at ground and on each floor. The 

entrance would be on the south side. The development would require some variances for 

parking and setbacks. Substantial landscaping is proposed for the SW comer. The NW 

comer has been "anchored" with paneling/walls to obscure the underground parking. 

There is a top floor patio (which will be landscaped). Entrance to the units is via open 

stairs and walkways. Provision has been made for wider walkways to allow residents to 

extend their living space while respecting the minimum width required by the building 

code (for fire safety purposes). Decks are now located on the north side of the building. 

Meeting attendees had a number of questions about the revised plans. Concerns were 

expressed about the aesthetics of NW comer of the building. The long high fence 

presents a very solid mass, which is not very aesthetically pleasing. The proponents said they would look at this 
issue. 

Thank you, 

Rowena Locklin 

Hillside Quadra NAG 
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Subject property in relation to 
Quadra Village
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Quadra Village
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Quadra Village
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2560 Quadra Street
Existing house to be removed
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Existing streetscape
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Proposed streetscape
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North elevation
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Comparison
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Streetscape Detail
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View from lane (Kings Road)
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Café Fantastico roof structure

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

o. 000382 for...
Page 60 of 622



Shadow study
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Shadow Study
Winter 
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Individual building elevations Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

o. 000382 for...
Page 68 of 622



Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

o. 000382 for...
Page 69 of 622



Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

o. 000382 for...
Page 70 of 622



Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent P
erm

it w
ith V

ariances A
pplication N

o. 000382 for...
Page 71 of 622



END
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Shadow Study – Winter
Previous submission
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View along Quadra looking south
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2560 Quadra Street
Showing relationship to adjacent building
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2560 Quadra Street
showing change of grade
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Grade change at front
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Lane parking
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Previous application
Perspective
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Previous application
Perspective
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C I T Y  O F  

VICTORIA 
Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: July 29, 2015 

From: Rob Woodland, Director, Legislative and Regulatory Services 

Subject: Application for Permanent Change to the Hours of Licensee Retail Store Liquor Licence 

For Cascadia Fine Wines, Ales & Spirits, 2631 Quadra Street, Licence No. 195499 

RECOMMENDATION 

That Council, after conducting a review with respect to noise and community impacts regarding 
the application to amend liquor sales hours for the Licensee Retail Store business of Cascadia 
Fine Wines Ales and Spirits, Liquor License No. 195499, located at 2631 Quadra Street, 
approves: 

1. The application of Cascadia Fine Wines Ales and Spirits to operate their Licensee Retail 
Store business during the hours of 9:00am to 11:00pm daily. 

2. Instructs the Corporate Administrator to notify the General Manager of the Liquor Control 
and Licensing Branch (LCLB) of this decision so that the LCLB can amend the provincial 
Retail Store Liquor Licence accordingly. 

EXECUTIVE SUMMARY 

The purpose of this report is to seek direction from Council in response to a request from the 
owner of Cascadia Fine Wines Ales and Spirits, located in Quadra Village at 2631 Quadra Street, 
to amend their Licensee Retail Store Liquor Licence to enable a one hour extension to their hours 
of operation. 

The current hours for liquor sales at this location are 9:00am to 10:00pm seven (7) days per 
week. If approved, the hours of operation for liquor sales would be 9:00am to 11:00pm seven 
days a week. 

PURPOSE 

The purpose of this report is to seek Council direction regarding an application by Cascadia Fine 
Wines Ales & Spirits, in relation to their Licensee Retail Store business located at 2631 Quadra 
Street, to extend their hours of liquor sales from 10:00pm to 11:00pm seven (7) days per week. 
The current hours for liquor sales are from 9:00am to 10:00pm seven days per week. 

BACKGROUND 

Cascadia Fine Wines, Ales & Spirits is located at 2631 Quadra St. and is part of the Quadra 
Village commercial area. Cascadia first applied to open a Liquor Retail Store at this location in 
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2008 by applying to have the property rezoned to allow this use. The Liquor Retail Store was 
approved on August 27, 2009. At the public hearing for this application there was a fair amount of 
discussion about the hours of operation. Council made a specific motion that the General 
Manager, Liquor Control and Licensing Branch set the closing time for this liquor store at 10:00 
pm. This condition was agreed to by the applicant. 

At the time the store opened (late 2009), the main retail tenant in Quadra Village (Fairway Market) 
had business closing hours of 10:00 pm. Since that time, the grocery store has changed its 
business closing hour to 11:00 pm. As a result, Cascadia Fine Wines Ales & Spirits is requesting 
that their closing hour be set at the same time, which is also consistent with the provincial 
standard for operating hours for their liquor licensed business. If approved, the Licensee Retail 
Store would be open for liquor sales from 9:00am to 11:00pm seven days per week. No other 
aspect of the business would change if this request is approved. Full rationale for the request is 
outlined in the applicant's letter in Appendix A. 

Location 
Official Community Plan: 

• The property is within the Quadra Village Large Urban Village, Development Permit Area 
5 in the Official Community Plan. 

Downtown Core Area Plan: 
• The property is not within the area of Downtown as defined by the DCAP. 

Zoning: 
• The property is zoned C1-QV1 Quadra Village Commercial District, which allows for a 

Liquor Retail Store not to exceed 200 m2 in total floor area. The Zoning Bylaw does not 
regulate the hours of operation. The Liquor Retail Store at this location was approved on 
August 27, 2009. At the public hearing for this application, there was a fair amount of 
discussion about the hours of operation. Council made a specific motion that the 
General Manager, Liquor Control & Licensing Branch to set the closing time for this 
liquor store at 10:00pm. 

• Parking requirements are satisfied on the subject site. 

Neighbourhood Compatibility: 
• The Licensee Retail Store is located within the centre of the Quadra Village shopping centre, 

which has access from both Quadra and Fifth Streets. Immediately adjacent land uses are: 
o North: Commercial / theatre 
o East: Multi-family residential and single family homes along Fifth St. 
o West: Predominately commercial mixed use along Quadra Street 
o South: Mixed use - predominately commercial 

• The subject property is in an Intermediate District as defined in the City's Noise Bylaw. 

Liquor Control and Licensing Branch 
The General Manager of the provincial Liquor Control and Licensing Branch (LCLB) issues liquor 
licences under the authority of the Liquor Control and Licensing Act and regulations. With respect 
to the retail sales of liquor, all Retail Store Liquor Licensed businesses throughout the province 
are allowed to sell liquor products between 9:00 am and 11:00 pm seven (7) days per week. 

Relevant Policy / Bylaw 
a) Liquor Licensing Policy; 
b) Liquor Licensing Fee Bylaw. 
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Public Consultation 
The application is from an existing liquor licensed business and is an amendment to the current 
terms and conditions of the provincial liquor licence. As such, the application was reviewed in 
accordance with the City's process for permanent changes to an existing liquor licence, which 
requires direct notification of neighbours within 50 m of the applicant's business and the posting of 
a sign on the business premises. The notices solicited written comments from the public in regard 
to the application. 

ISSUES & ANALYSIS 

This application is requesting a permanent change to the operating hours so that the Licensee 
Retail Store can be open until 11:00 pm daily. 

Within a 100 metre radius of Cascadia Fine Wines Ales and Spirits there are no other Licensee 
Retail Store businesses. 

The applicant's licence currently allows sales until 10:00 pm. The other 20 Licensee Retail Store 
businesses in the City are open until 11:00 pm. It would therefore be consistent with other 
licensees to allow an 11:00 pm closing time, as well as harmonizing it with the closing time of the 
adjacent grocery store. 

Bylaw Enforcement 
No complaints related to the business have been received since the business opened five years 
ago. The Bylaw and Licensing Services Division has no concerns with the application. 

Citizen Engagement and Strategic Planning 
The applicant's business complements the adjacent grocery story and contributed to the business 
viability of the Quadra Street Village. It provides a walkable destination for purchases that may 
otherwise require driving a vehicle or additional costs for transportation. 

Notwithstanding the above, extending hours of liquor distribution outlets can contribute to liquor 
related problems. While this application may be considered reasonable on other grounds, the 
incremental expansion of alcohol availability in the community should be recognized and 
considered when reviewing applications. 

Sustainable Planning and Community Development 
Quadra Village is the commercial centre of the Hillside-Quadra neighbourhood and, as such, 
commercial uses are supportable. However, it is felt that the issues that the public and Council 
raised at the time of the original application may still remain relevant. 

Police 
The Police Department has no concerns with, or objections to, this application. 

Public Engagement and Consultation 
In accordance with the City's Liquor Licensing Fee Bylaw and Liquor Licensing Policy, all owners 
and occupiers within 50 metres of the applicant's location were solicited by a mailed noticed to 
provide their input regarding this application. In addition, the business displayed a poster at the 
access points to their business for a four week period which also invited people to provide input to 
the City with respect to this application. 

The result of this consultation was that the City received no responses. The Hillside Quadra 
Neighbourhood Action Group conducted their own call for comments on the proposed extension 
of hours of operation and received three responses - one in opposition and two neutral. These 
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are attached in Appendix C. 

CONCLUSION 

The Licensee Retail Store business has been operating since 2009 with a positive compliance 
record. City staff from relevant departments are either supportive of, or have no opposition to, the 
proposed change to extend the hours of liquor sales by 1 hour daily as requested by the 
applicant. 

The increase in hours of service to 11:00pm is expected to have minimal impact on the 
community. Since the approval of the original application in 2009, there has been a change in 
operating hours for the adjacent grocery store in Quadra Village to 11:00pm. Other liquor retail 
store businesses in the City are open until 11:00pm. 

The application for an additional one hours of service until 11:00 pm is supportable for the 
following reasons: 

• The requested use is compatible with the Official Community Plan; 
• The 11:00 pm closing hour would be a positive economic benefit to the licensee; 
• There does not appear to be any significant neighbourhood concerns with the application; 
• The business has a positive compliance record; and 
• The application is consistent with the operating hours of other similar liquor-licensed 

businesses, and the adjacent grocery store. 

Respectfully submitted, 

Rob Woodland, Director 
Legislative and Regulatory Services 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

Appendix A - Letter from Applicant Re: Requested Change 
Appendix B - Map of 2631 Quadra Street 
Appendix C - Three responses to Hillside Quadra NAG call for comments 
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Appendix A - Letter from Applicant Re: Requested Change 

May 26, 2G1S 

Vlar.< Hayden 
City cf Victoria - Manager, Bylaw anc .icensing Services 
Legislative and Regulatory Services Department 
1 Centennial Square, Victoria BC V8W 1P6 

Cascadia Liquo- Quadra Inc. ("Cascadia Fine Wines Ale & Spi-its") has made an ape icat on for a 
"Permanent Change tc a Liquor License' with the Liquor Control and Licensing Branch. 

The request is to cnange tne operating hcurs from 9C0AIV - 10:OGPM to 9:00AM to 11:00PM. 

11:CCPV ;s the sta-caro closing time associated w th a Licensee Retai' Store. L:m taticrs on tne 
operating nours at tne Cascade Liquor locat cm Quadra Village were mace as part of the 2009 
rezoning process. 

At tne time of ^ezoning Cascadia Liquor "agreed that the closing time of the Licensed Retail Store w II oe 
tm ted to the same tine as the closing time of Fairways Market, the adjacent grcce'y store, which s 

currently lOiCKPM". 

Fairways Market has been open until 11:00PM for some time now The request tc extend the operating 
hours is to provide consistent shopping hours to customers at the mall and also to match the closing 
times cf other liquor retailers in the area and in the City of Victoria 

Cascadia Quacra V I age also has a requirement tc meet with the Quadra Hillside Neighbourhood Act on 
Group at least annually We have done this and w II consult with them again as a "aqu rerrent of the 
City of Victoria council app'oval process 

• i 
v , 1 

Respect-fully, / 
. t ' 

t '  '* k 1 
Don CalVeley. Pros!dent 
Cascadia Liquor Quadra Inc. 

*£ 1 .... 
f f  I R I I I  racradia 

CANOE 
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Appendix B - Map of 2631 Quadra Street 
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Appendix C - Three responses to Hillside Quadra NAG call for comments 

From: Lucina Baryluk 
Sent: Thursday, Jul 2, 2015 4:06 PM 
To: Public Hearings 
Subject: FW: Cascadia Liquor Store (Cascadia) application for extended hours 

From: Rowena and John [mailtoj 
Sent: Sunday, Jun 28, 2015 4:11 
To: Lucina Baryluk 
Subject: Cascadia Liquor Store (Cascadia) application for extended hours 

Hello Lucina, 

We are aware that Cascadia is applying to extend their hours from 10pm to 11pm. We put this info out to our 
list and had 3 comments back from the community about the extension of Cascadia Liquor Store hours. Could 
you forward these to the appropriate person? 

Thank you, 

Rowena Locklin 
Hillside Quadra NAG 

Forwarded message from Chris Travis • 

Date: Fri, 19 Jun 2015 17:30:46 -0700 
From: Chris Travis • 
Reply-To: Chris Travis 1 

Subject: Cascadia Liquor Store (Cascadia) considers later hours 
To: nag(a)quadravillagecc.com 

Hello, 

We are members of NAG and have a property bordering the Quadra Centre. 

Cascadia is applying for extended hours. 

From time to time we have experienced drinking issues outside, including in particular people 
trying to 'temporally camp out' outside around Fairways Market. 

There are other liquor outlets nearby within several blocks of Cascadia. 

Therefore, with the noted reasons we do not see any benefit to the extended hours and cannot 
support this term. 

Chris Travis 
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I don't personally see any problem with this. 

Sarah Wicker 
Vista Heights 

Since I don't live in the immediate vicinity, I don't have a strong opinion on this. I haven't noticed the parking lot 
to be overly busy or traffic an issue when I have been in the block. 

Thanks for requesting feedback via email. 

Deirdre 
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CITY OF 
VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 14, 2015 

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

Subject: Rezoning Application No. 00444 for 1745 Rockland Avenue 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion: 

"That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in Rezoning 
Application No. 00444 for 1745 Rockland Avenue, that first and second reading of 
the Zoning Regulation Bylaw Amendment be considered by Council and that a 
Public Hearing date." 

LEGISLATIVE AUTHORITY 

In accordance with Section 903 (c) of the Local Government Act, Council may regulate within a 
zone the use of land, buildings and other structures, the density of the use of the land, building 
and other structures, the siting, size and dimensions of buildings and other structures, as well as 
the uses that are permitted on the land and the location of uses on the land and within buildings 
and other structures. 

In accordance with Section 904(1) of the Local Government Act, a zoning bylaw may establish 
different density regulations for a zone, one generally applicable for the zone and the others to 
apply if certain conditions are met. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Rezoning Application for the property located at 1745 Rockland Avenue. The proposal is 
revised from previous proposals reviewed by staff and the Planning and Land Use Committee 
(PLUC) on September 18, 2014. This proposal is to allow four new single family dwellings on 
strata lots to the rear of the existing Heritage-Designated house, which is proposed to remain a 
single family dwelling on a separate large lot. Responding to the comments from the Planning 
and Land Use Committee (PLUC), the revised proposal has one less dwelling unit than 
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previously proposed, five rather than six, with a revised site plan and lot configuration. The 
proposed site area per dwelling unit is 1237.77m2 for the overall site, excluding the existing 
house. However, the proposed four strata lots fall within the definition of panhandle lots. 
Because the lot areas of the proposed strata lots are less than the minimum of 850m2 for 
panhandle lots in the R1-A Zone and the site is split-zoned 
(R1-A and R1-B), a rezoning is required. 

The following points were considered in assessing this application: 

• The property is designated as Traditional Residential in the Official Community Plan 
2012 (OCP). The proposed housing forms and density are consistent with the land 
designation and OCP policies related to sensitive infill in Rockland on lots with an estate 
character. 

• The R1-A Zone requires a minimum site area of 850m2 per self-contained dwelling unit 
on a panhandle lot. The proposal is to allow for 773m2 per self-contained dwelling unit, 
excluding the existing house. While this is less than the R1-A Zone requirement, the lot 
area per dwelling unit is larger than the 740m2 required for a standard lot. 

• The proposed subdivision creating a separate large lot for the existing house ensures 
there is adequate breathing room from the four proposed self-contained dwelling units. 

• While the proposed dwelling units are not attached, the proposed buildings siting, height, 
yard setbacks, site coverage and landscaping, with the retention of mature trees, are in 
keeping with neighbouring properties and the maintenance of privacy. 

Based on consistency with the OCP direction for infill in Rockland and related policies in the 
local area plan, staff recommend that PLUC consider advancing this Rezoning Application to a 
Public Hearing. 

BACKGROUND 

Description of Proposal 

Responding to the Council motion to revise the proposal and return the Rezoning Application to 
PLUC, the applicant is now proposing to retain a Heritage-Designated house on a separate lot 
from the four new single family dwelling units, which are proposed to be on strata lots to the 
rear. The four single family dwellings have the following characteristics: 

• frontage on an internal lane with access from Richmond Avenue 
• siting that maintains existing mature trees 
• the incorporation of vehicle garages 
• height varying from 1.5 to 2 storeys 
• front and rear setbacks of 7.5m (with the one exception where front and rear setbacks 

are less but side yard setbacks are greater) 
• site coverage below the maximum permitted in the R1-A Zone 
• floor areas ranging from 155m2 to 261m2. 

The existing Heritage-Designated house is to be on a separate lot of 1857m2 fronting on 
Rockland Avenue and is to be maintained as a single family dwelling. 

Differences from the R1-A Zone (Rockland Single Family Dwelling District) that would be 
accommodated in the new zone include: 
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• a lot area per dwelling unit below that permitted for a panhandle lot in the R1-A Zone 
• front setbacks on the internal lane are proposed at the R1-B Zone standard of 7.5m 

rather than the 10.5m in the R1-A Zone 
• setbacks from adjacent properties varying from 5m to 7.5m 
• single family dwelling units rather than duplexes, attached or semi-attached dwelling 

units 
• new units not attached to the existing Heritage-Designated house. 

Sustainability Features 

The applicant has identified a number of sustainability features which are largely maintained in 
this proposal and described in association with the revised Development Permit Application for 
this property. 

Active Transportation Impacts 

The applicant has not identified any active transportation impacts associated with this 
Application. 

Public realm Improvements 

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

Land Use Context 

The surrounding low-density residential area has ground-oriented housing forms and the 
immediately adjacent land uses are single family dwellings and duplexes. 

Existing Site Development and Development Potential 

The R1-A Zone permits a variety of uses including single family dwellings as well as attached 
and semi-attached dwellings. A single family dwelling, built prior to 1931, is located on the site. 
Under the R1-A Zone, Rockland Single Family Dwelling District, the property could be converted 
to a multiple dwelling or a rest home and residential infill in the form of a semi-attached dwelling 
(duplex) or semi-attached dwelling (townhouses) is permitted. In the Zoning Regulation Bylaw, 
a "semi-attached dwelling" is defined as "a building used or designed for use as two dwelling 
units, each having direct access to the outside at grade level and where neither unit is wholly or 
partly above the other". An "attached dwelling" means "a building used or designed as three or 
more self-contained dwelling units, each having direct access to the outside at grade level, 
where no dwelling unit is wholly or partly above another dwelling unit". 

Density in the R1-A Zone is expressed as 835m2 of minimum site area for each attached or 
semi-attached dwelling unit. The minimum site area for a single family dwelling is 740m2. The 
minimum site area for a panhandle lot in the R1-A Zone is 850m2 not including the panhandle 
driveway. 

Data Table 

The following data table compares the proposal with the previous two proposals and the R1-A 
Zone. An asterisk is used to identify where the proposal is less stringent than the existing Zone. 
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Zoning Criteria Current Proposal Previous Proposal 
August 2014 

Initial Proposal 
March 2014 

R1-A 
Zone Standard 

Site area (m2) - minimum 4950.80 
(or 1237.77m2 per 

four additional dwelling 
units. Total of five 

dwelling units.) 

4950.80 
(or 990.16m2 per 

five additional dwelling 
units. Total of six dwelling 

units.) 

4950.80 
(or 707.26m2 per six 
additional dwelling 

units. Total of seven 
dwelling units.) 

3340.00 
(or 835m2 required 
per four additional 

dwelling units. Total 
of five dwelling units) 

Existinq House 

New Units 

1857.3 

3093.5 (773.37per unit 
on strata lots)* 

1923 

3027 

n/a 

n/a 

1618.72 

850 (excluding 
panhandle) 

Total floor area (m2) -
maximum 

1307.76 1343.04 1306.31 n/a 

Existing House 445.93 445.93 445.93 n/a 

New Units 861.83 897/11 860.38 
Density (Floor Space 
Ratio) - maximum 

0.26:1 0.27:1 0.26:1 n/a 

Lot width (m) - minimum 29.6 (existing house) 
58.58 (new units) 

58.58 58.58 24.00 

Height (m) - maximum 

8+ (existing house) 
7.34 (unit 1) 
6.54 (unit 2) 
5.93 (unit 3) 
6.67 (unit 4) 

8+ (existing house) 
7.33 (building 1) 
7.54 (building 2) 
6.98 (building 3) 

8+ (existing house) 
7.34 (building 1) 
7.54 (building 2) 
7.21 (building 3) 

11 for single family 
dwelling 

Storeys - maximum 2.5 (existing house) 
2 (unit 1) 
1.5 (unit 2) 
1 (unit 3) 
1.5 (unit 4) 

2 2 2.5 

Site coverage (%) -
maximum 

14.8 (existing house) 
18.30 (new units) 

18.30 17.08 25.00 

Open site space (%) -
minimum 

66.30 (existing house) 
34 (new units) 

34.00 36.60 n/a 

Setbacks (m) - minimum 

Existinq House 

Front (west)-Rockland 
Ave 
Rear (east) 
Side (north) 
Side (south) 

32.35 
18 
6.1 
4.5 

32.35 
n/a 
6.1 
4.5 

32.35 
n/a 
6.1 
4.5 

10.50 
25% of lot depth 

3 
3 

New Units 

Front (east) Richmond 
Ave 
Rear (west) 
Side (north) 

5.50*** 
1.50*** 
7.50*** 

71.00 (new units) 
83.99 (new units) 

4.70 

70.39 (new units) 
83.99 (new units) 

5.00 

10.50 
42.80 (25% lot 

depth) 
3.00 
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Zoning Criteria Current Proposal Previous Proposal initial Proposal R1-A 
August 2014 March 2014 Zone Standard 

Side (south) 5.00*** 4.90 3.90 3.00 

Vehicle parking (stalls) 6 18 16 1 per single 
family dwelling/ 

Existing House 1 6** 5** 1.5 per attached 
and semi-

New Units 5 12 11 attached 
dwellings 

Attached dwelling siting n/a rear rear side or rear 

Notes: ** Existing non-conformity 
*** Setbacks based on proposed subdivision to create a separate lot for the existing house 

Relevant History 

This Rezoning Application was considered at the PLUC on September 18, 2014 and on 
December 11, 2014 with the following motions (minutes attached): 

December 11, 2014 

It was moved by Councillor Alto, seconded by Councillor Thornton-Joe, that Council 
refer the report and application back to staff to consider all recent information, including 
information that was received at the Rockland Neighbourhood Association meeting held 
on December 3, 2014. 

September 18. 2014 

It was moved by Councillor Madoff, seconded by Councillor Alto, that Council: 

1. Indicate to the applicant that Rezoning Application No. 00444 and Development Permit 
Application No. 000357 for the property at 1745 Rockland Avenue should be revised to 
decrease the overall site density, reduce the number of self-contained dwelling units 
from seven to six or fewer and that staff explore with the applicant maintaining the trees 
and landscaping on the perimeter of the property. 

2. Direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, the applicant has consulted with the 
Rockland CALUC at Community Meetings held on May 26, 2015, December 3, 2014, and 
March 5, 2014. A letter from the CALUC with the comments received at the last Community 
Meeting is attached to this staff report along with correspondence from neighbouring residents. 
The CALUC comments expressed concerns regarding the proposed subdivision creating a 
panhandle lot and the fit of the proposed single family dwellings with the panhandle lot 
regulations including the density and building height. The letter concludes that the degree of 
density and mass is unacceptable to the neighbourhood. The additional correspondence 
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includes a letter from adjoining and nearby residents outlining concerns similar to those outlined 
in the CALUC letter and a letter of support for the development from one adjacent neighbour. 

ANALYSIS 

The following sections provide a summary of the Application's consistency with the relevant City 
policies and regulations. 

Official Community Plan 

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is 
Traditional Residential. It should also be noted that the OCP includes policies to support 
heritage through allowances, such as zoning, to achieve a balance between new development 
and heritage conservation through residential infill that is sensitive to context and innovative in 
design. 

At the local area level, the OCP provides a land use policy vision and strategic directions for 
Rockland in the City-wide context, including several policies relevant to the subject property. 
The latter emphasizes conservation of historic architectural and landscape character, including 
urban forest on private lands, maintaining existing houses and large lots through sensitive infill 
that retains open and green space and overall estate character. 

Rockland Neighbourhood Plan 

Aligned with the OCP, the Rockland Neighborhood Plan, 1987 also has policies that focus on 
the retention of heritage and historic buildings, landscape and streetscape features and estate 
character ensuring that new development is complementary to nearby heritage sites. The Plan 
policies include consideration of site-specific Rezoning Applications for attached dwellings in 
association with existing large houses, where the proposed number of dwelling units does not 
exceed the number possible by conversion of the house to suites alone. The proposal for five 
dwelling units, including the existing house, meets this policy. The existing house has potential, 
based on its floor area, for conversion to five suites. 

Proposed Density and Site Coverage 

The R1-A Zone relies primarily on establishing a minimum site area of 835m2 for each self-
contained dwelling unit (excluding the existing single family dwelling) and a minimum site area 
of 850m2 for panhandle lots to determine the maximum number of units that would be allowed. 
The proposal would result in 1237.77m2 of overall site area per additional self-contained 
dwelling unit. However, the proposed four strata lots fall within the definition of panhandle lots 
with lot areas that are less than the minimum of 850m2. While these panhandle lot sizes are 
less than the standard minimum of 850m2, the site coverage would be (18.3%) less than the 
maximum site coverage permitted in the R1-A Zone (25%). The siting of the new single family 
dwellings close together and their separation from the existing house on a separate lot with 
retention of open space around it would largely maintain the existing estate character. In 
addition, the site plan would preserve many of the mature trees around the lot boundaries. Tree 
preservation would further contribute to maintaining the estate character in balance with the 
accommodation of new infill single family dwellings. 
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CONCLUSIONS 

The proposed housing forms and density are consistent with the land designation and OCP 
policies related to sensitive infill in Rockland on lots with an estate character. The R1-A Zone 
requires a minimum site area of 850m2 per self-contained dwelling unit on a panhandle lot. The 
proposal is to allow for 773m2 per self-contained dwelling unit, excluding the existing house. 
While this is less than the R1-A requirement, the lot area per dwelling unit is larger than the 
740m2 required for a standard lot. The proposed subdivision creating a separate large lot for 
the existing house ensures there is adequate breathing room from the four proposed self-
contained dwelling units. While the proposed dwelling units are not attached, the proposed 
buildings siting, height, yard setbacks, site coverage and landscaping, with the retention of 
mature trees, is in keeping with neighbouring properties and the maintenance of privacy. Staff 
recommend to the Committee that Council consider advancing the Rezoning Application to a 
Public Hearing. 

ALTERNATE MOTION 

That Council decline Rezoning Application No. 00444 for the property located at 1745 Rockland 
Avenue. 

Resnectfullv submitted 

List of Attachments 

• Zoning map 
• Aerial photo 
• Letter from Hillel Architecture, Inc., dated June 17, 2015 
• Letter from Roger Tinney, Consultant, dated July 20, 2015 
• Plans for Rezoning Application No. 00444 and Development Permit Application No. 

00357 stamped June 25, 2015 
• Council Minutes dated December 18, 2014, and September 18, 2014 
• Letter from Rockland Community Association stamped June 19, 2015 
• Notes and Feedback from Rockland Community Association May 26, 2015, Meeting and 

stamped June 19, 2015 
• Correspondence from Neighbours dated June 11, 2015, and June 1, 2015 
• Planning and Land Use Committee Report dated December 4, 2014 with attachments 
• Planning and Land Use Committee Report dated September 4, 2014, with attachments. 
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17 June 2015 

Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

RE: Rockland / 
1745 Rockl; 

Rezoning Application #00444 Development Permit #000357 

Mayor and Council, 

We hereby submit, on behalf of developer Parry Street Developments Ltd. appointed by the owners of the property, a revised 
rezoning and subdivision application and a concurrent development permit application for the redevelopment of a mature 
Rockland area property and the ongoing protection of a designated heritage home at 1745 Rockland Avenue. 

The subject property is 4,850 sq.m. and located at 1745 Rockland Avenue and is a through property that connects to Richmond 
Road. The site is currently occupied by a single-family dwelling requested by the owners to be heritage designated, which has 
been granted by the City of Victoria. A large tennis court occupies the center of the property, and a 9 meter lane continues to 
Richmond Road.. This proposed development area remains concealed from both streets. 

City of Victoria 

iUK: 1 £ 

i Development W«rtmerrt | 

\venue Residences 
and Avenue, Victoria BC 

iei 
a r c h i t e c t u r e  

101 ISfil Oak bat) Awnuc 
Victoria bC VSR-IO 
phone* 2^0 . 5^2. ^1^5 
ra\ 2?0 . #2. i>\?$ 
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The proposed redevelopment of the site is designed to respect the prominence, siting and landscaping associated with the 
original home, and is in keeping with design guidelines for low-density residential infill development. We propose that this center 
unused portion of the property permits opportunity to create additional dwellings, sympathetic to surrounding buildings and 
landscape patterns without compromising neighbouring properties. 

CONTEXT 
Currently, the site has two zone designations applied over portions of the property: R1-A and R1-B. Following a number of 
discussions with planning and engineering staff at the City of Victoria, a number of discussions with the Rockland Neighbourhood 
Association, two CALUC presentations, and several private meetings held with direct neighbours overseen by the Rockland 
Neighbourhood Association, a site specific zone is being requested for a portion of the site, with a parcel remainder protecting 
the area surrounding the designated heritage home. 

The site specific zone is being requested to permit the creation of 4 strata units on this unique property, with criteria derived from 
the R1-B zone, and respecting the R1-A and R1-B zones of the neighbouring properties, and portions of this current lot which 
contains both. 

The original home would remain sited in its R1-A lot, with no new bypassing driveway, no disturbance in its heritage setting, and 
with no disturbance to the grounds directly surrounding the home. It was the original home owners intent to protect this 
residence. Step one was their request to protect the residence, which was granted. Step two was to protect its setting, and this 
proposed site redevelopment does leave its surroundings unchanged. 

REVISED PROJECT DESIGN 
The original proposed scheme was based on three new buildings, each with a footprint similar in scale and density to those of 
surrounding properties. Each building proposed was a two-family dwelling, for a total of 6 new residences. Combined with the 
existing heritage home, it proposed therefore a total of seven dwellings on this lot. Initially this was seemingly acceptable to 
neighbours, the planning department, the existing home owner, and the developer. Slowly over time, increasing discussion and 
actual data analysis, support for the direction chosen waned. The basic density presented an unacceptable outcome to 
neighbours and members of the Planning and Land Use Committee. 

It was suggested that a total of five new units, when combined with the original home may meet with increased support and it 
was hoped by that pursuit that a resolution was at hand. Again, an initial goal seemingly meeting with wide support, when 
actually realized presented an equally unacceptable outcome. The original submission was unacceptable principally based on a 
single data point: density. The revised scheme, although improving this density but not to an acceptable level, and yet at the 
same time added layers of new concerns. 
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THE REVISION 
The proposed direction presented herein seeks approval for four new stand alone residences, as strata units, within a common 
site. The reduction of dwelling units to four has permitted a fundamentally new approach to site design, the approaching laneway 
that joins each of these residences, and their single family form more in keeping with the neighbourhood. 

Project data outcomes should now meet a far greater level of acceptability. Five dwellings over the original property size is 
990m2 per dwelling, surpassing A1-A and R1-B requirements. When subdivided as we propose herein, the resulting lot - without 
counting the area of land along an existing 9 meter lane to Richmond Road - is 679.52m2 per dwelling and exceeding the 
equivalent R1-B reference zone for min lot areas. When including the existing laneway land area, the density is 773 m2 per 
dwelling and exceeds the equivalent R1-A reference zone min lot standards. 

PARKING 
The proposal honors the parking requirements as set out in Schedule C. 

BUILDING HEIGHT 
The proposal honours the permitted height of R1-A and R1-B zones. All strata units are below that of 7.6m permitted in the 
current R1-A zone of the property 

ARCHITECTURE 
The form and character of the new buildings are intended to respect this well-established neighbourhood. Much of the gable roof 
top and upper storeys reflect the more traditional architectural expressions and details of the neighbourhood context and tend to 
remain the most visible. As your eye travels down the exterior fagade, the building lines and glazing patterns of the lower storeys, 
though more contemporary in their expression, still reflect traditional materials, including the introduction of stone masonry 
elements. 

GREEN INITIATIVES 

The proposed development will be built to Built Green BC standards. In addition, emphasis will be placed on: 
• local and resourceful material selection 
• water-conserving plumbing fixtures 
• energy efficient I energy star appliances and fixtures 
• low or zero VOC paints, finishes, and adhesives 
• electric or gas fired radiant in-floor heating 
• careful selection of windows to meet the BC Energy Efficiency Act 
• native species landscaping 

SERVICES RIGHT OF WAY 
The existing site hosts a right of way for a sewer service line to residents up hill of this site location. This service right of way will 
remain, with its boundaries and service lines relocated to an area below the new laneway. This is shown on Drawing A1.2 

ROAD DEDICATIONS 
The standard right-of-way for a secondary collector street is 20.0; however, future transportation-related needs on the corridor 
can be met in a right-of-way width of 15.0 m. To achieve this minimum on the portion of Rockland Avenue, a statutory right of 
way of 1.36 m is requested on this frontage. No permanent structures are to be permitted in this area, nor is any required parking 
or turnaround area to be permitted within 1 m of this area. 
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Stated in correspondence from Steven Hutcheson June 2nd, 2015: 
If a subdivision were applied for we will require a 1.36m highway dedication on Rockland Avenue. 
Steve Hutchison. AScT 
Transportation Planner 

As this proposal now is seeking a division of the Lot, this original SRW request is escalated to a removal of land area under the 
term Highway Dedication. This removal of a minor land area does not change substantially any statistics presented herein. The 
minimum lot size for an R1-A single family home is 740m2. The parcel remainder associated with the Heritage home on 
Rockland Avenue is 1857.3m2 

The standard right-of-way for a secondary collector street is 20.0 m. To achieve this minimum on the portion of Richmond 
Avenue, a Statutory Right-of-Way (SRW) of 0.936 m is requested on this frontage. No permanent structures are to be permitted 
in this area, nor is any required parking or turnaround area to be permitted within 1 m of this area. 

Stated in correspondence from Steven Hutcheson June 2nd, 2015: 
If a subdivision were applied for we will require a 0.936m highway dedication on Richmond Avenue. 
Steve Hutchison, AScT 
Transportation Planner 

As this proposal now is seeking a division of the Lot, this original SRW request is escalated to a removal of land area under the 
term Highway Dedication. This removal of this minor land area from the new lot does not change any statistics presented herein. 
The 9 meter lane area in which this occurs is not considered in our data tables. 

We trust that the foregoing provides you with enough information to proceed with your review process. Should you require 
additional information or clarification, please do not hesitate to contact us. 

Regards, 
Hillel Architecture Inc., 

Peter Hardcastle 
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July 20, 2015 

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

Attention: Brian Sikstrom - Senior Planner 

RE: Development Summary for 1745 Rockland Avenue 

This application has been in the works for several years and has been well 
circulated. It has been reviewed by the Planning and Land Use Committee 
(PLUC) twice, with a third presenting scheduled for August, .and to the 
Community Association Land Use Committee (CALUC) three times. The fist visit 
to PLUC, a six unit proposal, consisted of three duplex units plus the heritage 
designated house. The second visit to PLUC, a five unit proposal, consisted of 
two duplex units, one single family dwelling and the heritage designated house. 

While both of these schemes generated a variety of opinions, there wasn't 
overwhelming support for either one. As a result, the applicant elected to pursue 
a third design scheme, the current proposal, consisting of four detached 
dwellings plus the existing heritage designated house. It was felt that a detached 
dwelling form was more in keeping with the surrounding property owners and 
was perhaps the primary ingredient that was missing from the two previous 
proposals. It should be noted that a five unit detached dwelling scheme was 
briefly considered. 

On January 27, 2015 the five unit detached dwelling scheme was presented to 
the immediate neighbours. While there was positive feedback toward the 
detached building form, concerns were expressed regarding density, site 
coverage, and building height. Based on this feedback the number of proposed 
new units was reduced to four and a second presentation to the immediate 
neighbours was arranged for February 16, 2015. The four unit scheme was 
considered an improvement but still fell short of neighbourhood expectations. 
Although the original proposal consisted of six new units, as noted above, some 
neighbours were now suggesting three new units was the appropriate density. 

On May 26, 2015 the four unit scheme was presented to the Rockland 
Neighbourhood Association (CALUC meeting #3). The three unit scheme, as 
suggested by some of the neighbours, was not economically viable. While some 
still made reference to the possibility of a three unit scenario, the focus of the 
presentation was the four unit scheme. The majority in attendance seemed to be 
reasonably comfortable with the four unit layout. In addition to providing 
information on all of the usual site data i.e. Floor space ratio, lot coverage, gross 
floor area, building height, setbacks, parking, etc. there is a very detailed building 
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scheme provided for each proposed house, including a master plan layout for the 
entire site. 

Although some disagreement with the four unit proposal still exists, the applicant 
as well as the Rockland executive felt it was time to move forward to another 
PLUC meeting. 

For convenience, the following provides a chronology of the PLUC and CALAUC 
meetings as well as meetings with the immediate neighbours: 

CALUC PLUC 
March 5, 2014 September 18, 2014 
December 3, 2014 December 11, 2014 
May 26, 2015 August 2015 (proposed) 
Meetings with immediate 
neighbours 

January 27, 2015 
February 16, 2015 

Roger Tinney MCIP 
Project Planner 
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f' ] Unit 3 - Main Floor Plan 
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Colour And Materials Palette 
Elevation Finish Legend 
List erf finishes typical of all elevations 
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— tone 

Wood fascia boards 
(02) a. Oil based stain - Clear finish 
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1745 Rockland Redevelopment - Tree Preservation Plan 
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REPORTS OF THE COMMITTEES 

3. Planning and Land Use Committee - December 11. 2014 

3. Rezoninq Application # 00444 for 1745 Rockland 
It was moved by Councillor Alto, seconded by Councillor Thornton-Joe, that Council refer the 
report and application back to staff to consider all recent information, including information 
that was received at the Rockland Neighbourhood Association meeting held on December 3, 
2014. 

Carried Unanimously 

Council meeting 
December 18, 2014 
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5. DECISION REQUEST 

5.1 Rezoning Application # 00444 and Development Permit Application # 
000357 for 1745 Rockland Avenue 

Committee received a report regarding a Rezoning Application and Development Permit 
application for the property located at 1745 Rockland Avenue. The proposal is to rezone 
from the R1-A Zone (Rockland Single Family Dwelling District) to a new zone to increase 
the development potential to construct three side-by-side semi-attached buildings (six 
self-contained dwelling units) on the same lot as a Heritage-Designated house, built in 
1902. The proposal for a total of seven self-contained dwellings on this site exceeds the 
maximum number set out in the R1-A Zone. There are also concerns regarding the 
amount of surface parking related to the proposal and its effect on the conservation of 
the estate character and potential green space. 

Committee discussed the application: 
• If the amount of units is supportable or should be reduced. 
• Concerns with the proposed 18 parking stalls which exceed the number of 

parking spaces required; could surplus parking be removed to reduce the extent 
of hard surfaces and to increase open space? There is limited on-street parking 
in the neighbourhood. 

• Impacts on the open space if the property was developed under the existing 
zoning. 

o The R1-A Zone allows for a single family dwelling with attached units but 
does not allow multiple single family houses. 

• If consideration has been given to protect the existing trees and if that condition 
could be made part of the conditions. 

• Some increased density would be appropriate on this site but it is also important 
to support the neighbourhood's concerns about loss of character and parking. 

Action: It was moved by Councillor Alto, seconded by Councillor Helps, that staff forward 
Rezoning Application to a Public Hearing subject to an agreement by the 
applicant to protect significant common trees and also subject to the use of green 
parking treatments. 

Committee discussed the motion: 
• There is room on the property for multiple units. 
• It is an awkward site and there has been an effort to protect the original home. 
• Access from Richmond Avenue makes sense. 
• The site utilizes the central space that can accommodate multiple dwellings. 
• The application tries to respect as much green space as possible. 

For: Councillors Alto, Helps and Gudgeon 
Against: Councillors Coleman, Isitt, Madoff, Thornton-Joe and Young 

DEFEATED14/PLUC0226 

Action: It was moved by Councillor Isitt, seconded by Councillor Gudgeon, that Council: 
1. Indicate to the applicant that Rezoning Application # 00444 and Development 

Permit Application # 000357 for the property at 1745 Rockland Avenue should be 
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revised to decrease the overall site density, reduce the number of self-contained 
dwelling units from seven to six or fewer, and have staff explore with the 
applicant the opportunity to keep trees and landscaping on the perimeter of the 
property. 

2. Direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

CARRIED UNANIMOUSLY 14/PLUC0227 

PLUC meeting 
September 18, 2014 
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w 51. Nnr 

P»AJ©3ay 

ROCKLAND NEIGHBOURHOOD ASSOCIATION 

June 9, 2015 

Mayor and Council 
Helen Cain, Development Services 
City of Victoria 

Re: 1745 Rockland Community Meeting of May 27, 2015 

This third meeting focused almost completely on the complexities raised 
by the proposal to subdivide 1745 Rockland and create a panhandle lot. 
Questions were raised regarding the number of buildings, their height 
and the resulting infringement on neighbours' privacy, and the lack of 
necessary internal setbacks. (See Notes from 3rd CALUC Meeting) 

Although the lot is currently zoned R1-A with higher standards of site 
coverage and setbacks, the proposal is to change to R1-B zoning. R1-A 
zoning serves to protect green space and privacy; therefore, it should be 
retained as the benchmark. 

Significant time was spent in discussing the supposed merits of the 
subdivision. However, the proponent wants to circumvent the protections 
that the Schedule H panhandle regulations provide the neighbours. 

Schedule H allows for a residential building of 1 storey and of 5 m. 
height. Yet the proposal is for 4 buildings, three of 1.5 or 2 storeys and 
heights ranging from 6.28 m. to 6.72 m. In addition, the Introduction and 
General Regulations to bylaws (19) state that "Not more than one 
building other than an accessory building shall be erected or used on one 
lot, unless the regulations applicable in a particular zone expressly 
permit otherwise." The neighbours remain very concerned about the loss 
of privacy from 2nd floor windows directly or obliquely overlooking 
abutting homes. 

The proponent's insistence upon four buildings was questioned. The lot 
less panhandle driveway is 2717 m2. The current R1-A zone (minimum) 
Schedule H requires 850m2 in site area, which might allow 3.2 buildings, 
if not for the single building restriction of the panhandle lot. At this time 
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there might be some support of 3 single storey dwelling units as several 
neighbours do acknowledge the unusual nature of this site. 

The proponent suggested that the project could easily return to the 
original 6 unit proposal if this 4 unit proposal is rejected, citing the 
owner's rational for four units as financial return. Anything less would not 
realize the returns expected. This argument was challenged by the 
assertion that if the zone does not support the profit expected, one 
should change the expectation and the plan, not the zoning. 

While the proposed subdivision and rezoning supports a mansion of 
architectural significance, it is inconsistent with the OCP strategic 
direction for Rockland, in that the increased density neither respects the 
"large lot landscape character of the neighbourhood" nor fits the 
definition of sensitive infill "that preserves green space." Further, DPA 
15B emphasizes the need "to preserve Traditional Residential character 
by ensuring that integration of panhandle lots and associated 
developments are compatible with immediate neighbours." The 
community meeting showed once again how unacceptable the proposed 
degree of density and mass is to the neighbourhood. 

Sincerely, 

Janet Simpson, President 
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Received 
City of Victoria 

JUIM 1 9 2015 

Planning & Development Department 
Development Services Division 

NOTES FROM 3rd CALUC MEETING TO DISCUSS 1745 ROCKLAND AVENUE 
7:30 pm, 26th May, 2015, Fairfield Community Centre 

Bob June (Chair, Rockland Neighbourhood Association Land Use Committee) welcomed those 
present and thanked them for coming. Most of those present had attended the previous CALUC 
meetings to discuss the earlier proposals for this property, but Bob briefly explained the process 
that the proposals have to go through before going to the City's Planning and Land Use 
Committee (PLUC) and finally the City Council for approval. 

Conrad Nyren (developer) said that he had met many members of the audience in earlier 
discussions. The original proposal was for six townhouses in three buildings, but this had been 
sent back by the City's PLUC as they wanted fewer units and lower density. The next proposal, 
which had four townhouses in two building plus one detached house, was also rejected. Since 
then there has been considerable consultation with the neighbours around the property in 
drawing up the most recent proposals. 

Roger Tinney (planning consultant) explained the completely revised proposals now being 
considered. There are now four strata units in the form of single-family houses, and there is also 
now a subdivision from the heritage house on Rockland so that will no longer be considered part 
of the strata. It would have been difficult to integrate a strata organization with four new houses 
and a heritage house. The strata will be a "building strata" rather than a "bare land strata". The 
result of the subdivision is to create a panhandle lot for the four houses, with an entry and exit off 
Richmond Road, and newly created panhandle lots are subject to Schedule H regulations. 
Although the neighbours are still not happy with four units, the new proposal tries to maximize 
green space and has moved the driveway to save some of the mature trees. The plan is to meet 
with Rl-B zoning requirements, Because Schedule H limits buildings to one-storey, a variance 
will be requested for the 1.5 storey houses and the 2-storey house. Schedule PI also requires 25% 
or less lot coverage, and Roger claims that this requirement is met by the new proposal. The new 
proposal tries to keep separation between the buildings. . 

1 
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QUESTIONS/COMMENTS/ANSWERS: 

Sarah Pridy (1723 Green Oaks Terrace): 
Q: What is the height of Building No. 2? 
A: 6.7m 

Susan Wynne-Hughes (926 Richmond) 
Q: Why not maintain the 5m height restriction for panhandle lots? 
A: (RT) Because of the separation of the buildings, the proposed height is not an imposition 

on other buildings. -
(CN) If there had been no subdivision, the height limit would have been 7m, so 
neighbours are benefitting from the subdivision. 

[There was some discussion as lo whether or not there had been consensus on this at a 
meeting held between the developer and the local residents.] 

Janet Simpson (RNA; 1336 Richardson Street): 
Comment: The whole driveway (rather than just the panhandle part of it) must be deducted 

from available building land in calculating density, according to the regulations. This has 
not been adhered to in the current proposal. 

Sarah Pridy (1723 Green Oaks Terrace): 
Q: What about the side set-backs? These do not seem to be big enough. 
A: (RT) We will need to negotiate on this, . 

(CN) We can't meet the owner's goals with only three units. 

Emma McWalter (1720 Lyman Duff): 
Q: The proposal still looks too dense, although I like the idea of having the strata homes 

separate from the heritage house. But there should only be three new houses on the 
available land. 

A: (CN) Having four new units is consistent with the OCP and the Rockland Plan. This is 
less dense than allowable, and we feel this is a reasonable proposal. The economics do 
not work with fewer than four units. 

Q: Can you explain why the economics do not work with three units? These are new houses 
that will be built, and then sold for more than the cost to build. How can the economics 
not work? 

A: (CN) The owner has financial goals for this project, and those goals will not be met with 
three units. 
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Dave McWalter (RNA; 1720 Lyman Duff): 
Q: I'm still concerned about the height of the new units. Building #3 has been reduced to 

one level, which seems to be an appropriate height given the position of this panhandle 
lot between all the neighbouring houses. Why aren't the remaining units one level as 
well? The panhandle lot regulations (Schedule H) exist to protect immediate neighbours 
from inappropriate new development. This proposal seeks a height variance from those 
regulations for three out of the four units! That is a significant variance and contravenes 
the spirit of Schedule H, which is logically in place to protect neighbours from imposing 
developments with panhandle lots. • 

A: (RT) There is a question about whether this has to be a panhandle lot or not. We made it a 
panhandle lot to try to accommodate the neighbours' wishes. 

Comment: It seems obvious you are proposing to create a panhandle lot for the sole benefit 
of the owner/developer - not the neighbours - because as you have stated previously, the 
market value of the heritage home and new houses is greater if they are not connected 
through a strata corporation. 
Additionally, this response does not address my concerns about the height of this 
development and the significant variance being sought regarding the height of the 
buildings. It is not the right of the developer to be granted a variance to existing 
regulations simply to make the economics of the project work. The financial goals of the 
owner/developer do not seem realistic for this property. 

Janet Simpson (RNA; 1336 Richardson Street): 
Q: The regulations for panhandle lots allow for the construction of one house on such lots. 

Setbacks are required to be 7.5 m, 
A: (RT) The Planning Department has not expressed any concern with having more than one 

house on this site. 
Q: The Planning Department absence of concern about this is not relevant to this discussion. 

George Zador (Fairfield/Gonzalez Planning and Zoning Chair) 
Q: This panhandle lot already exists and was not created. 
A: (RT) Schedule H was set up for created panhandle lots. 

Susan Wynne-Hughes (926 Richmond): 
Q: There seems to be more blasting required in this proposal? 
A: There will be blasting, but this is tightly controlled. 
Q: We still have concerns about blasting, Even though it is supposed to be tightly controlled, 

there have been problems with blasting in other areas. 

Jan Drent (1720 Rockland Avenue): 
Q: Will any more trees be removed? 
A: (CN) We are saving the big maple and two cedars. The cedars next to the tennis courts 

will have to be removed, but new trees will be planted. 
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Dug Gammage (1740 Oak Shade): 
Q: What sort of prices will be asked for the new houses? 
A: (CN) The asking price will be in the region of $ 1.1 m. 

Reed Pridy (1723 Green Oaks Terrace): 
Q: We see an east/west section in the plan, but is there a nortli/south section? 
A: (CN) We will be able to provide this. 

Susan Wynne-Hughes (926 Richmond): 
Q: Still not clear about the point of making the subdivision and therefore making this a 

panhandle lot. 
A: (RT) It would be very difficult to include a heritage home in a strata organization because 

there would be quite different maintenance needs from the new homes. Potential buyers 
of the new homes might not want to take on responsibility for a heritage home. 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

\f I have reviewed in full the proposal and plans for the development at S ^loe\z\<ri ̂  

J I am aware of both the existing zoning and proposed zoning. 

J I have been informed of the proposed number of dwellings, 

J The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 

I have been informed that there is no blasting or tree removal proposed. 

Or 

A proposal for blasting or tree removal has been explained to me. . 

The proposed landscaping for our common property line is acceptable to me. 

X 0°The proponent's explanation addressed my major questions about the proposal. . 

\J I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. 

I support the concept being proposed at this time. 

I do not have an opinion at this time. 

sL I a m  o p p o s e d  t o  t h i s  d e v e l o p m e n t  a s  i t  h a s  b e e n  p r o p o s e d .  

I have the following comments or concerns about the proposal (please add a sheet): 

Signatuie(s) of the owneifs): 
Date: Address of the owner(s): FffiO l tiOUU UAftdtET 

Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland 

Neighbourhood Association (www.rockland.bc.caf if you have any questions or concerns. 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

/ 

v" 

1/ 

I have reviewed in full the proposal and plans for the development at S ^ , 

I am aware of both the existing zoning and proposed zoning. 

I have been informed of the proposed number of dwellings. 

^ The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 

I have been informed that there is blasting or tree removal proposed. 

Or 

A proposal for blasting or tree removal has been explained to me. 

The proposed landscaping for our common property line is acceptable to me. 

^ The proponent's explanation addressed my major questions about the proposal. 

\/ I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. 

I support the concept being proposed at this time. 

_vf/< I do not have an opinion at this. time. 

I am opposed to this development as it has been proposed. 

I have the following comments or concerns about the proposal (please add a sheet): 

Signature(s) of the owner (s): - • 
Date: L^/w/ty Address of'tlre ownerfs): / 7 t"J> 

Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland 

Neighbourhood Association (www.rockland.bc.cai if you have any questions or concerns. 
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NEIGHBOUR FEEDBACK FORM 

Received 
City of Victoria 

1 9 2015 
Planning & Development Department 

Development Services Division 
This form was developed by the land use committee of the Rockland NeighbourfroUd —•—J 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

I have reviewed in full the proposal and plans for the development at jQA S ^ .JL., 

I am aware of both the existing zoning and proposed zoning. 

\/ I have been informed of the proposed number of dwellings. 

The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 

I have been informed that there is no blasting or tree removal proposed. 

Or 

A proposal for blasting or tree removal has been explained to me. 

The proposed landscaping for our common property line is acceptable to me. 

The proponent's explanation addressed my major questions about the proposal. 

I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. 

J/f I support the concept being proposed at this time. 

' I do not have an opinion at this time. 

I am opposed to this development as it has been proposed. 

I have the following comments^!' qqpcerpf; about the proposal (please add a sheet): 

Signature(s) of the owner (s): 
Date: Ad&essott5eioWnerfs): 

Thank you.' Please do not hesitate to contact the appropriate director for zoning in the Rockland 

Neighbourhood Association (www.rockland.bc.ca) if you have any questions or concerns. 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

V I have reviewed in full the proposal and plans for the development at A S , 

I am aware of both the existing zoning and proposed zoning. 

J I have been informed of the proposed number of dwellings, 

The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

, plus context drawings to show views of how the development will fit the surroundings 

from all four sides . 

I have been informed that there is no blasting or tree removal proposed. 

Or . 

y/ A proposal for blasting or tree removal has beemexplained to me. 

The proposed landscaping for our common property line is acceptable to me. 

The proponent's explanation addressed my major questions about the proposal. 

I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. 

I support the concept being proposed at this time. 

I do not have an opinion at this time, 

I am opposed to this development as it has been proposed. 

I have the following comme^^or concerns about the proposal (please add a sheet): 

Signature^ of the owner(s): VyO.C , t _ 
Date: th Address of the owner(s):^t^; jVj 
Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland 

Neighbourhood Association (www.rockland.bc.ca) if you have any questions or concerns. 

\ 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

u I have reviewed in full the proposal and plans for the development at |r?-A S ^, 

I am aware of both the existing zoning and proposed zoning. ' 

I have been informed of the proposed number of dwellings. 

• The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 
Aa-CC-C' -6V 

I have been informed that there ism© blasting or tree removal proposed. 
Av " 

Or 

1/ A proposal for blasting or tree removal has been explained to me. 

N /A The proposed landscaping for our common property line is acceptable to me. 

The proponent's explanation addressed my major questions about the proposal. 

u- I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. . 

I support the concept being proposed at this time. 

{/ I do not have an opinion at this time. 

I am opposed to this development as it has been proposed. 

I have theTollowing comments or concerns about the proposal (please add a sheet): 

Signature(s) of the owner(s): 
Date: tit>/ 6 Address of the owner(s): tn±--o 

Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland 

Neighbourhood Association (wvw.rockland.bc.ca) if you have any questions or concerns. 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

j/" I have reviewed in full the proposal and plans for the development at , 

I am aware of both the existing zoning and proposed zoning. 

I have been informed of the proposed number of dwellings. 

The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 

I have been informed that there is no blasting or tree removal proposed. T*w \mW\ be 
Or W£)va( 

A proposal for blasting or tree removal has been explained to me. 

M~/V The proposed landscaping for our common property line is acceptable to me. 

NO The proponent's explanation addressed my major questions about the proposal. 

I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. 

I support the concept being proposed at this time. 

I do not have an opinion at this time. 

[ am opposed to this development as it has been proposed. 

I have the following comments or concerns about the proposal (please add a sheet): 

Signature^) of the owner(s): £jm£ 
Date: YfldAj Address of the ovmer(s): l -?Zp T) LaY\& 

Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland 

Neighbourhood Association (www.rockland.bc.ca) if you have any questions or concerns. 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

t/ I have reviewed in full the proposal and plans for the development at jQ-A S ^ JL. 

j(_ I am aware of both the existing zoning and proposed zoning. 

^ I have been informed of the proposed number of dwellings. 

^ The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 

I have been informed that there is no blasting or tree removal proposed. 

Or 

A proposal for blasting or tree removal has been explained to me. v/ 

The proposed landscaping for our common property line is acceptable to me. 

j/ The proponent's explanation addressed my major questions about the proposal. 

_vf I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date. 

/ I support the concept being proposed at this time, 

I do not have an opinion at this time. 

I am opposed to this development as it has been proposed. 

I have the following comments or concerns about the proposal (please add a sheet): 

Signature(s) of the owner(s): 
Date: HA ft1/ T/j f\^ Address of the owner(s): l U > V  F t j / J  ttrA- |  \ A  ddV tyj 

Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland ^/g £ | 

Neighbourhood Association (www.rockland.bc.ca) if you have any questions or concerns. 
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NEIGHBOUR FEEDBACK FORM 
This form was developed by the land use committee of the Rockland Neighbourhood 

Association. When a development proposal requires rezoning, the applicant is advised to consult 

with the immediate neighbours so that their concerns can be considered. Please read this form 

carefully, checking the statements with which you are in agreement, and signing the bottom to 

indicate that you have been informed about this development proposal. You are encouraged to 

provide comments; however, your ultimate position need not be declared until after the community 

meeting. That would be the time to write a letter to Mayor and Council, if you so chose. 

ftj o I have reviewed in full the proposal and plans for the development at jRA S _, 

^ I am aware of both the existing zoning and proposed zoning. 

I have been informed of the proposed number of dwellings. 

hJo The plans I have seen include clearly-indicated heights, setbacks, and site coverage, 

plus context drawings to show views of how the development will fit the surroundings 

from all four sides 

I have been informed that there is no blasting or tree removal proposed. 

Or 

_v/A A proposal for blasting or tree removal has been explained to me. 

The proposed landscaping for our common property line is acceptable to me. . 

The proponent's explanation addressed my major questions about the proposal. "7 

_Z_ I realize that the plans I have seen may change considerably, and that it would also be in 

my best interest to view the plans presented at the community meeting. 

Please check one of the following to indicate your objection to or support for this development as it 

has been proposed to date, 

I support the concept being proposed at this time. 

I do not have an opinion at this time. u „ , 
—v p. 
\/_ I am opposed to this development as it has been proposed.  ̂ °  ̂  ̂

I have the following comments or concerns about the proposal (please add a sheet): J b ̂  

Signature(s) of the owner(s): jVjl (V) b If 
Date: X C [ or"/ Addresjsjaf the owner(s): /X-C.C. (f ^ /t^ 

Thank you. Please do not hesitate to contact the appropriate director for zoning in the Rockland <Y l, t ̂  i 
. * • . ^ Neighbourhood Association (www.rockland.bc.ca) if you have any questions or concerns. p , 

^ c 0 KoK^jV( 

iL L, „ V* 
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June 11, 2015 

Mayor and Council 
Helen Cain, Development Services 
City of Victoria 

Dear Sirs/Mesdames: 

We are writing in response to the development (rezoning application #00444) that is currently being 
proposed at 1745 Rockland Avenue, by Parry Street Developments and its principal, Conrad Nyren (both 
being referred to collectively as the "Proponent"). 

A community meeting was held on Tuesday, May 26, 2015 (the "Meeting"). At the Meeting, the 
Proponent presented its new proposed plans for the site, which have already been through several 
iterations to date. This current proposal consists of subdividing 1745 Rockland Avenue, so that the 
existing heritage house will remain on its own fee simple "estate" lot, accessed from Rockland Avenue, 
and the new buildings on the panhandle lot, accessed from Richmond Avenue, that will be created as a 
result of the subdivision (the "New Lot"). The New Lot, if and once created, will by definition be a 
pandhandle lot to which Schedule H - Panhandle Regulation ("Schedule H") applies. Schedule H falls 
under Zoning Regulation Bylaw No. 80-159. 

The neighbours are not opposed to development of 1745 Rockland Avenue in general; it is a large site 
and from many perspectives it makes sense that this site be developed. However, the neighbours are 
concerned that the current proposal by the Proponent (as well as the previous proposals by the 
Proponent) will have several negative impacts on the neighbours, which will not only negatively affect 
our privacy and enjoyment of our homes, but also likely our property values. 

Specific concerns with the proposal as presented at the Meeting are summarized as follows: 

1. The number of stories and building heights do not respect Schedule H and would result in 
significantly higher buildings that impose over top of neighbouring homes that are situated at 
lower elevations; 

2. Multiple setbacks do not respect Schedule H; 
3. The Proponent has now confirmed that blasting will be required in order to develop the 

proposed plan, but no blasting plan or details have been provided; and 
4. The number of new homes proposed (four in total) concerns many of the neighbours as being 

too dense considering the size and location of the New Lot. 

1. Number of Stories and Building Heights 

On the New Lot, the Proponent is proposing that four new homes be built: one being single storey 
(building 3 on the Proponent's plans), two being one and a half stories (buildings 2 and 4 on the 
Proponent's plans) and one being two stories (building 1 on the Proponent's plans). 

Received 
City of Victoria 

JUN 1 5 2015 

Wanning & Development Department 
Development Services Division 
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The Proponent indicated at the Meeting that proposed building 3, while a single storey, will be 6 meters 
in height, and the other three buildings (buildings 1, 2 and 4) will be 6.6meters, approximately, to the 
midroof line. The New Lot, once created, is by definition a panhandle lot to which Schedule H applies. 
The maximum number of stories permitted under Schedule H is one storey, and the maximum height 
permitted under Schedule H is 5 meters. While building 3 is being proposed as a single storey which 
complies with Schedule H, its proposed height exceeds the 5 meter maximum height set out in Schedule 
H by 1 meter. The other three buildings exceed both the permitted number of stories, and greatly 
exceed the permitted height by 1.6 meters. One of the main reasons for the height and storey 
restrictions set out in Schedule H is to protect the privacy of the residents in the homes that surround 
the panhandle lot. 

The neighbours remain concerned that the proposed heights, when combined with the elevation of the 
New Lot as compared to the elevations of the adjacent lots to the North, East and South, will result in 
severe impositions on privacy currently enjoyed by those homeowners. This concern has been 
expressed to the Proponent on various occasions, the most recent being at the Meeting, including 
several requests that building heights be limited to what is permitted by Schedule H. The Proponent has 
indicated that the Schedule H panhandle regulations shouldn't apply in the same manner because the 
New Lot will be large (approximately 30,000 sq feet) and is therefore unique and not the type of lot that 
Schedule H was intended to cover. Respectfully, the neighbours believe that the same concerns of 
privacy apply regardless of the size of the New Lot, and in this case even more so because of the fact 
that the Proponent proposes to build more than one home on the New Lot. 

2. Setbacks 

Schedule H requires that the minimum setback from a lot line, to any wall with a window to a habitable 
room, be 7.5 meters. The proposed plans that were available for viewing at the Meeting indicate that 
buildings 1, 2 and 3 will have a 7.5 meter setback between the buildings and the North lot line and 
building 1 will have a 7.5 meter setback between it and the South lot line, however these are the only 
setbacks indicated on the plans that meets the minimums set out in Schedule H. The setback between 
building 3 and the East lot line is proposed to be 5.5 meters, and the setback between building 1 and the 
West lot line is proposed to be only 1.5 meters. Similarly, building 4 is proposed to be setback 5.5 
meters from the West lot line and is proposed to be setback only 5 meters from the South lot line. The 
internal setbacks between the buildings as proposed are also of concern, in particular the setbacks 
between buildings 1, 2 and 3, which are a total, between each building, of only 4.2 meters. When the 
issue of setbacks was raised, the Proponent did not acknowledge that the 7.5 meter setback applied at 
all, citing the setbacks that otherwise apply in a Rl-B lot that is not a panhandle, and in general seemed 
to disregard the comment and question about the minimum setbacks. All of the above setbacks that do 
not conform to Schedule H will, presumably, require the Proponent to apply for variances. 

As with the height restrictions provided for in Schedule H, it is the neighbours understanding that the 
purpose of the setbacks as set out in Schedule H is to ensure that there are adequate distances between 
homes so that a reasonable level of privacy is maintained. In many cases, in particular along the East and 
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South lot lines of the site, the setbacks do not come close to what Schedule H requires, and will result 
again in a loss of privacy. 

3. Blasting 

At the Meeting, the Proponent, in response to a question from a neighbour, acknowledged that there 
will be blasting required in order to develop the proposed plan. The primary concern with the blasting is 
that no blasting plan, or, at a minimum, details on the level of blasting likely required, has been' provided 
to the neighbours. The only information that has been provided to the neighbours regarding blasting is 
that it will be done in accordance with what the engineers call for. However the neighbours, particularly 
those with homes in close proximity to the site, remain concerned as to the effect blasting will have on 
their homes. The Proponent has done little to ease this concern, other than to just state again that an 
engineer will supervise blasting and a reputable company will be used. 

4. Number of New Homes Proposed 

Many of the neighbours are concerned with the number of homes that are being proposed for the new 
site, being four new homes in total. Many of the neighbours share a general concern that four single-
family homes is too dense for the New Lot. This general concern is supported by the Proponent's need, 
in order to develop as proposed, to seek multiple height and setback variances in order to fit four homes 
on the New Lot. In the proposed plans, the homes, in particular buildings 1, 2 and 3, appear to be very 
close together and "jammed in" to the site, with very little distance (just over 4 meters) between each 
home. Leaving aside the Schedule H setback requirements, the 4 meter distance between each home 
also falls greatly short of the sideyard setbacks required in Rl-A and Rl-B zones. 

In addition, it once again appears that the proposal for four homes exceeds what Schedule H permits for 
Rl-A zones (which is what 1745 Rockland Avenue currently is zoned as). Acknowledging that the New 
Lot will not be further subdivided into four new lots for the four proposed homes, but will rather remain 
as one lot with a strata plan, it seems appropriate nonetheless to refer to the site area and lot width to 
determine, for each home, what is occurring. The Proponent has indicated that the size of the proposed 
new site will be approximately 30,000 sq feet, or 2,787 sq meters (it is not clear if this includes or 
excludes the panhandle driveway). When divided by the four homes proposed, this results in site area, 
per home, of 696.75 sq meters. Schedule H requires, for any site that is within the Rl-A zone, a 
minimum site area of 850 sq meters, and a lot width of 24 meters. It is clear that neither of these 
requirements are, or can be, met with four homes. 

Final Comments 

The Proponent has acknowledged at the Meeting that Schedule H applies to the New Lot once created. 
However, despite recognizing that Schedule H applies, the Proponent appears to have taken the position 
that it is entitled to several variances to the restrictions set out in Schedule H. The Proponent has 
indicated it will be seeking several variances, to both height and setbacks, and appears to believe it is 
entitled to these variances because "staying within the limitations of Schedule H does not meet the 
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aspirations of the existing property owner". The neighbours can only assume that the aspirations of the 
existing owner (which the Proponent declined to disclose at the Meeting) consist of maximizing profits. 

For all intents and purposes, regardless of whether the existing lot is subdivided and the New Lot is 
created, or the proposed development takes place on the existing lot without subdivision, a panhandle 
situation exists due to the long driveway off of Richmond Avenue that residents of the proposed 
development homes will use, and the proposed homes being situated behind and in the backyards of 
multiple (approximately 9, not including the existing heritage house) existing homes. Schedule H was 
created to acknowledge that there are important and unique considerations when building in the 
backyards of existing neighbouring properties. With this proposal the Proponent has not respected 
many of these considerations and has placed the financial aspirations of the existing property owner (of 
1745 Rockland Avenue) above the legitimate privacy and property value concerns of the many 
neighbouring property owners. 

Again, while the neighbours understand that the site should be developed and those involved should 
stand to gain financially from that development, maximizing the financial aspirations of the existing 
property owner should not be the sole consideration, and should certainly not trump the legitimate 
privacy and property value concerns of the owners of the neighbouring properties. Concerns of the 
existing residents, who have lived in the neighbourhood for years and have relied on the zoning 
restrictions set out in Schedule H as well as the zoning restrictions for Rl-A and Rl-B zones, should carry 
substantial weight in whether or not this proposal proceeds. Surely this property can be developed in a 
way that provides financial benefit to the existing property owners, while respecting Schedule H and the 
legitimate concerns of the neighbours; the neighbours do acknowledge that this may require the 
existing property owner to adjust their financial aspirations. 

The neighbours named below ask that City Staff and Council only permit development on this site that 
respects Schedule H, both in spirit and in practice. The current proposed development does not. 

Regards, 

Sarah and Reed Pridy (1723 Green Oaks Terrace) 

Susan Wynne-Hughes (926 Richmond Avenue) 

Emma McWalter (1720 Lyman Duff Lane) 

Ross Crockford and Jennifer Wise (942 Richmond Avenue) 

Jo Bywater (940 Richmond Avnue) 

Linda Barry (924A Richmond Avenue) 

Kerry Krich (930 Richmond Avenue) 

David McWalter (1720 Lyman Duff Lane) 

Mike Burns (1730 Lyman Duff Lane) 

Jennifer and Vince Bennettf 1740 Lyman Duff Lane) 

Carolynn Wilson (924B Richmond Avenue) 

4 

Planning and Land Use Committee - 27 Aug 2015

Rezoning Application No. 00444 for 1745 Rockland Avenue --J.... Page 140 of 622



June 1, 2015 

City of Victoria 
Attn: Mayor & Council 
1 Centennial Square 

Victoria, BC V8W 1P6 

Dear Mayor Helps and Councillors: 

Re: 1745 Rockland Ave. 

I wrote to you July 15, 2014 in support of Mr. Nyren's development proposal for 1745 Rockland 

Ave. 

At that time he was proposing creation of six homes. As a result of additional neighbour input 

and discussion with Planning Dept., he has reduced the density to four homes. 

It's a shame that two much needed homes in the area have been lost. His original plan was 

VERY neighbour friendly and thoughtfully designed. 

I am his primary neighbour in that my property adjoins the subject land along the full length of 

both my northerly and easterly boundaries. The look of his beautifully designed homes is most 

welcome. 

It is important that what little unused land that is left in Victoria is fully utilized. Decisions made 

now will commit the land for 100 years or more. 

I urge Council to approve his application. 

1737 Rockland Ave. 
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 11, 2014 

To: Planning and Land Use Committee Date: December 4, 2014 

From: Helen Cain, Senior Planner, Development Services Division 

Subject: Rezoning Application #00444 for 1745 Rockland Avenue 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion: 

"That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in Rezoning 
Application #00444 for 1745 Rockland Avenue, that first and second reading of the 
Zoning Regulation Bylaw Amendment be considered by Council and that a Public 
Hearing date be set once the following conditions are met: 

1. Registration of Statutory Rights-of-Way of 1,36m along Rockland Avenue and 
0.936m along Richmond Avenue, to the satisfaction of the City Solicitor and 
Director of Engineering and Public Works. 

2. Registration of a Section 219 Covenant for sewage attenuation, as needed, 
to the satisfaction of the City Solicitor and the Director of Engineering and 
Public Works." 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations for 
a Rezoning Application for the property located at 1745 Rockland Avenue. The proposal is to 
rezone to allow five new residential units and a Heritage-Designated house. The Planning and Land 
Use Committee (PLUC) reviewed an earlier proposal for the property on September 18, 2014. 
Based on the comments from PLUC, the applicant has resubmitted the Application with one less unit 
than previously proposed, and increased the side yard setback along the south property line. 

The following points were considered in assessing this Application: 

The property is designated as Traditional Residential in the Official Community Plan 
2012 (OCP). The proposed housing forms and density of 825.13m2 of site area per 
dwelling unit, including the existing house, are broadly consistent with the land 
designation and OCP policies related to sensitive infill in Rockland on lots with an 
estate character. 
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• The intent of the R1-A Zone is to require a minimum site area of 835m2 per self-
contained dwelling unit. The proposal is to allow for 825m2 per self-contained 
dwelling unit, which is very close to the zone standard for minimum site area. 

• The proposed footprint of new development, site coverage and setbacks also comply 
with the policies in the Rockland Neighbourhood Plan, 1987 with respect to ensuring 
that new infill leaves adequate "breathing room" on lots with an existing house and to 
retaining mature trees and landscaping on private lands. 

• It should also be noted that some residents of Rockland have expressed concerns 
that earlier correspondence sent to the City had not been considered as part of the 
PLUC agenda package on September 18, 2014. Staff have worked to ensure that all 
public correspondence received is enclosed in the agenda package for Council 
consideration of the revised proposal. 

Based on consistency with the OCP direction for infill in Rockland and related policies in the local 
area plan, staff recommend that Council advance this Rezoning Application to a Public Hearing. 

BACKGROUND 

Description of Proposal 

Arising from the Council motion to amend the proposal and return the Rezoning Application to 
PLUC, the applicant is now proposing to retain a Heritage-Designated house and on the same lot to 
permit five new self-contained dwelling units including one single family dwelling and two duplexes. 

• The subject property is a large lot with a tennis court on the eastern portion of the 
parcel where the new development is proposed. 

• The heritage house would be retained as a single family house. 
• Each duplex would be side-by-side in the building layout, which complies with the 

R1-A Zone (Rockland Single Family Dwelling District). 
• The proposed development would have approximately 825m2 of site area for each 

self-contained dwelling unit. 

The following differences from the R1-A Zone (Rockland Single Family Dwelling District) are being 
proposed and would be accommodated in the new zoning: 

• The overall site area is a highly unusual shape with a conventional frontage on 
Rockland Avenue with most of the site in the R1-A Zone and a much narrower 
extension of the lot along Richmond Avenue in the R1-B Zone. As the proposed uses 
and density are not permitted in the R1-B Zone, a rezoning is required. 

• Technically, the R1-A Zone requires new infill in the form of duplex or townhouse 
buildings to be physically attached to an existing house through some feature such as 
connecting roofs. 

Sustainability Features 

The applicant has identified a number of sustainability features related to urban design, landscaping 
and construction stage which will be reviewed in association with the concurrent Development 
Permit Application for this property. 
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Land Use Context 

The surrounding low-density residential area has ground-oriented housing forms and the 
immediately adjacent land uses are single family dwellings and duplexes. 

Existing Site Development and Development Potential 

The R1-A Zone permits a variety of uses including single family dwellings as well as attached and 
semi-attached dwellings. A single family dwelling, built prior to 1931, is located on the site. Under 
the R1-A Zone, Rockland Single Family Dwelling District, the property could be converted to a 
multiple dwelling or a rest home and residential infill in the form of a semi-attached dwelling (duplex) 
or semi-attached dwelling (townhouses) is permitted. In the Zoning Regulation Bylaw, a "semi-
attached dwelling" is defined as "a building used or designed for use as two dwelling units, each 
having direct access to the outside at grade level and where neither unit is wholly or partly above the 
other". An "attached dwelling" means "a building used or designed as three or more self-contained 
dwelling units, each having direct access to the outside at grade level, where no dwelling unit is 
wholly or partly above another dwelling unit". 

Density in the R1-A Zone is expressed as 835m2 of minimum site area for each attached or semi-
attached dwelling unit. In September 2014, Council directed staff to prepare Zoning Regulation 
Bylaw amendments to the R1-A Zone to clarify that an existing single family dwelling must be 
included in the site area calculation, where new attached or semi-attached dwellings are proposed. 
This work is in progress, and will be brought to Council for consideration in early 2015. 

Data Table 

The data table below compares the proposal to the previous proposal and the R1-A Zone. An 
asterisk identifies where the proposal is less stringent that the R1-A Zone regulations. 

Zoning Criteria Proposal 
Previous 
Proposal 

Zone Standard 
R1-A 

(as amended) 

Site area (m2) - minimum 
4950.80* 

*(or 825.13m2 per 
dwelling unit, including a 

single family dwelling, 
with a total of six units) 

4950.80* 
*(or 707.26m2 per 

dwelling unit, including a 
single family dwelling, 
with a total of six units) 

5010.00 
(or 835m2 required per 

dwelling unit, including a 
single family dwelling, 
with a total of six units) 

Total floor area (m2) - maximum 1343.04 1306.31 n/a 
Density {Floor Space Ratio) -
maximum 

0.27:1 0.26:1 n/a 

Lot width (m) - minimum 58.58 58.58 24.00 

Height (m) - maximum 7.33 (building 1) 
7.54 (building 2) 
6.98 (building 3) 

7.34 (building 1) 
7.54 (building 2) 
7.21 (building 3) 

11 for single family 
dwelling 

Storeys - maximum 2 2 2.5 
Site coverage (%) - maximum 18.30 17.08 25.00 
Open site space (%) - minimum 34.00 36.60 n/a 
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Zoning Criteria Proposal 
Previous 
Proposal 

Zone Standard 
R1-A 

(as amended) 
Setbacks (m) - minimum 

Front (east) - Rockland Ave 

Rear (west) - Richmond Ave 
Side (north) 
Side (south) 

32.35 (existing house)' 
83.99 (new dwellings) 
71.00 (new dwellings) 

4.70 
4.90 

32.35 (existing house) 
83.99 (new dwellings) 
70.39 (new dwellings) 

5.00 
3.90 

10.50 
10.50 

42.80 (25% lot depth) 
3.00 
3.00 

Vehicle parking (stalls) 18 provided 18 provided 6 minimum 
required (2 per single 

family dwelling; 1 per 
attached dwelling unit) 

Attached dwelling siting rear rear side or rear 

Relevant History 

This Rezoning Application was considered at the Planning and Land Use Committee (PLUC) on 
September 18, 2014 with the following motion (minutes attached): 

It was moved by Councillor Madoff, seconded by Councillor Alto, that Council: 
1. Indicate to the applicant that Rezoning Application # 00444 and Development 

Permit Application # 000357 for the property at 1745 Rockland Avenue should be 
revised to decrease the overall site density, reduce the number of self-contained 
dwelling units from seven to six or fewer and that staff explore with the applicant 
maintaining the trees and landscaping on the perimeter of the property. 

2. Direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, the applicant has consulted with the Rockland 
CALUC at a Community Meeting on March 5, 2014. A letter from the CALUC is attached to this staff 
report. The applicant and the Rockland CALUC have agreed to a second Community Meeting, 
consistent with the CALUC Procedures requirement for a second meeting if an original proposal has 
undergone changes to use or density. At the time of writing this report, a letter from the CALUC with 
comments from the second meeting, held on December 3, 2014, had not been received. 

It should also be noted that some residents of Rockland have expressed concerns that earlier 
correspondence sent to the City had not been considered as part of the PLUC agenda package on 
September 18, 2014. Staff have worked to ensure all correspondence received from the public is 
enclosed in the agenda package for Council consideration of this revised proposal. 

ANALYSIS 

The following sections provide a summary of the Application's consistency with the relevant City 
policies and regulations. 
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Official Community Plan 

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is 
Traditional Residential. It should also be noted that the OCP includes policies to support heritage 
through allowances, such as zoning, to achieve a balance between new development and heritage 
conservation through residential infill that is sensitive to context and innovative in design. 

At the local area level, the OCP provides a land use policy vision and strategic directions for 
Rockland in the City-wide context, including several policies relevant to the subject property. The 
latter emphasizes conservation of historic architectural and landscape character, including urban 
forest on private lands, maintaining existing houses and large lots through sensitive infill that retains 
open and green space and overall estate character. 

Rockland Neighbourhood Plan 

Aligned with the OCP, the Rockland Neighbourhood Plan, 1987, also has policies that focus on the 
retention of heritage and historic buildings, landscape and streetscape features and estate character 
ensuring that new development is complementary to nearby heritage sites. This local area plan also 
emphasizes that the R1-AZone should be respected and maintained. 

Proposed Density and Site Coverage 

The R1-A Zone relies primarily on establishing a minimum site area of 835m2 for each self-contained 
dwelling unit to determine the maximum number of units that would be allowed. The proposal would 
result in 825.13m2 of site area per self-contained dwelling unit. While this is less than the standard 
835m2 for minimum site area, the development would have site coverage (18.3%) considerably less 
than the maximum site coverage permitted in the R1-A Zone (25%). Accordingly, the combined 
building footprint, along with the clustering of the new development, would maintain the existing 
estate character through retention of open space around the heritage house. On a related matter, 
the site plan would preserve many of the mature trees around the lot boundaries as described in 
detail in the staff report on the Development Permit Application. Tree preservation would further 
contribute to maintaining the estate character in balance with the accommodation of new infill. 

Should Council advance this Application to a Public Hearing, the applicant would be required to 
provide an Engineering report to determine if the increased density would impact City infrastructure 
and register a Section 219 Covenant for sewage attenuation as necessary. 

CONCLUSIONS 

The proposed residential infill is aligned with the OCP and Rockland policies related to a mix of 
housing types in all neighbourhoods and heritage conservation. While the proposal has a density 
that is slightly more intensive than envisioned in the R1-A Zone, the grouping of the buildings, 
modest site coverage (18.3%) and tree retention plan would all help to retain the estate character of 
the lot. Staff recommend to the Committee that Council advance the Rezoning Application to a 
Public Hearing. 
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ALTERNATE MOTION 

That Council decline Rezoning Application #00444 for the property located at 1745 Rockland 
Avenue 

Respectfully submitted, 

• ' iP A 
^ 

Helen Cain Alison Meyer, Assistant Director 
Senior Planner Development Services Division 
Development Services Division Sustainable Planning and 

Community Development Department 

Report accepted and recommended by the City Manager: / I I p I/ Jason Johnson 

Date: 

HC.aw 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00444\PLUC_REPORT2_REZ_NOV27_2014DOC.DOC 

List of Attachments 

• Zoning map 
• Aerial photo 
• Letters from Hillel Architecture, Inc., stamped November 4, 2014 
• Plans for Rezoning Application #00444 and Development Permit Application #00357, 

stamped November 4, 2014 
• Council Minutes dated September 25, 2014 
• Letters from Rockland Community Association, stamped September 17, 2014, and July 

12, 2014 
• Planning and Land Use Committee Report, dated September 4, 2014, with the following 

additional attachments 
o Letters from Hillel Architecture, Inc., stamped June 10, 2014, and March 12, 

2014 
o Plans for Rezoning Application #00444 and Development Permit Application 

#000357, stamped July 24, 2014 
o Arborist Report from Talbot McKenzie dated October 24, 2013 
o Letter from Rockland Community Association, stamped April 8, 2013. 
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OCTOBER 31st, 2014 

Mayor and Council 
Community Planning and Sustainable Development 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

RE: Rockland Avenue Residences 
1745 Rockland Avenue, Victoria BC 
Rezoning and Development Permit Applications 

' RfcCe.-,', • " "1 
OSyolVtCMW | 

i 

NOV" 4 2011 
Manning ft Oei/elO'.vnerit Dtpjjrirfient 

Development S^/iies §ivis%fj 

101 WJtOali Day Avenue*. 
Victoria DC V3R-ICJ 

phone 2JO.JP2.?I?S 
Fix 2JO. JS>2.?I73 

The Rezoning application #00444 and Development Permit application #000357 reviewed by the planning and Land Use 
Committee on September 4th, 2014 resulted in a council motion requesting the Developer reconsider the number of units 
proposed from the submitted count of six new dwelling units combined with the original heritage home to six in total or less. 

Background 

The original submission - a request for a custom zone permitting the intended density while respecting the 
setbacks and standards of all neighbouring zones - was carefully designed to suit the unique property, and to 
respect the neighbouring R1 -A and R1-B zoned properties. The design submitted exceeded all 
neighbouring zones for setbacks, and therefore the intended level of separation, privacy, bldg ht., and noise 
abatement. In addition, site coverage was targeted to be substantially less than neighbouring properties, and 
the resultant landscaping area therefore quite high also in comparision. In consideration of its completely 
hidden context, and its 70m setback from its road access from Richmond Road the proposal also proposed 
to provide each dwelling with one guest stall to address parking concerns we anticipated would be stated by 
Richmond Road homeowners. 

In all 23 neighbouring properties were consulted, and provided commentary in consideration of a four lot R1-
B potential consideration and our 3 attached dwelling buildings. One abstained as the lot was up for sale, 
and 22 other properties favored the attached dwelling solution over toe more imposing four single family 
homes. In preparation for the final submission, all neighbouring contiguous properties were again consulted 
and toe resultant letters of support and the diagram enclosed below were submitted with our application. No 
objections were received at that time. 
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Site plan diagram, documenting neighbouring support, submitted August 18,2014 

At the September 4th PLUC meeting several councilors voiced their support for the density proposed and several voiced concern. 
The final motion - to request a submission of six or less dwelling units - was reviewed with the land owners and the developer. It 
was decided that a submission factually less in the number of dwellings, and factually less in built area would be submitted so 
that a density decrease was achieved in both measures as intended by council. In addition, commentary from council guided 
submission revisions which increased side yard setback from 1740 Lyman Duff Lane. 

The enclosed revised Submission exhibits the same qualities, materials, and architectural style of the original proposal. Effort 
has been made to ensure that the new single family home suits this new and very private "streetscape" reflecting both the 
aesthetics of the new development, takes the same references from the existing heritage home, and draws many details from the 
greater surrounding neighbourhood context. 

Regards 

Hillel Architecture Inc 
Peter Hardcastle 

Enclosures as requested 
Bubbled: 
• 1 bubbled set 8/2" x 11" 
• 1 bubbled set 11" x 17" 
• 3 bubbled sets full size (24" x 36") 

Not Bubbled: 
• 1 set full size (24" x 36") - not bubbled 
• 1 set 11* x 17"-not bubbled 
• 1 set 8 Vz x 11" - not bubbled 
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REPORTS OF THE COMMITTEE 

3. Planning and Land Use Committee - September 04. 2014 

4. Rezoninq Application # 00444 and Development Permit Application # 000357 for 
1745 Rockland Avenue 
It was moved by Councillor Madoff, seconded by Councillor Alto, that Council: 
1. Indicate to the applicant that Rezoning Application # 00444 and Development Permit 

Application # 000357 for the property at 1745 Rockland Avenue should be revised to 
decrease the overall site density, reduce the number of self-contained dwelling units 
from seven to six or fewer and that staff explore with the applicant maintaining the 
trees and landscaping on the perimeter of the property. 

2. Direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

Carried Unanimously 
Council meeting 
September 25, 2014 

Page 1 of 1 
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September 16, 2014 
Mayor and Council, Victoria 

Re: 1745 Rockland Rezoninq 

Regarding the Rezoning and Development Permit Application for this property, the RNA 
wishes to supplement its letter of July 12, 2014, with several additional points. 

The RNA preference is always to respect in-place zoning assigned with community 
consultation and a social licence under the Rockland Neighbourhood Plan. While the 
RNA can agree that five units are slightly preferable to six, it remains deeply suspicious 
that this reduction is an "end run" around the currently existing R1-A zoning and that 
the proposed stratification of the lot is but a ploy to circumvent the panhandle 
regulations that should be required on this property. 

At the CALUC meeting, neighbours, in noting that Richmond Road is already crowded 
with parked vehicles, expressed concern about additional on-street demand and wanted 
provision for plentiful parking on-site, particularly since many homes in the Rockland 
neighbourhood have more than one vehicle. Having additional visitor parking makes 
sense. The site coverage which would be required by all this parking is further evidence 
that the level of density being proposed is inappropriate on this site. 

As stated in the RNA letter of July 12, "The applicant acknowledged concerns around 
the future of the property as strata and agreed to include legal language in the strata 
bylaws that would 

1. protect the common property trees which provide privacy to the adjacent 
residents, including replacing them with equivalent species beyond their natural 
life and maintaining and replacing Good Neighbour Fencing as required, and 
2. provide strata bylaw language preventing the development of secondary living 
units." 

It is important that language including these covenants be part of any approval. 

Further, the RNA would note in the Planning and Land Use Committee Report that the 
project is proposed to be BuiltGreen-certified. There are several levels of certification. 
Abstract Development has committed to BuiltGreen Silver. The RNA expects this to be 
the minimum level for any development that substantially increases density. 

The public invests considerable effort in accommodating land-use processes; therefore, 
we ask that these points be given due consideration on the 18th. A review of the video 
of the discussion around 1082 Richmond Avenue at the July 17 PLUC revealed that 
scant attention was paid to the concerns forwarded from neighbours by the RNA. 
Sincerely, 
Janet Simpson, President 
Rockland Neighbourhood Association 

>0 
Cily tit Vit.u"a 

Planning and Land Use Committee - 27 Aug 2015

Rezoning Application No. 00444 for 1745 Rockland Avenue --J.... Page 171 of 622



ROCKLAND NEIGHBOURHOOD ASSOCIATION 
July 12, 2014 

Mayor and Council 
Planning & Development Department 
City of Victoria 

Re: 1745 Rockland Avenue 

It is the RNA's understanding that this property clearly fits the definition of a panhan
dle lot according to Schedule A Definitions. There is nothing in the Schedule H Pan
handle Lot Regulations to indicate time sensitivity (as with "Private Garage", for ex
ample); therefore, the regulations should apply to all lots which fit the definition. R1-
A Zoning 1.1.2 refers only to the size of the lot area and the width of a lot required for 
building. The reference to panhandle lots in (e) falls within this heading. It does not 
limit the application of panhandle regulations in general. 

Panhandle lot regulations were put in place to protect the privacy of all of the imme
diate neighbours. Floor area and height restrictions prevent a huge building from 
looming over back yards. Reasonable setbacks and site coverage preserve green space 
and buffer adjoining properties. Property owners rely upon the fact that the zoning 
definition of a panhandle lot protects them from overbuilding in their back yards. 

The proposal for 1745 Rockland ignores these regulations: 

Instead of respecting the 280m2 floor space, the proponent seeks 836.04m2. 
Instead of the maximum 1 storey, 2. 
Instead of the 7.5m setbacks, 3.9m. 
Instead of a single residential building, 6. 

At the CALUC meeting of March 5, 2014, significant concerns about loss of privacy, site 
drainage, traffic and loss of the urban forest were raised, and the proponent commit
ted to addressing them. 

The applicant acknowledged concerns around the future of the property as strata and 
agreed to include legal language in the strata bylaws that would 
1. protect the common property trees which provide privacy to the adjacent resi

dents, including replacing them with equivalent species beyond their natural life 
and maintaining and replacing Good Neighbour Fencing as required, and 

2. provide strata bylaw language preventing the development of secondary living 
units. 

Further to privacy concerns, it is important that the dual row cedar hedging along 
1723 Green Oaks Terrace and 926 Richmond be installed and promptly replaced in the 
event of die off. 
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The site slopes to the south, and the downslope neighbours on Richmond voiced con
cerns about increased run-off with more hard surfacing. A commitment was made by 
the applicant to provide engineered site services that would alleviate any problems 
with three catch basins and storm drains as required to remediate run-off. 

There was considerable concern about traffic speeds on Richmond, the property en
trance, and visibility. The proponent agreed to work with local residents and Transpor
tation, reviewing what impact the proposed development would have on traffic. This 
would be supported by passing the proposed changes to the Street and Traffic Bylaw 
currently being considered to reduce speed from 50 to 40 kph on Richmond Road from 
Fort Street to Crescent Road. 

A commitment was made to retain as many of the mature trees as possible and to pro
tect the heritage home garden. 

Understanding that plans change, we emphasize how important it is that the windows 
on the north and south sides of the strata units remain as shown, high and narrow on 
the walls to allow light but to prevent overview of the neighbours. 

The RNA cannot overstate its primary objection to this proposal. With a panhandle lot 
in their backyards, neighbours should be able to trust that the regulations will be re
spected and that a one-storey single family dwelling with significant setbacks is all 
that can be built there. Council would be letting them all down by considering a de
velopment three times that in mass and six times that in density. 

Sincerely, 

Janet Simpson, President 
Rockland Neighbourhood Association 
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CITY OF 
VICTORIA 

Planning and Land Use Committee Report 
For Meeting of September 18, 2014 

To: Planning and Land Use Committee Date: September 4,2014 

From: Helen Cain, Senior Planner, Development Services Division 
_ Rezoning Application #00444 and Development Permit Application #000357 

Jec • for 1745 Rockland Avenue - Application to rezone from R1-A (Rockland Single 
Family Dwelling District) to a new zone to permit one single family dwelling unit 
plus six semi-attached dwelling units. Concurrent Development Permit 
Application. 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Rezoning Application and Development Permit Application for the property located 
at 1745 Rockland Avenue. The applicant proposes to rezone from the R1-A Zone (Rockland 
Single Family Dwelling District) to a new zone to increase the development potential to 
construct three side-by-side semi-attached buildings (six self-contained dwelling units) on the 
same lot as a Heritage-Designated house, built in 1902. The proposal for a total of seven self-
contained dwellings on this site exceeds the maximum number set out in the R1-A Zone. There 
are also concerns regarding the amount of surface parking related to the proposal and its effect 
on the conservation of the estate character and potential green space. 

The following points were considered in assessing these applications: 

• The property is designated as Traditional Residential in the Official Community 
Plan, 2012, (OCP). While the proposal is generally aligned with that land 
designation, it is not compatible with the OCP policies related to sensitive infill in 
Rockland on lots with estate character. Additionally, the proposed intensity of 
development would be inconsistent with the Rockland Neighbourhood Plan, 
1987. 

• Development and construction of the proposed new semi-attached dwelling units 
would be subject to control and regulation under Development Permit Area 15C -
Intensive Residential Rockland. While the proposal complies with some of the 
applicable design guidelines, the site plan does not adequately address the 
conservation of estate character and existing green space. 

• Staff have concerns with respect to the proposed 18 parking stalls which 
exceeds the number of parking spaces required. Surplus parking related to the 
proposed new dwelling units should be removed to reduce the extent of hard 
surfaces and to increase the open space, which would better align with the OCP 
strategic directions for Rockland and the associated design guidelines. 
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Staff are recommending that the Planning and Land Use Committee consider directing: 

the applicant to reduce the total number of dwelling units from seven units to six 
or fewer units 
the applicant to remove the parking spaces related to the new development that 
exceed the zoning standard requirement and to substitute soft landscaping in 
those spaces 
staff to prepare another report to return to the Planning and Land Use Committee 
once the revisions are complete. 

Recommendations 

1. That Council: 

a. indicate to the applicant that Rezoning Application #00444 and Development 
Permit Application #000357 for the property at 1745 Rockland Avenue should be 
revised to decrease the overall site density, reduce the number of self-contained 
dwelling units from seven to six or fewer, and reduce the number of parking stalls 
and related hard-surfaced area to provide one parking stall per new dwelling unit 
in addition to the parking provided for the Heritage-Designated house, with 
increased soft landscaping to be substituted for the hard surfacing; 

b. direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

Respectfully submitted, 

Deb Day, Director 
Sustainable Planning and Community 
Development Department 

Helen Cain 
Senior Planner 
Development Services Division 

3 and 
m^nt 

Report accepted and recommended by the City Manager: J_ 
Jason Johnson 

Date: 

HC/aw/ljm 

S:\TEMPEST_A7TACHMENTS\PR0SPEROVPLVREZ\REZ00444U745 ROCKLANO PLUC REPORT.DOC 

Planning and Land Use Committee Report September 4,2014 
Rezoning Application #00444 and Development Permit #000357 for 1745 Rockland Avenue Page 2 of 9 

Planning and Land Use Committee - 27 Aug 2015

Rezoning Application No. 00444 for 1745 Rockland Avenue --J.... Page 176 of 622



1.0 Purpose 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Rezoning Application and Development Permit Application for the property located 
at 1745 Rockland Avenue. 

2.0 Background 

2.1 Description of Proposal 

The subject property is a large lot containing a Heritage-Designated single family dwelling, 
which will be retained and is intended to be used as a single family house only, without a 
secondary suite. There is a tennis court on the eastern portion of the parcel which is proposed 
to be removed to construct three semi-attached buildings each comprised of two self-contained 
dwelling units to provide a total of six new dwelling units. Each semi-attached dwelling would be 
side-by-side in building layout, which complies with the R1-A Zone (Rockland Single Family 
Dwelling District) where "semi-attached dwelling" is a permitted use. In the Zoning Regulation 
Bylaw, the latter use is defined as "a building used or designed for use as two dwelling units, 
each having direct access to the outside at grade level and where neither unit is wholly or partly 
above the other". It is necessary for the proponents to apply for a rezoning since the proposal 
exceeds the number of self-contained dwelling units allowed in the current R1-A Zone 
(Rockland Single Family Dwelling District). 

The proposed site plan, architectural and landscape design include the following: 

• the single family detached Heritage-Designated house on the western portion of 
the lot and six new semi-attached dwelling units on the eastern portion of the lot 

• garage integrated with front elevation for each semi-attached dwelling unit with 
surplus surface parking stalls between the buildings-

• primarily stucco and board-and-batten siding with accent details in natural stone 
veneer and cedar panels on the new semi-attached units 

• vinyl windows with wood casements, wood entry doors and garage doors for the 
new semi-attached units 

• removal of some trees to permit new driveways and surface parking combined 
with retention of all mature trees around the north, west and south boundaries, as 
well as new trees adjacent to the east boundary and extensive plantings 

• new wall along the east driveway that is designed for noise abatement. 

Due to the high number and concentration of mature trees on the property, the applicant has 
provided an Arborist Report (attached) to support the proposed scheme. Impacts on the 
existing landscape character are discussed in "Section 4: Issues" of this report. 

2.1.1 Sustainability Features 

As described in the applicant's letter (attached), the proposed development would achieve Built 
Green BC Standards, including the use of natural materials for the exterior finishes and native 
species in landscaping design. The proposal would help to mitigate stormwater runoff related to 
the tennis court through reducing hard surfaces compared to existing conditions. 
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2.2 Existing Site Development and Development Potential 

The data table below compares the proposal with the existing R1-A Zone (Rockland Single 
Family Dwelling District), which was amended in 2011. However, the more detailed analysis 
undertaken in conjunction with this proposal has identified that the most recent amendment 
does not carry forward the previous practice of including the existing self-contained dwelling unit 
in the site area per unit calculation. An asterisk indicates this discrepancy between the proposal 
and the other regulatory approaches. 

Zoning Criteria Proposal 
Zone Standard 

R1-A 
(current) 

Zone Standard 
R1-A 

(prior to 2011) 
Site area (m2) - minimum 4950.80* 

(or 825.13 m2 per 
semi-attached or attached 
dwelling unit - six units) 

5010.00 
(or 835 m2 per 

semi-attached or attached 
dwelling unit - six units) 

5845.00 
(or 835 m2 required per 

dwelling unit - seven units) 

Total floor area (m2) - maximum 1306.31 n/a n/a 
Lot width (m) - minimum 58.58 24.00 24.00 
Height (m) - maximum 7.54 7.60 11 (single family dwelling) 

10.5 (attached and semi-
attached dwelling units) 

Storeys - maximum 2 2.5 2.5 
Site coverage (%) - maximum 17.08 25.00 25.00 
Open site space (%) — minimum 36.60 n/a n/a 
Setbacks (m) - minimum 

Front (east) - Rockland Ave 

Rear (west) - Richmond Ave 
Side (north) 
Side (south) 

32.35 (existing house) 
83.99 (new dwellings) 
70.39 (new dwellings) 

5.00 
3.90 

10.50 
10.50 

42.80 (25% lot depth) 
3.00 
3.00 

10.50 
10.50 

42.80 (25% lot depth) 
3.00 
3.00 

Vehicle parking (stalls) 7 minimum required 
18 provided 

7 minimum required 7 minimum required 

Attached dwelling siting rear side or rear side or rear 

2.3 Land Use Context 

The immediately adjacent land use to the north, south, east and west is single family dwellings 
located in the R1-B Zone (Single Family Dwelling District), R1-A Zone (Rockland Single Family 
Dwelling District), and R1-G Zone (Gonzales Single Family Dwelling District). 

2.4 Legal Description 

Lot A, Section 74, Victoria District, Plan 36239. 
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2.5 Consistency with City Policy 

2.5.1 Official Community Plan, 2012 

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is 
Traditional Residential. It should also be noted that the OCP includes policies to support 
heritage through allowances, such as zoning, to achieve a balance between new development 
and conservation through infill that is sensitive and demonstrates an innovative design. 

At the local area level, the OCP provides a land use policy vision and strategic directions for 
Rockland in the City-wide context, including several policies relevant to the subject property. 
The latter emphasizes conservation of historic architectural and landscape character, including 
urban forest on private lands, maintaining existing houses and large lots through sensitive infill 
that retains open and green space, and overall estate character. 

2.5.2 Rockland Neighbourhood Plan, 1987 

Aligned with the OCP, the Rockland Neighbourhood Plan, 1987 has policies that focus on 
retention of heritage and historic buildings, landscape and streetscape features, estate 
character and ensuring new development complements nearby heritage sites. This local area 
plan also states that the R1-A Zone should be retained. While the design of the proposed new 
semi-attached dwellings would complement the heritage house in form, massing and character, 
the density is significantly higher than the R1-A Zone and a larger site area per dwelling than 
proposed is needed to better respect the estate character of the lot. 

2.6 Consistency with Design Guidelines 

The proposed design for the new semi-attached dwellings is subject to OCP Development 
Permit Area (DPA) 15C Intensive Residential Rockland. In DPA 15C, building form, character, 
finishes and landscaping details are controlled and regulated in relation to the Design 
Guidelines for Attached and Semi-Attached Dwellings in the Rockland Neighbourhood, 2011. 
Staff assessment of the proposed design in relation to the guidelines is summarized below: 

• Siting of the semi-attached dwellings behind the heritage house would have no 
impact on views of the heritage house from Rockland Avenue while part of one of 
the new semi-attached buildings would be visible from Richmond Avenue. 

• The form and massing of the new semi-attached buildings are small in scale 
compared to the house and their design is complementary in composition, mix 
and quality of exterior finishes. 

• Windows would overlook adjacent yards of the houses located at 1711 and 1723 
Green Oaks Terrace and 1730 Lyman Duff Lane, but these openings are quite 
narrow and the north and south buildings are sited at a distance from the shared 
property lines. Similarly, potential overlook to the rear yards of houses on 
Richmond Avenue would be minimal due to the setback distance. 

• As a result of providing surface parking surplus to the minimum requirements of 
the Zoning Regulation Bylaw, the site plan and landscape plan for the eastern 
portion of the site are car-oriented with an excess of paved areas. However, 
these are permeable hard surfaces and the new site coverage for impermeable 
surfaces is less than the existing conditions with the tennis court. 
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• While some mature trees will be removed to construct the buildings and parking 
surfaces, including one Bylaw-Protected Big Leaf Maple, the landscape scheme 
retains all trees along the property boundaries and adds new plantings and trees 
along the east boundary. 

Aspects of the design that do not adequately comply with the relevant guidelines are discussed 
further in "Section 4: Issues" of this report. 

2.7 Community Consultation 

In accordance with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning Applications, the applicant consulted with the Rockland CALUC on March 
5, 2014. A letter from the CALUC is attached to this staff report. 

3.0 Issues 

The main outstanding issues related to these applications are: 

• proposed density and permitted uses 
• consistency with design guidelines 
• underground infrastructure and right-of-way. 

4.0 Analysis 

4.1 Proposed Density and Permitted Uses 

The R1-A Zone, Rockland Single Family Dwelling District, sets out key rules related to land use 
and development potential. With respect to the land use, the R1-A Zone allows a variety of 
uses including single family dwellings as well as attached and semi-attached dwellings. In the 
Zoning Regulation Bylaw, a "semi-attached dwelling" is defined as 'a building used or designed 
for use as two dwelling units, each having direct access to the outside at grade level and where 
neither unit is wholly or partly above the other". An "attached dwelling" means "a building used 
or designed as three or more self-contained dwelling units, each having direct access to the 
outside at grade level, where no dwelling unit is wholly or partly above another dwelling unit". 
These definitions will be relevant in considering the potential resolution of the minimum site area 
per unit concerns discussed further below. 

As indicated in "Section 2.3" and laid out in the data table, the key issue that has necessitated 
the rezoning is the number of units proposed on the site relative to the site area. The overall 
site area is 4,950.80 m2, in a highly unusual shape with a conventional frontage on Rockland 
Avenue and most of the site located in the R1-A Zone, with a much narrower extension of the lot 
to front on Richmond Avenue, providing a driveway to the new semi-attached dwellings, which 
is currently zoned as R1-B, Single Family Dwelling District. To simplify the analysis and since 
this is proposed as a site-specific rezoning, the analysis has treated the entire site area as if it 
were entirely in the R1-A Zone. 

The current R1-A Zone relies primarily on establishing a minimum site area of 835 m2 for each 
attached or semi-attached dwelling unit to determine the potential number of units allowed. 
Based on this, the site at 1745 Rockland Avenue is too small to accommodate the proposed six 
new semi-attached dwelling units; the site would need to be 59.2 m2 larger in size to meet the 
835 m2 per unit rule. Said another way, there is only 825.13 m2 of site area per semi-attached 
unit provided instead of the 835 mr required. 
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It should be further noted that the R1-A Zone was amended in 2011 with an unintended change 
to site area requirements. Prior to the 2011, the regulations stated that the minimum site area 
was 835 m2 per dwelling unit which as a practice had included the existing single family unit in 
the calculations of required minimum site area per unit. Under the previous R1-A Zone, the 
minimum site area required to accommodate the existing single family dwelling unit plus the 
proposed six new semi-attached units would be 5,845.0 m2 or 894.2 m bigger than it is. Said 
another way, the proposed development is only providing 707.25 m2 per dwelling unit instead of 
the 835 m2 previously required, or about 85% of the previous requirement. 

Given this analysis and the fact that in every calculation method, the proposal is requesting 
more dwelling units than the current zoning allows, staff do not recommend that Council 
approve the rezoning necessary to allow the proposed total of seven units (the one existing 
single family house plus six new semi-attached units). Staff would recommend that Council 
either decline the rezoning outright or that the proponent revise the proposal to a maximum of 
six units (one existing single family house plus five or fewer new dwelling units). It is recognized 
that a total of six dwelling units on the site would still be providing only 825.13 m2 of site area 
per unit overall, compared to 835 m2. 

4.2 Consistency with Design Guidelines 

4.2.1 Landscape Character 

Three new buildings would cover the eastern portion of the lot with limited open and green 
space. While a number of trees would be removed to construct the new buildings, driveways 
and parking areas, the proposed Landscape Plan includes the retention of clusters of trees 
through careful siting and use of brick pavers as a permeable surface rather than impermeable 
concrete in the surface treatment. One Bylaw-Protected Big Leaf Maple would be removed but 
would be replaced with two trees in a nearby location, in accordance with the Tree Protection 
Bylaw. In addition, new trees would be planted along the east boundary to mitigate the loss of 
mature trees near the property line. 

4.2.2 Vehicle Parking and Access 

The number of surface parking stalls that are proposed exceeds the zoning criteria applicable to 
the new development. It is accepted that the existing single family heritage house, oriented to 
Rockland Avenue, provides five parking stalls, exceeding the minimum standard related to that 
unit. Each of the new semi-attached units includes a single car garage as well as driveways of 
varying lengths. The further provision of an extra surface parking stall related to each new unit 
has introduced a greater extent of hard surfaces that does not respond to the design objective 
for more natural or soft landscaping characteristic of Rockland yards. Staff recommend the 
removal of the surplus surface parking for the new units to lessen the extent of hard surfaces 
and that additional soft landscaping features be added in this available open space. 

4.3 Underground Right-of-Way 

There is an existing Section 219 Covenant registered on title for the purpose of permitting an 
Underground Right-of-Way and sewage and stormwater piping and drains to traverse the land 
parcel. This existing infrastructure was installed in part to provide services to other properties 
on Rockland Avenue. 
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The proposed site plan would require relocation of the sewage and stormwater piping and 
drains, and the Underground Right-of-Way, presently secured through a Section 219 Covenant. 
Should Council choose to advance the Rezoning Application, staff recommend that a legal 
agreement be prepared, executed and registered to secure the commitment to the relocation of 
the Right-of-Way and associated infrastructure, prior to a Public Hearing. It should be noted 
that the applicant would be responsible for future construction costs related to this infrastructure. 

5.0 Resource Impacts 

There are no resource impacts associated with this development. 

6.0 Conclusions 

Staff consider the concept of infill on the subject property to align with the OCP and Rockland 
policies related to mix of housing types in City neighbourhoods and heritage conservation. 
While a degree of flexibility of the zoning standards related to the new attached or semi-
attached dwellings would be acceptable to accommodate population growth in this local area 
and to help support heritage retention, the proposal as presented is requesting more residential 
dwelling units than is appropriate However, the proposed site plan, architectural and landscape 
design are generally well-considered with respect to form, massing and character and 
minimizing the potential impact on the mature landscape character. Staff are, therefore, 
recommending that the proposal be revised to decrease the overall number of dwelling units on 
the site to a total of six or fewer and that the new dwelling units provide one parking stall as a 
garage and remove all the surplus surface parking and replace it with suitable soft landscaping. 

7.0 Recommendations 

7.1 Staff Recommendations 

1. That Council: 

a. indicate to the applicant that Rezoning Application #00444 and 
Development Permit Application #000357 for the property at 1745 
Rockland Avenue should be revised to decrease the overall site density, 
reduce the number of self-contained dwelling units from seven to six or 
fewer, and reduce the number of parking stalls and related hard-surfaced 
area to provide one parking stall per new dwelling unit in addition to the 
parking provided for the Heritage-Designated house, with increased soft 
landscaping to be substituted for the hard surfacing; 

b. direct staff to prepare a further report to the Planning and Land Use 
Committee regarding the revised proposal. 

7.2 Alternate Recommendations (decline) 

1. That Council consider declining Rezoning Application #00444 and Development 
Permit Application #00357 for the property located at 1745 Rockland Avenue. 
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8.0 List of Attachments 

• Zoning map 
• Aerial photo 
• Letters from Hillel Architecture, Inc., stamped June 10, 2014, and March 12, 

2014 
• Plans for Rezoning Application #00444 and Development Permit Application 

#00357, stamped July 24, 2014 
• Arborist Report from Talbot McKenzie dated October 24, 2013 
• Letter from Rockland Community Association, stamped April 8, 2014. 
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Received 
Gty of Victoria 

06 June 2014 
Manning & Development Department 

Development Services Division 

JUN 1 0 2014 Hillel 
a r c h i t e c t u r e  

Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

r*— , „ » _— 
RE: Rockland Avenue Residences 

1745 Rockland Avenue, Victoria BC 

Rezoning and Development Permit Applications 

We hereby submit, on behalf of developer Magellan Holdings Ltd. appointed by the owners of the property, a rezoning 
application and a concurrent development permit application for the redevelopment of a mature Rockland area property and the 
ongoing protection of a designated heritage home. The following report is dhrided in to the following sections; 

1. DESCRIPTION OF PROPERTY 
The subject property is located at 1745 Rockland Avenue and is a through property that connects to Richmond Road. The site is 
currently occupied by a single-family dwelling of heritage value. A winding path through mature landscaping leads to a large 
sunbathed tennis court to the rear of foe home before eventually connecting to a narrow fane leading down towards Richmond 
Road. At 4,850 sq.m. (±1.2 acres, ±52,200 ft2), foe proposed site is generous though it largely remains concealed from both 
streets. It also is concealed from most of foe surrounding neighbouring properties due to mature landscaping we* above a storey 
in height. 

Hillel Architecture Inc. page 1 of 16 
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2. DESCRIPTION OF EXISTING HERITAGE HOME 
3. ZONING CONTEXT AND BYLAW REVIEWS 
4. ZONING COMMENTARY AND DESIGN RATIONALE 
5. ARCHITECTURAL INTENT, DESIGN RESOLUTION 
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The site has been owned by a local family for generations and their ownership will remain. The first stage was the protection of 
the original heritage home. This proposed redevelopment of the site, stage two, is designed to respect the prominence, setting, 
and views associated with the original heritage home. The goaf is to develop the rear portion of the property currently occupied 
by a competitive size tennis court no longer enjoyed by the family. A development which is in keeping with design guidelines for 
low-density residential infill development, whie providing an opportunity to create three two-family dwellings, sympathetic to 
surrounding buildings and landscape patterns. A development which, we emphasise, wiM be entirety concealed from both 
Rockland and Richmond Roads. 

Views of the proposed buMng site: nMing W5 (71SS ft2 ] of acphalt tennis court no longer used. 
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2. EXISTING HERITAGE HOME 
Die designated heritage home, accessed from the Rockland Road property entry, is referred to by name as the Ash ton. The 
Ash ton was designed by Francis Mawson Rattenbury, and buit in 1901. The current family members, owners for now multiple 
generations, wi continue to own the Ashton following this proposed development. The owners requested ft is home be 
designated in 2010. This heritage designation was granted by the City of Victoria. 

This was in fact toe owner's first step in preserving the Ashton. This second stage is the protection of the heritage gardens and 
setting of the Ashton, while also carefully developing its unseen rear properties. 

As requested by the Planning Department, floor plans of this single 
fantity home have been documented. Under this development 
proposal, Ms house wM, by covenant, be protected as a single 
forrtity home for perpetuity. No interior or exterior changes are 
planned under ftis stage two of the protection of this heritage home. 

Plans and elevations were not requested at the time of tie request 
for Heritage Designation of ftis residence, and no record drawings 
or original permit submission drawings have been found at ftis time. 
Die plans recording this as a single family residence today, as 
requested, have been documented and are contained in ftis 
submission package. Extensive photographic coverage is available 
on request. A limited number of these images have been submitted 
as elevation records. 
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3. ZONING CONTEXT 

a) Designation 
Currently, the site has two zone designations applied over portions of the property: R1-A and R1-B. Subsequent to a number of 
discussions with planning staff at the City of Victoria, preliminary discussions with the Rockland Neighbourhood Association, and 
taking into consideration input received from surrounding neighbours, a site specific zone is being requested for this whole site. It 
has been requested that a zoning comparison, based on the current R1-A zone and an R1-A5 zone be provided. 

The development request is to permit the creation of 7 strata-titled units, to cover the existing heritage house and a portion of the 
property appropriate to its floor area as determined by zoning and a registered BC Land Surveyor, and 3 new two unit townhouse 
residences on foe remaining portion, each with exclusive use parking areas and private green spaces. The R1-A5 zone, 
Rockland (St Charles) Townhouse District was deemed by planning department staff to be the most suitable for comparative 
purposes. For the design team, our original goal was also to respect the zoning criteria of alt surrounding properties to ensure 
that the proposal does not impose. Therefore throughout this design report, comparisons to the R1-B zone are also made. 

b) Density comparison 
A review of lots sizes surrounding 1745 Rockland Road was undertaken. The results are assembled on foe enclosed site photo. 
As a point of comparison, the approximate land surrounding each buiding is demonstrated. This shows that the approximate size 
foe proposed land areas' and buildings are no different foan those of foe properties that surround foem. Although this is not an 
officially acceptable comparison, it does have value. Land areas are simter. Building footprints are similar. Therefore their 
average site coverage of the new buildings, in their context, is not dissimilar to foose that surround foem. 
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Summary of permitted Lot sizes as per zoning regulations 
The heritage home currently resides on a portion of the site which is zoned R1 -A. This proposal, by intent, was to completely 
respect the criteria of ail of its surrounding neighbours and strict adherence to the criteria of the R1-B zoning was the starting 
point of the design team process. R1-5A was identified by the Planning Department as a suitable similar zone for comparison 
purposes. 

R1-A permits single famiy homes on 740m2 lots, and for attached I semi attached dwellings at 835m2 Ea = 1670m2 
Two "homes" therefore would occupy 1480m2 
Two "townhomes" would occupy 1670m2 (a 12.8% penalty for this more efficient housing type) 

R1-B permits single famiy homes on 460m2 lots. 
R1 5A, our designated zoning regulation of comparison, lists 470 m2 per unit 

c) Density Analysis, 
This proposal for 1745 Rockland provides 707m2 per unit, and 1414m2 per attached dwelling. 
It exceeds R1 Brrtn lot standards (all neighbouring properties) by 153% (our target reference) 
It exceeds the reference zone standards of R1-A5 by 150% (City's target reference) 
It closely follows the larger R1 -A single famiy lot standards of 740m2:95% 
It is respectful of R1-A attached dwelling standards of 1670m2; 85%. 

The project exceeds all setbacks of ALL zones above and substantially in many regards.. 

Reference Zone: 
R1-A5M*irt(Mne(f*s 
min. 470 m2'per unit". 

Therefore fot two uniis 
tw squats 940 m2 for a 
duplex 

R1-B 

mn. ate ouflhe 

RT-8 

mfn. eHeouSne 

R1 -Blots are 
dilfnad at nvn. 
460 m2 
2 of the* loH side 
by elde would equal 
920 mZ 

tMLiteotfins 

The proposed project 
requeue 707m2 "per unT. 
Therefore two units He 
•quilt 1414 m2 lor a duplex 

The intent was to respect the surrounding property owners, and R1-B standards feerefore became our target reference for this 
development proposal. We exceed fee permitted zoning density of fee surrounding lots by 153%. 
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d) Building Height 
The new buildings vary slightly in building height relative to their calculated average grade as you progress across the site, from 
a height of 7.21m to 7.54m. They have been designed to respect the surrounding neighbours and the permitted building heights 
of their zones. 

Comparatively speaking, al three buildings ate below tee permitted ht of 7.6 m defined by the R1-A. All three buildings are 
below the permitted ht of 7.6 m defined by the R1-B zones of all surrounding properties. The City had asked teat we compare 
this proposal with the R1-A5 zone in which the maximum permitted hi is listed as 7.0m. The proposed buildings exceed this by a 
modest amount (from 210mm to 540mm: average 375mm). The diagram below shows tee lower permitted ht of the R1-A5 zone, 
lowest and tee highest of tee three proposed buildings in the centre of the diagram, and tee higher permitted ht.s of bote the 
R1-Aand R1-B zones. 

max. buitdiog height proposed project 
building 3 height 

proposed project 
buMing 2 height 

max. buSding height 

e) Parking 
The amount of off-street parking provided exceeds tee minimum requirements. A minimum of one stall per dwelling is required. 
We have officially provided double this requirement by providing 2 stalls per residence. One enclosed, and one guest stall, to 
addition, we have ensured teat each driveway has sufficient length to accommodate parking outside of tee garage, as an 
unofficial additional parking opportunity. Because tee new residences are set back from Richmond Road, guests entering tee 
private lane must al know with confidence, teat when they enter this property teat sufficient parking is available. We wished also 
to reassure residents along toe busy parking corridor of Richmond Road (generated by new sports fields and new theatre), teat 
this project is not adding to a parking burden to toe community. Off-street parking has been designed using high quality, 
permeable and durable paving materials. 

f) Greenspace and site coverage 
The City has asked that we consider removing excess parking. Reducing the parking count is typically not encouraged by 
council and we would prefer to honour our parking as proposed. Part of toe City's concern was increasing our green space, 
in reviewing this issue we must note that toe current solution offers tee following favorable site coverage, in comparison to its 
potential zoning criteria of its neighbours: 

40% site coverage for R1-A, 
40% site coverage for R1-B, 
35% site coverage for R1-A5, 
17.8% as proposed. 

Our green space, the resultant percentage of landscaped areas after deduction of aH paving, build togs, decks, stairs, and hard 
surfaces is approximately 34%. Not only would very few proposals provide toe very significant setbacks we are able to provide, 
but now we also find herein a statistic which is again reflecting very weN on the proposal submitted. A minimum green space is 
stated on tee R1-A5 zone. We comply with this zone. 
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4. ZONING COMMENTARY AND DESIGN RATIONALE 

a) Neighbourhood consultation 
Over the course of developing toe proposed scheme, a detailed analysis of otoer R1-B properties in close proximity was 
undertaken to better understand the context of the Rockland neighbourhood. This included a review of a more traditional four-lot 
subdivisions of fee simple lots at foe rear of the property as an alternative to the three duplexes being pursued. The developer 
initiated a series of one on one interviews with neighbouring property owners, detailed drawings in hand, and of the 23 interviews 
which took place, 22 were supportive of toe proposal to develop 3 duplexes vs 4 single family homes. The 23n) was a property for 
sale. The neighbours appreciated that a comprehensive, more controlled approach to site planning, circulation, building design, 
and toe comprehensive site maintenance that would result from a strata development than would result from toe creation of 
perhaps 4 fee simple R1-B lots. When separately developed, single family homes, their varying styles, their various fences, even 
the intent "to fence" one's private property would visually divide this lot and detract from the property openness and ambiance. 
The R1-B zone criteria, when applied to a 4 Lot solution resulted in much closer buildings to neighbours, much higher density of 
buildings, increases in site coverage, and substantial decreases in setbacks. 

b) Breathing Room 
Directly related to this point is the request of toe City for more "breathing room" between heritage home and new work. 
The minimum 7.5m rear yard setback in both R1 -A and R1 -B lots is one form of breathing room that can be measured as a 
sign of acceptable local 'distances' between building faces. With these two zones, two rear yards back to back would permit 
15m between building faces. The proposal greatly surpasses this acceptable 'breathing space': 

Duplex units 6 & 7 building's faces are placed 30.6 meters from closest corner of the heritage home. 
Duplex units 4 & 5 building's faces are placed 38.1 meters from closest corner of toe heritage home. 
Duplex units 2 & 3 building's faces are placed 43.0 meters from closest corner of toe heritage home. 

c) Privacy Impacts 
A second issue related to one's perception of neighbourhood density, is a request by toe City that we show the location of 
adjacent houses and provide information related to privacy impacts. In toe following photo can be found the distances 
between building faces and the approximate land area surrounding each buBding in toe neighbourhood. 
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Similar to breathing space around the heritage building, the perception of privacy can be a result of understanding the 
distances between building faces. The minimum 7.5m rear yard setback in R1-A and R1-B surrounding properties combined 
with the front yard setback of 7.5m from the target reference zone, R1 -6, is one form of breathing room that can be measured 
as a sign of acceptable and predictable privacy between new building faces and those existing outdoor private spaces of 
neighbouring homes. With this in mind, ft would predict that 15m between the new building faces and the rear yard building 
faces of the existing homes is an acceptable measure of privacy. Our proposal greatly surpasses this 'breathing space", or 
this measure of acceptable privacy: 

Duplex units 6 & 7: bldg front faces over 20.4 meters from property line, ±40.3m to neighbour's building face 
Duplex units 4 & 5: bldg front faces over 12.7 meters ftom property line, ± 28.9m to neighbour's building face. 
Duplex units 3: bldg front faces over 18.7 meters from property line, 38.5m to neighbour's bldg face 
Duplex units 2: bldg front feces over 23 meters from property line, 38.5m to neighbour's bldg face. 

These significant distances come from a proposal that voluntarily exceeds neighbouring zoned standards of front yards, rear 
yards, and side yards. Graphically these distances result in the proposal section shown below demonstrating the actual 
distances relative to building side elevations. The distances are dramatic, far exceeding expectations. 

I DESIGNATED HERITAGE HOME 
1745 ROCKLANO AVENUE 

PL NEIGHBOURING HOME I 
830 RICHMOND ROAD 

INTERNAL SECTION 
NOT VISIBLE FROM RICHMOND AVENUE OR ROCKLAND AVENUE 

In addition, intentionally, no primary living spaces have windows overlooking the sideyards in this proposal. 

Side yards 
It should also be noted that another form of comparison of perceived privacy is in understood from toe sideyard setbacks. In 
this context, each surrounding R1-A or R1-B zone, toe min side yard setback is 3m, so potentially homes could exist where 
there is 6m between building faces. Here again, tire proposal provides the following distances between building faces; 

Duplex units 6 & 7: bldg faces ±20.4m and ±18.2m to neighbours building face 
Duplex units 4 & 5: (central building, internal to project, no impact on neighbours). 
Duplex units 2 & 3: bldg front feces over 12.4 meters and 7.4m to neighbours bldg face. 
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Once again, demonstrating this graphically reveals the much greater privacy between dwellings than existing zoning would 
create, and more privacy than existing neighbours currently enjoy. The diagram below demonstrates the Richmond Road 
Street edge adjacent to our proposal for 1745 Rockland Road. 

The proposed streetscape shown above demonstrates the proposals more generous spacing of residences. We must also 
note that this 'streetscape* is internal, and completely concealed from both Richmond and Rockland Roads. 

All homes typically look into their neighbour's rear yards, and rear yard areas are also typically beside neighbouring rear 
yard areas, therefore compromising one's conversational privacy outdoors. In this proposal, neighbours private outside 
spaces are adjacent to Iris proposal's unoccupied side yards. In the other direction, a neighbouring private rear yard area 
is adjacent to our "unoccupied* and very generous front yard setbacks. It would appear that this proposal significantly 
exceeds privacy that could be anticipated by the current zoning(s) - alt of trem. 

d) Sound 
These very large distances are significant when mitigating noise (vehicles or conversation} which diminishes by the distance 
squared. 

"Sound pressure is inverse t/ proportional to the distance of the point of measurement 
from the source, so that if we double the distance we halve the sound pressure'. 

Sound Energy Quantities: 
Sound intensity, sound energy density, 

sound energy, acoustic power: 
Inverse Square Law 1/r* 

In a neighbourhood where rear yard building faces could be 15m from each other and meet zone regulations, we have a 
solution that is providing over double that distance; 40.3m, 38.5m, 38.5m, and one location just under double that distance: 
28.9m. Simforiy, our side yard distances also exceed acceptable zone standards and in some locations, these too, are over 
double the acceptable standards. The vehicle sound source location varies significantly from that which would be 
acceptable in this neighbourhood. Any home would be permitted to have a family car in a front yard driveway, or have a 
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driveway that passes by a home to enter a garage in their rear yard area. The proposed development places cars typically 
well away from neighbours windows, and far exceeding distances that would typically arise from cars in front yard driveways, 
or in rear access driveways. 

The loudest sounds from cars are typically generated at their locking and unlocking (a high frequency alarm's beep), or from 
a car engine starting. In the proposal, ffiese distances from vehicle parking where these sounds would be generated are 
well in excess Ihe distance that is acceptable in these zones. Where a car could park within mere meters of a neighbouring 
window, this proposal provides the following distances from the sound source - the commonly parked car in a driveway, in 
front of a garage (not even an official stall) - to the closest window of a neighbouring residence: 19.8m, 35m, 35m, 26m, 
26.9m, 35.5m, 9.2m. This averages ±25m and exceeds that which would occur under the compared zones - all of them. 

It should be noted that 976 Richmond Road has expressed a concern over the potential noise of vehicles passing their 
home in the proposed access lane. They have suggested, through a friend and consultant, that portions of this fence be built 
of concrete components similar to a sound attenuating barrier along a highway. The Developer has accepted this request 
and this portion of fencing has been demonstrated on revised landscaping plans. By the paragraph above this would 
appear completely acceptable in all of these zones. 

5. ARCHITECTURAL INTENT, DESIGN RESOLUTION 

The fabric of this community consists primarily of medium to large single family homes, where low-density residential infill 
development, such as duplex or small scale townhomes, as set out in the OCP have been given consideration where 
appropriate. For the owners of the existing heritage house, the developer, and the design team, the form and character of the 
new buidings, including silting, scale, massing, exterior finish and detailing, must be sympathetic to its built and natural 
surroundings. There is no desire to impose on surrounding properties, especially those wife heritage significance, nor undermine 
their prominence from the street 

A) Site Design 
This proposal develops a site area of an existing competitive sere tennis court deep in tire lot and hidden within the property 
from both Richmond and Rockland Roads. The Court provides a large, clear, level area suitable for new development This 
tennis court is 665.5 m2 of asphalt in area. 7163 ft2 of site coverage of a hard surface without the ability to absorb, retain, or 
even control its water run off. This water run off has also provided significant volumes of overland water flow into neighbouring 
rear yards. 

As a comparison, the new development has a site coverage of 507 m2 of new buildings. A reduction of this site coverage. Or one 
could compare the tennis court area wifi new planned paved areas. In ffiis comparison, fee former tennis court area of 665 m2 
would compare with the 709m2 of ail roads, ati parking areas, all driveways, and pathways combined. The roads, however, are 
internally drained and will prevent surface water run off from al driveway surfaces. The buildings will, as expected, take all roof 
water flows and channel this volume to perimeter storm water systems. This development will therefore positively improve the 
current overland water flow issues that the owners became aware of only after interviewing the neighbours through this process. 
That tennis court over time has provided difficulties to neighbouring properties. We are amending this "found* issue. 
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Access location 
This site has the unique benefit of access from two sheets, therefore the new development wi be accessed from Richmond 
Road. The new development is completely concealed from Rockland Road, in addition, the original home wiH be spared the 
usual condition of having to drive past it on a generous width road bed in order to new work typically built in rear yard portions. In 
this proposal a private lane off of Richmond Road will serve foese new residences. This new access lane travels 71 meters into 
the property from Richmond Road before the face of foe first garage door, ensuring this new "streetscape" is completely 
concealed from Richmond Road. Being concealed from both roads dramatically lowers the imposition of this project on foe 
greater neighbourhood. 

B) Housing Type 
A duplex is a remarkable vehicle for prowling foe qualities of a single-family home in a typically more affordable manner. There 
is Kttfe or no compromise to foe qualities of space, both indoors and extending outwards to private green spaces. The two plus 
bedroom homes are well suited to couples, young families, empty nesters and everyone in between. While children can play 
outdoors on quiet, safe drives with little traffic, the site is equally Wei-suited to foose wanting an in-town locale but appreciative of 
the quietness foat this retreat-Ike setting wi! provide being so removed from the neighbouring roads. 

C) Architecture 
The form and character of the new buildings are intended to respect this well-established neighbourhood. Much of foe gable roof 
top and upper storeys reflect foe more traditional architectural expressions and details of the neighbourhood context and tend to 
remain the most visible. The building volume takes a gable ended traditional roof with gable ended dormers referenced from foe 
original heritage home, and places this volume on a flat roofed plinth similar to the original home. 
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As your eye travels down the exterior facade from this traditional roof to the building lines and glazing patterns of the lower 
storeys, the design evolves into a more contemporary expression, yet still reflecting those traditional materials and proportions. 
They present a more modem, more generously glazed, cleaner lined composition on this lower level. It is at the tower level that 
traditional stone is used, similar to heritage home and other homes in the community, to draw attention. Here that strong 
reference to the past (he stone) is used to define the proposals modem edge. A juxaposition. A planned one. 

Windows on the main floor, in keeping with contemporary open interior design, and a desire to maximize views, are generous in 
height. Provide a greater connection with the outside natural setting. They extend the more traditional window proportions of the 
upper, more private and traditional storeys. This is demonstrated best in the rear facades, and the front entry areas of he front 
facades. 
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d) Response to Heritage Home 
The City has asked how our design "is responsive to heritage home". The designated heritage home is designed hy known 
respected architect and Is unique. We want to preserve that uniqueness - not copy or build on it We wish to protect fts 
uniqueness and tots ts the standard approach towards heritage buildings accepted worldwide, and as stated in the guide to 
the conservation of heritage buildings: new work is to be distinct so as to make dear that which is heritage from teat which is 
new. But it can be the generator of some criteria, some design references. One just has to be careful NOT to reproduce it. 

The original home contains gabie ended main roofs and subordinate 
perpendicular gabie ended dormer roofs. The original home places this 
roof over fiat roof sections of the main floor. This basic volume was in 
fad the design influence for the new bldgs that were to respect but not 
copy that original home. 

Our new buildings feature a prominent gabie ended main roof, and twin 
perpendicular subordinate dormer roofs, each gable ended. The roof 
forms the same volume in plan as the original home. In addition, tie roof 
volumes sits above the flat roofed main floor below as does the original 
home. 

The main facade of toe heritage home presents three part window divisions, as do the new buildings. The subordinate side 
gables of toe heritage home offer two part divided windows, as do toe new buildings. The original home contains stone 
feature elements on the ground floor to define key features and caK attention to toe main entry. So too, do the new buildings 
draw attention to the main entry by toe use of stone features. Special attention should be noted here, that we do not use 
stone to appoint the garage entry. This element is slightly recessed, and purposefully understated. It is toe front door to 
which toe design brings one's focus. 

In addition, many more design references were taken from toe neighbourhood in order to blend with toe larger 
neighbourhood's context and character as a whole. Features, trim patterns, materials, and typical design style were all 
considered. It was important to have some design references from toe main house but not too many so as to seem as if we 
woufd undermine its uniqueness, and to have many design elements drawn from neighbourhood inspiration to ensure a "fit" 
toat should result in these buildings being perceived as "always being there' as time passes. 
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e) Exterior finishes 
The City has asked us to reconsider exterior finishes for durability and their fit with the heritage home. The exterior materials 
engaged are stone, cement based stucco with fine stone dashing, and solid wood trim. This same material palette is used 
extensively throughout Victoria, and is present on numerous, if not most, heritage homes. Many of which have lifetimes 
extending beyond 100 years. Few materials can exceed the durability of stone, or cement based stucco with fine stone 
dashing. 

The exterior of toe "Ashton" is unique, and green in colour. As this colour is unique its repeated use may detract from to at 
uniqueness. In addition, this is toe colour of toe Ashton today. Tests have not been conducted on site to verify if this is infact 
the original intent for toe Ashton. 
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f) Varying housing design 
The City has requested the owners consider different building designs for each building. TypicaBy, zoning statements 
advocate that muKMamiiy residential buildings project a cohesive, uniform architectural response. And that when a heritage 
building is present, that it provides some of those design references to fie the composition logefoer. The proposed solution 
does make design reference to the existing designated residence, and also takes numerous references from the Rockland 
Neighbourhood as a whole. 

We have illustrated in the previous page that the proposal has been edited to include three colour schemes for exterior 
materiats to increase some variables in foe buddings, and yet will also have both fagade design and a selection of stonework 
and trun which carries over from budding to budding to le foe composition togefoer. Individual colour schemes for foe foree 
buildings provide distinction on foe more intimate scale of a resident returning to their "home*. Three different driveway 
approaches also ensure a more individual setting to each new building. And at no time is foe existing heritage home or its 
setting changed in anyway. 

g) Paving materials 
The City has asked that we not consider brick pavers because of their limited weight bearing potential. It should be noted 
that brick pavers can be used for fell weight bearing capacity requirements of municipal roads, and can be engineered to 
withstand ail imposed loads. The road base is engineered for foe purposes intended. A local example: At foe Selkirk 
Waterfront al roads are capable of municipal traffic and no vehicle damage has resulted over foe years. What does result is 
foe abiity to lift foe paving materials to amend foe services below grade, and reinstall the paving materials. 

The driveway at 1745 Rockland was designed as a tire access route to support tire fighting vehicles and would have 
handled those imposed loads. During the technical review, foe Fire Department identified foatsprinklering foe buildings in 
exchange for this tire access route was permitted. The revised proposal exercises fois option to sprinkler foe buildings. As a 
result revised drawings reduce foe width of foe roadbed, and increase foe landscaping by approximately 2000 ft2 over foe 
original proposal. This was a good outcome, and a pleasure to amend foe drawing herein. 

We trust that the foregoing provides you with sufficient information for foe Planning and Land Use Committee. The owners, the 
elected developer, and the architectural firm wil gladly make ourselves available for a full presentation at foe PLUC project 
review, and at any City Council meeting if the members believe this would help provide any further clarity. We certainly find that 
even though fois submission correspondence Is lengfoiy, there is even more design considerations foatcouki be mentioned that 
have not made tie "cut" to be enclosed herein. 

We ail befeve, that this proposal has been designed with utmost care, respect for both foe criteria of local zoning, but also the 
more important subjective criteria important to foe neighbourhood. In many cases, as outlined above, we exceed zoning 
requirements several fold. Should you require additional information or clarification, please do not hesitate to contact us. 

Regards, 
HBel Architecture Inc., 

Conclusion 

Peter Hardcastie 
Addressed to Mayor and Council, 
Includes response to Planning Department commentary integrated throughout 
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10 DECEMBER 2013 

Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

RE: Rockland Avenue Residences 
1745 Rockland Avenue, Victoria BC 

Received 
City of Victoria 

MAR 12 2014 

Planning fi Davdofxiwnt Department 
Development Services Division 

Hillel 
a r c h i t e c t u r e  

101 ISA! Oak bay Avenue 
Victoria BC VSR - ICS 

phoor 2JO .£>2.;»K8 
fc« 2J0.S0Z.oi-J 

Rezoning and Development Permit Applications 

Mayor and Council, 

We hereby submit, on behalf of developer Party Street Developments Lid. appointed by the owners of the property, a rezoning 
application and a concurrent development permit application for toe redevelopment of a mature Rockland area property and toe 
ongoing protection of a designated heritage home. 

The subject property is located at 1745 Rockland Avenue and is a through property that connects to Richmond Road. The site is 
currently occupied by a single-family dweWng of heritage value. A winding path through mature landscaping leads to a large 
sunbathed tennis court to tire rear of tire home before eventuatiy connecting to a narrow lane leading down towards Richmond 
Road. At 4,850 sq.m., toe proposed site is generous though it largely remains concealed from boto streets, and most of the 
surrounding neighbouring properties due to mature landscaping well above a storey in height 
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The site has been owned by a local family for generations and their ownership wHI remain; however, they have an opportunity to 
benefit from the careful redevelopment of the site, and in particular, foe rear portion of the property currently occupied by a 
competitive size tennis court no longer enjoyed by tire family. The proposed redevelopment of foe site is designed to respect the 
prominence, siting and views associated with the original home, which is in keeping with design guidelines for low-density 
residential infill development, while providing an opportunity to create three two-family dwellings, sympafoetic to surrounding 
buldings and landscape patterns. 

CONTEXT 

Currently, foe site has two zone designations applied over portions of foe property: R1-A and R1-B. Subsequent to a number of 
discussions with planning staff at foe City of Victoria, preliminary discussions with foe Rockland Neighbourhood Association and 
faking into consideration input received from surrounding neighbours, a site specific zone is being requested for the whole site, 
based on a modified R1-A5 zone, to permit the creation of 7 strata-titled units, to cover foe existing heritage house and six new 
residences, each with exclusive parking spots and private green spaces. The R1-A5 zone, Rockland (St Charles) Townhouse 
District was deemed to be tire most suitable for the site, for comparative purposes. 

"T 
RtjA5 

min. lite outline 

Reference Zone: 
R1 -AS lots are defined as 
min.470 m2"perunir. 

Therefore for two units 
this equals 940 m2 for a 
duplex. 

R1-B 

min. site outline 

R1 - B Ms are 
defined as min. 
480 m2 

2 of these Ms side 
by side would equal 
920 m2 

The proposed project 
requests 707m2 "per unit". 

Therefore two units this 
equals 1414 m2 for a duplex 
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Over the course of developing the proposed scheme, a detailed analysis of other R1-B properties in close proximity was 
undertaken in an effort to bettor understand the context of toe Rockland neighbourhood and expectations for future infil 
development This included a review of a more traditional four-lot subdivision of fee simple lots at the rear of toe property as an 
alternative to toe three duplexes being pursued. The developer initiated a series of one on one interviews with neighbouring 
property owners, detailed drawings in hand, and of the 23 interviews which look place, 22 were supportive of toe proposal to 
develop three duplexes. The 23ri interview was affected by a change to ownership although the new owners have since been 
informed about the proposal. The neighbours appreciated toe comprehensive, more controled yet shared approach to site 
planning, circulation, building design and landscape design that the creation of fee simples lots, separately developed and 
fenced, would not bring to the property. 

The fabric of this community consists primarily of medium to large single-family homes, where low-density residential infill 
development, such as duplex or small-scale townhomes, have been given consideration where appropriate. For the owners of 
toe existing heritage house and toe design team, toe form and character of toe new buildings, including skiing, scale, massing, 
exterior finish and detailing, must be sympathetic to its built and natural surroundings. There is no desire to impose on 
surrounding buildings, especially toose with heritage significance, nor undermine their prominence from the street. 

1745 ROCKLAND AVENUE 930 RICHMOND ROAD 

INTERNAL SECTION 
NOT VISIBLE FROM RICHMOND AVENUE OR ROCKLAND AVENUE 

SITE DESIGN 

An existing competitive size tennis court deep and hidden within toe property, provides a large, clear, level area suitable for new 
development 

Because toe site has the unique benefit of access from two streets, toe new development wW be accessed from Richmond Road 
and toe original home wil be spared toe usual condition of having to drive past it to access toe residences beyond. A private 
road off Richmond Road, incorporated into toe landscape design, wi serve toe new residences. This new access lane travels 
71 meters into the property before the face of the first garage door, ensuring this new "streetscape" is very private completely 
concealed from Richmond Road. 

The proposed scheme is based on three new buildings, each with a footprint similar in scale and density to those of surrounding 
properties. Each building is a two-family dwelling, for a total of 6 new residences. Each residence benefits from a private garage, 
a designated guest parking stall, and each private driveway is long enough to accommodate additional cars if necessary. The 
purpose here is to reassure neighbours, wtoo expressed their concern over an abundance of street parking related to school 
activities close by, that this property is capable of handing its parking demand internally. 
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Whie sufficient breathing room has been considered for the existing heritage house, the proposed new development would be 
equaNy respectful of neighbouring properties and their need for privacy and access to views and natural fight The separation 
space between the new buildings and tie new buildings and adjacent property fines has been carefully considered and mature, 
tall, trees and weH established landscaping wfll remain in place to mitigate views between properties and between existing and 
new dwellings. Particular emphasis was paid to toe sitting, exposure and quality of exterior patio and other social spaces. 

HOUSING TYPE 

A duplex is a remarkable vehicle tor providing toe quafities of a singte-famly home in a typically more affordable manner. There 
is little or no compromise to toe qualities of space, both indoors and extending outwards to green space. The two plus bedroom 
homes are wefl suited to couples, young families, empty nesters and everyone in between. Whie children can play outdoors on 
quiet, safe drives with fittie traffic, toe site is equally well-suited to those wanting an in-town locale but appreciative of toe 
quietness that this reireat-fike setting wW provide being so removed from the neighbouring roads. 

PARKING 

The amount of off-street parking provided exceeds toe minimum requirements. A minimum of two spaces per dwelling has been 
provided along with additional spaces tor visitors. Because the new residences are set back from Richmond Road, guests 
entering toe private lane must all know with confidence, that when they enter this property to at sufficient parking is available. Off-
street parking has been designed to respect toe existing and mature natural landscape features and wf be incorporated into toe 
new landscape design for toe she, using high quality, permeable and durable paving materials. 
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BUILDING HEIGHT 

The buildings vary modesty in building height relative to calculated average grade, from a height of 7.21m to 7.54m. They have 
been designed to respect surrounding development and permitted building heights. Comparatively speaking, bey are higher 
than be maximum permitted building height of 7.0 m defined in the R1-A5 zone but lower ban be maximum building height of 
7.6 m defined by the R1-B zone as illustrated in be diagram below. 

max. buHding height proposed project proposed project max. building height 
building 3 height building 2 height 

ARCHITECTURE 

The form and character of be new buildings are intended to respect bis well-established neighbourhood. Much of be gable roof 
top and upper storeys reflect be more traditional architectural expressions and details of be neighbourhood context and tend to 
remain be most visfcle. As your eye travels down the exterior fagade, be building lines and glazing patterns of be lower storeys, 
bough more contemporary in ber expression, stil reflect traditional materials, including be introduction of stone masonry 
elements. Windows on the man floor, n keeping with open concept Sving, a more contemporary approach to interior design and 
a desire te maximize views, access to natural fight and be connection to outdoor living spaces, are generous in height, 
extending be more traditional window proportions of be upper, more private storeys. 

The palette of exterior materials, finishes and colour extends this more modem approach to tradition. From be details of how 
doors and window are trimmed, to stucco cladding, stone masonry features at the base and be warmb of clear finish fir en fry 
and garage doors, the integrity and durability of materials and finishes wi be paramount to be success of the project The colour 
scheme is subdued and a blend of mote traditional and natural tones which tend to age and weaber well. The residences have 
been designed to nestle in to beir surroundings as opposed to standing out in sharp contrast 
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GREEN INITIATIVES 

The proposed development wilt be built to Built Green BC standards. In addition, emphasis will be placed on: 
• local and resourceful material selection 
• water-conserving plumbing fixtures 
• energy efficient / energy star appliances and fixtures 
• low or zero VOC paints, finishes, and adbesives 
• electric or gas fired radiant in-floor heating 
• careful selection of windows to meet the BC Energy Efficiency Act 
• native species landscaping 

We trust that the foregoing provides you with enough information to proceed with your review process. Should you require 
additional information or clarification, please do not hesitate to contact us. 

Regards, 
Hitlel Architecture Inc., 

V 

Peter Hardcasfle 
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wirstw*—««— 
*ty»winwMHw»»ww#* IW rw*M*i'W<»M 
MNMNimiM* HvllWmmmptilmfWwA W»»wwlw»«p|wliî lw>i»iNlwi>iKrf<n»Fi>« 
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Talbot Mackenzie & Associates 
Consulting Arborists 

October 24,2013 

Parry Street Developments 
c/o Homewood Constructors 
160 - 4396 West Saanich Road 
Victoria, BC V8Z 3E9 

Attention: Conrad Nyren 

Assignment: 
Prepare a tree retention report to be used during the construction of the proposed 
townhouse development located at 1745 Rockland Avenue. The property is composed of 
a parcel that fronts Rockland Avenue with the proposed townhouse site located on the 
eastern portion of the property and having a driveway access to Richmond Avenue. 

Methodology: 
For the purpose of this report, we reviewed the site plan outlining the building footprints, 
driveway and parking areas and the location of the service corridor. During our 
September 03,2013 site visit, we examined and documented the resource of trees that are 
located within the boundaries of the subject property, and on the boundary of the 
neighbouring properties where they could potentially be impacted. The trees are 
identified by number on the site plan and in the field with a numbered metal tag. The 
information that was compiled including the tree number, the tree species, size (d.b.h.), 
protected root zone (PRZ), critical root zone (CRZ), crown spread, health and structural 
condition, relative tolerance to construction impacts and general remarks and 
recommendations was recorded in the attached tree resource spreadsheet. 

Tree Resource: 
The tree resource on the property is composed of a mixture of native and exotic tree 
species. There are only four (4) bylaw-protected trees located within the boundaries of 
the subject property. 

- Garry oaks #42 and #70, Horse chestnut #49, and Big Leaf maple #76 

There are four (4) bylaw-protected trees located on the neighbouring properties or on the 
property boundaries where they could potentially be impacted. 

- Dogwood #51, Lawson cypress #54, Garry oak #55, and Douglas-fir #60 

Re: Arborist Report for 1745 Rockland Avenue 

...72 
Box 48153 RPO Uptown 
Victoria, BC V8Z7H6 

Ph: (250) 479-8733 - Fax: (250) 479-7050 
Email: ttecbelp@tclus.net 
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1745 Rockland Avenue October 24. 2013 PageJ2 

Most of the trees are reasonably healthy and have structural characteristics that indicate 
that they are worthy of retention. One exception may be Horse chestnut #49 that has 
experienced numerous large scaffold limb failures, has weakness present at several 
scaffold limb unions in its upper canopy and shows evidence that the large stems have 
been topped or heavily reduced historically. The structure of the tree is difficult to assess 
due to the extent of ivy covering the canopy. We will assess the structure of this tree and 
determine the suitability for retention once the ivy has been removed from its canopy. 
The tree may require further canopy reduction, if it is deemed suitable to retain. 

The trees remaining are exotic species not protected by size or by species under the 
Municipal Tree Protection bylaw. 

As noted in our Tree Resource Spreadsheet, there is one elm tree located on the 
neighbouring property at 1737 Rockland Avenue that will not be impacted by the 
proposed development, but has a targe broken scaffold limb hung up in its canopy that 
could strike the subject property when it fails. The property owner should be informed of 
the potential risk posed. 

Potential impacts: Following our inspection of the tree resource and review of the plans 
that were supplied, we anticipate that the highest onsite impacts may occur during: 

• Excavation for the proposed driveway footprint and parking areas. 
• Excavation for the proposed building footprint. 
• Excavation for the service corridors. 

To facilitate the construction required for this project, it will be necessary to remove only 
one of the bylaw-protected trees, specifically, Big Leaf maple #76. It will also be 
necessary to remove all of the trees that are located within the footprints of these features, 
as shown on the site plan, that are not bylaw protected. 

The exotic tree species along the property boundaries are located where it should be 
possible to isolate most from the construction impacts, and accordingly they can be 
retained, if desired. It may be necessary to remove the pyramidal cedar hedge along the 
southern property boundary; however, its function in the landscape can be easily 
duplicated by the installation of large nursery stock. 

Mitigation of impacts 
We recommend the following procedures be implemented, to reduce the impacts on the 
trees to be retained. 

Barrier fencing: Areas, surrounding the trees to be retained, should be isolated from the 
construction activity by erecting protective barrier fencing. Where possible, the fencing 
should be erected at the perimeter of the critical root zones as defined in our Tree 
Resource Spreadsheet Where the building or driveway footprint and other features 
encroach within the critical root zone area, the fencing should be erected 1 metre off the 
edge of building footprint and 0.5 metre off the edge of the driveway footprint, or where 
determined by the project arborist. 

,.../3 
Box 48153 RPO Uptown 
Victoria, BC V8Z7H6 
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The barrier fencing to be erected must be a minimum of 4 feet in height and constructed 
of solid material or flexible safety fencing that is attached to wooden or metal posts. If a 
flexible fencing material is used, the top and bottom of the fencing must be secured to the 
posts by a wire or board that runs between these posts. The fencing must be erected prior 
to the start of any construction activity on site (i.e. demolition, excavation, construction), 
and remain in place through completion of the project. Signs should be posted around the 
protection zone to declare it off limits to ail construction related activity. The project 
arborist must be consulted before this fencing is removed or moved for any purpose. 
Solid hording material may also be required along the driveway access to protect the 
trunks of trees from mechanical injury if vehicles or machinery are permitted close to tree 
trunks and where blasting is required. 

Building footprint: It is our opinion that the building footprints are located where the 
excavation required will not have a detrimental impact on the large Douglas-fir #60 and 
Garry oaks #42 and #70. 

The plans show decks and other features that encroach within the critical root zone areas 
of these three bylaw-protected trees. It is our understanding that these are wooden decks 
that will be constructed at an elevation that is above the existing site grade. It may not be 
possible to excavate to a depth of load bearing soils in this location without disturbing the 
critical root structures. The project arborist must review the details for these features to 
determine that they can be constructed and installed without impacting the root zones of 
these bylaw-protected trees. Any excavation within the defined critical root zone areas 
must be supervised by the project arborist. 

Driveway: The driveway is located where there is a potential to impact the bylaw-
protected trees on the neighbouring properties, including dogwood #51, Lawson cypress 
#54, Garry oak #55 as well as Horse chestnut #49 on the subject property. 

The canopies of the oak, cypress and dogwood trees extend over the footprint for the 
access driveway, and where pruning will be required to attain adequate clearance above 
the driveway. The location of the driveway outlined in the preliminary plans would have 
resulted in the removal of one of the large stems. During a subsequent review of the 
driveway with the architect and landscape architect, it was determined that the driveway 
footprint can be adjusted so that this large stem can be retained and protected. The project 
arborist must direct all of the pruning work required for clearance above and along the 
driveway footprint. 

The footprint for the driveway also encroaches within the root zones of the trees that are 
located on either side of this footprint. A rock outcrop is located at the base of oak #55 
that has diverted and limited the spread of roots from this tree into the footprint. Careful 
removal of this rock outcrop, if required, will be necessary to avoid damaging the roots 
that will be growing along the soil rock interface. Retaining a strip of rock between the 
driveway edge and the tree is recommended to protect these critical root structures. 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 - Fax: (250) 479-7050 
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The plans call for permeable paving to be installed in the locations where the driveway 
encroaches into the root zones of the adjacent trees. It appears that the driveway corridor 
has been disturbed historically for the purpose of installing a storm water main along this 
corridor. It is likely that there was root disturbance and root loss resulting from this 
installation. There is also likely to be additional disturbance along this corridor to install 
an underground hydro service. 

The project arborist must supervise the excavation for the driveway footprint and 
determine where permeable surfing is required and what grades must be maintained to 
bridge any critical root structures that are located beneath the driveway footprint (we 
have attached typical floating driveway specification that could be adapted for your use). 
The end of the driveway and parking stall may encroach within the root zone of Horse 
chestnut #49, and where bank retention will be required to compensate for the grade 
change in this location. If it is determined that this tree can be retained, the project 
arborist should review the location of and requirements for the bank retention and 
determine how best to construct this feature while protecting and retaining any critical 
root structures in this location. 

Blasting/rock removal: 
Bedrock will be encountered within the driveway footprint and the service corridor, and 
may also be located within the building footprint. Where blasting is required to level rock 
areas, it must be sensitive to the root zones located at the edge of the rock: Care must be 
taken to assure that the area of blasting does not extend into the critical root zones beyond 
the building and driveway footprints and the service corridors. The use of small low-
concussion charges and multiple small charges will reduce fracturing, ground vibration, 
and reduce the impact on the surrounding environment. Only explosives of low 
phytotoxicity (stick dynamite), and techniques that minimize tree damage, are to be used 
within the critical root zones of the trees that are to be retained. Provisions must be made 
to store blast rock, and other construction materials and debris away from critical tree 
root zones. 

Servicing: 
An existing service corridor runs the length of the driveway access. An increase in the 
width of this corridor will be required to accommodate additional underground services. 
We anticipate that locating these services on the north side of the existing storm water 
service may result in the least impact on the adjacent trees. The project arborist must 
supervise the excavation required to install these services. If any flexibility as to the 
location of these services is possible, the most suitable locations can be determined at the 
time of excavation. The arborist may determine that the use of hand digging and/or 
airspade excavation or the use of hydro excavation may be required where these services 
encroach within the root zones of the bylaw-protected trees.. 

Offsite work: The plans did not show, and we are not aware of any upgrades or 
replacements of offsite municipal infrastructures. This offsite work will not impact any of 
the bylaw-protected trees but could impact trees on the municipal frontages of the 
adjacent properties. 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 
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Pruning: The canopies of the trees on the adjacent properties extend over the property 
line and into the proposed driveway access of the subject property. It is likely that some 
pruning of the canopies of the retained trees will be required to attain adequate clearance 
from and above the area of excavation and construction. The project arborist must direct 
all of the pruning work required for clearance above and along the driveway footprint, 
and all pruning required must be completed by an ISA Certified arborist. All of the bylaw 
protected trees are located where there is unlikely to be any further pruning required to 
attain clearances from the buildings that are constructed on this site. Cyclical pruning will 
be required in future years to maintain adequate clearance above the driveway. 

Work Area and Material Storage - It is important that the issue of storage of excavated 
soil, material storage, and site parking be reviewed prior to the start of construction; 
where possible, these activities should be kept outside of the critical root zones. If there is 
insufficient room for onsite storage and working room, the arborist must determine a 
suitable working area within the critical root zone, and outline methods of mitigating the 
associated impacts (i.e. mulch layer, bridging etc). 

Arborist Role - It is the responsibility of the client or his/her representative to contact 
the project arborist for the purpose of: 

• Locating the barrier fencing and hording 
• Reviewing the report with the project foreman or site supervisor 
• Locating work zones, where required 
• Supervising excavation for the building footprint, driveway footprint, and service 

corridor where they encroach within the critical root zones of trees that are to be 
retained. 

• Provide direction for the blasting contractor 

Review and site meeting: Once the development receives approval, it is important that 
the project arborist meet with the principals involved in the project to review the 
information contained herein. It is also important that the arborist meet with the site 
foreman or supervisor before any demolition, site clearing or other construction activity 
occurs. 

Summary: It is our opinion that there is a high probability that the bylaw-protected trees 
that are designated for retention can be successfully protected and retained if the 
precautions and procedures that are outlined in this report are followed and implemented 
during the construction phase. 

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

Yours truly, 

Tom Talbot & Graham Mackenzie 
ISA Certified, & Consulting Arborists 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 
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Enclosure: Tree Resource Spreadsheet, Floating driveway specifications and diagram, 
Barrier fencing diagram, reviewed plans. 

cc: Bev Windjack/Julie Lommerse, LADR Landscape architects Ltd: 

Disclosure Statement 

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

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

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

Box 48153 RPO Uptown 
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September 03,2013 TREE RESOURCE 1 of S 
for 

' 1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Rotative 
Tolerance Remarks / Recommendations 

51 67 12.0 6.0 Dogwood 18.0 fair fair good 

Located on the adjacent property at 924 Richmond Avenue. 
Anthracnose infection on foliage. Some weakness and included 
bark present at the stem unions. We anticipate that the removal of 
two 15 cm diameter lateral limbs from a 50 cm scaffold limb that 
extends over the property boundary will be required for clearance 
above the driveway. Bylaw-protected. 

52 21 n/a 2.0 Leyland cypress 6.0 good good moderate 

Young tree. May be located on the neighbouring property at 926 
Richmond Avenue. Pruning of side limbs for clearance will be 
required if retained. Not bylaw-protected 

53 38 rVa 4.0 Flowerina cherry 8.0 fair/poor fair moderate 

May be located on the neighbouring property at 926 Richmond 
Avenue. Indicators of Bacterial canker infection and Cherry Bark 
Tortrix infestation. Some side pruning of limbs for clearance will 
be required. Not bvlaw-protected 

54 
4 x 2 8  
3 x 2 4  19.0 8.0 

Lawson cypress 
(Chamaecyparis) 8.0 fair fair good 

Located on the adjacent property at 924 Richmond Avenue. 
Mature specimen. Some weakness at stem union and separation 
of stems in canopy present The removal of 1 x 24 cm stem that 
extends over the property boundary may be required. Bylaw-
protected. 

55 
42/46/ 

63 21 0 8.0 Garry oak 17.0 fair fair good 

May be located on the neighbouring property at 926 Richmond 
Avenue. 42 cm stem is weakly attached to the main trunk. Pruning 
to raise canopy over the proposed driveway or removal of one of 
the large stems may be required for driveway clearance. Bylaw-
protected. 

56 multiple n/a 1.0 
Pyramid cedar 
(Thuja) 2.0 fair/good fair/good good 

19 trees growing in a hedgerow. One tree dead and uprooted. 
One tree suppressed by adjacent variegated cedar. Not bylaw-
protected 

57 3 x 3 3  n/a 5.0 
Variegated cedar 
(Thuja) 10.0 good fair moderate Some weakness at union of main stems. Not bylaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-3733 
Fax: (250) 479-7050 
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September 03,2013 TREE RESOURCE 2 of 5 
for 

1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
$pread(m) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommendations 

58 28 nla 3.0 
Yellow cedar 
(Chamaecvoaris) 6.0 good fair/poor qood 

Split between main growth leader at midpoint in canopy height 
Not bylaw-protected 

59 22 nla 3.0 Paine plum 6.0 fair fair moderate Fruit tree. Some dead limbs in canopy. Not bylaw-protected 

60 74 13.3 10.0 Douglas-fir 11.0 fair fair poor 

Located on property boundary with 1737 Rockland Avenue. Some 
indicators of health stress, dead limbs, short annual shoot 
elongation. Surface roots lifting pavement. Ivy covering trunk. 
Bylaw-protected. 

61 32 rva 3.5 English Holly 6.0 good fair good Topped historically. Ivy covering canopy. Not bylaw-protected 

no tag rYa rva n/a Elm 11.0 good fair moderate 

Located on property boundary with 1737 Rockland Avenue. 
Grouping of large elm trees. Large scaffold limb failed and hung 
up in canoov. Poses risk to use of subject property. 

70 70 12.6 7.0 Garry oak 12.0 fair fair good 

Co-dominant stems removed historically. Decay visible in pruning 
wounds. Some health stress, seasonal infestation by Jumping oak 
Gall Wasp. Closer examination of structure recommended. Bylaw 
protected. 

42 72 13.0 7.0 Garry oak 15.0 good fair/poor good 

Co-dominant stems and limbs removed historically. Decay visible 
in pruning wounds. Closer examination of structure 
recommended. Bylaw-protected. 

62 37 rVa 4.5 Elm 10.0 good fair moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. No visible defects. Not bylaw-
protected 

63 42 rVa 4.5 Elm 10.0 good fair moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. May have been topped historically. 
Not bylaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborisls 
Phone: (250) 479-3733 
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September 03,2013 TREE RESOURCE 3 of 5 
for 

____ 1745 Rockland Avenue 

Tree 
# 

d.b.h. 
/cm; PRZ CRZ Species 

Crown 
Spreedfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks/Recommendations 

64 
11/14/ 
17/27 n/a 4.5 Elm 8.0 good fair/poor moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Possible weakness at stem unions. 
Not bvlaw-protected 

65 2 x 3 5  n/a 6.5 Elm 10.0 good fair moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and iw removed. Not bylaw-protected 

66 34 rva 3.5 Scotts oine 6.0 good fair good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Heavily end-weighted limbs in 
canopy. Not bvlaw-protected 

67 29 n/a 3.5 Scotts pine 6.0 good fair good 

ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Heavily end-weighted limbs in 
canopy. Not bylaw-protected 

68 31 n/a 3.5 Scotts Dine 6.0 good fair good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Heavily end-weighted limbs in 
canopy. Not bvlaw-protected 

69 60 n/a 6.0 Weeping willow 10.0 fair fair/poor good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Numerous dead stems. Infected 
with willow leaf and twig blight Heavy canopy lean. Not bylaw-
protected 

49 80 1 4 4  6.0 Horse chestnut 17.0 good fair/poor good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. History of large scaffold limb failure. 
Weakness present at scaffold limb union in upper canopy. Large 
stems topped or heavily reduced historically. May require further 
canopy reduction, if retained. Bylaw-protected. 

Prepared by: 
Talbot Mackenzie & Aeeoclatee 
ISA Certified, and Conaufting Arboriats 
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September 03,2013 TREE RESOURCE 
for 

1745 Rockland Avenue 

free 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommendations 

71 32 n/a 3.5 
Yellow cedar 
(Chamaecyparis) 6.0 qood qood qood Not bvlaw-orotected 

72 
1  X 1 2  
4 x 9  n/a 2.0 

Pyramid cedar 
(Thula) 3.0 qood fair/poor qood 

Weakness at stem union. Some separation of stems. Not bylaw-
protected 

73 26 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 5.0 qood qood good Not bylaw-protected 

74 
20/20/ 

31 n/a 5.0 
Variegated cedar 
(Thuja) 5.0 good fair moderate Some weakness at union of main stems. Not bylaw-protected 

75 19/24 n/a 5.0 
Variegated cedar 
(Thuia) 5.0 qood fair moderate Some weakness at union of main stems. Not bylaw-protected 

76 
21/28/ 

34 1 1 4  6.5 Big Leaf maple 10.0 good fair good Bylaw-protected. 

77 15 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 5.0 good good good Canopy covered with Polygonum vine. Not bylaw-protected 

78 
12/15/ 

15 n/a 3.5 Hawthorne 8.0 fair fair moderate 

Multiple stemmed tree, suppressed in grove. Leaf shedding due to 
insect infestation and fungal infection of foliage. Not bylaw-
protected 

79 35 n/a 3.5 Apple 8.0 good good moderate Fruit tree. Not bylaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax: (250) 479-7050 
email: TreeheiptSl4tus.net 
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September 03.2013 TREE RESOURCE 5 ot 5 
for 

174S Rockland Avenue 

Tree 
# 

cf.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommendations 

80 23 n/a 3.0 
Yellow cedar 
(Chamaecvoaris) 4.0 qood qood good Not bylaw-protected 

81 
2 x 3 0  
1 x 5  iVa 5.0 

Variegated cedar 
(Thuja) 7.0 good fair moderate Some weakness at stem union. Not bvlaw-orotected 

82 12\17 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 3.0 poor poor good 

Declining tree, one dead stem and stress in remainder. 
Recommend removal. Not bylaw-protected 

83 13/17 n/a 2.0 
Pyramid cedar 
(Thuja) 3.0 good fair good Some weakness at union of main stems. Not bylaw-protected 

84 
13/17/ 

32 n/a 4.5 
Variegated cedar 
(Thuia) 9.0 good fair moderate Some weakness at union of main stems. Not bylaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Aiborists 
Phone: (250) 479-8733 
Fax: (250) 479-7050 
email: Treehelp15teius.net 
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Key to Headings in Resource Table 

d.b.h. - diameter at breast height - diameter of trunk, measured in centimetres 
at 1.4 metres above ground level 

PRZ - protected root zone - the area of land surrounding a bylaw-protected 
tree that contains the bulk of the critical roots of the tree. Indicates the radius of a 
circle of protected land, measured in metres, calculated by multiplying the 
diameter of the tree by 18. 

CRZ- critical root zone - estimated optimal size of tree protection zone based 
on tree species, condition and age of specimen and the species tolerance to root 
disturbance. Indicates the radial distance from the trunk, measured in metres. 

Condition health/structure -
• Good - no visible or minor health or structural flaw 
• Fair - health or structural flaw present that can be corrected through 

normal arboricuitural or horticultural care. 
• Poor - significant health or structural defects that compromise the long-

term survival or retention of the specimen. 

Relative Tolerance - relative tolerance of the selected species to development 
impacts. 
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Diagram - Site Specific Floating Driveway, Parking and Sidewalk Areas 

Permeable surfacing material 

Base layer 

filter cloth layer 

Crushed or drain rock layer 

Felted Geotextile fabric (Nilex 4535, 
or similar) Covered by a layer of 
woven Tensar BX 1200 or Amoco 
2002. 

Specifications for Floating Driveway and Parking Areas 

1. Excavation for sidewalk construction must remove the sod layer only, where they encroach on the root zones of the protected trees 

2. A layer of medium weight felted Geotextile fabric (Niiex 4535, or similar) is to be installed over the entire area of the critical root zone that is to be 
covered by the driveway. Cover this Geotextile fabric with a layer of woven Amoco 2002 or Tensar BX 1200. Each piece of fabric must overlap the 
adjoining piece by approximately 30-cm. 

3. A 10cm layer of torpedo rock, or 20-mm clean crushed drain rock, is to be used to cover the Geotextile fabric. 

4. A layer of felted filter fabric is to be installed over the crushed rock layer to prevent fine particles of sand and soil from infiltrating this layer. 

5. The bedding or base layer and permeable surfacing can be installed directly on top of the Geotextile fabric. 
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TREE PROTECTION FENCING 
FENCE WILL BE CONTRUCTED USING 
38 X 89 mm (2"X4") WOOD FRAME: 
TOP, BOTTOM AND POSTS. * 
USE ORANGE SNOW-FENCING MESH AND 
SECURE TO tHE WOOD FRAME WITH 
"ZIP* TIES OR GALVANZIED STAPLES 

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

DETAIL NAME: 

TREE PROTECTION FENCING 
'DATE. 00 30/07 

N 

DRAWN: DM 
AFFD RR 
SCA.E N.T.S. 

/ 

2.4M MAXIMUM SPAN 

38 x 89mm TOP RAIL 

Planning and Land Use Committee - 27 Aug 2015

Rezoning Application No. 00444 for 1745 Rockland Avenue --J.... Page 232 of 622



. (jpR o B WU 

I 
ROCKLAND NEIGHBOURHOOD ASSOCIATION 

April 8, 2014 

Mayor and Council 
Helen Cain, Senior Planner 
City of Victoria 

Regarding 1745 Rockland Avenue 

On March 5th, a CALUC meeting was held with the proponent, Conrad Nyren of Parry 
Street Developments, and Peter Hardcastle of Hillel Architecture Inc. Nineteen residents 
attended, along with five attendees from the Rockland and Fairfield Gonzales LUC's. 

Peter Hardcastle presented a strata development of the property to include the original 
1901 heritage-designated Rattenbury home and three duplexes housing six individual 
families. The current tennis court would be removed along with the existing perimeter 
hedging and trees. A panhandle entrance would access the new duplexes off of Richmond 
Avenue. 

Neighbourhood concerns included 

• A request for clarification of how stratifying the lot precludes the 
criteria of the panhandle regulations. The property fits the 
definition of a panhandle lot as described in Schedule A of the 
zoning regulations. The Rockland LUC said they would be 
requesting clarification from the city. 

• That with housing, parking and driveway, the development 
significantly reduces green space. 

• That the proposed duplexes are built with the minimum setbacks, 
seriously encroaching on neighbours' privacy. 

• That the significant increase in height and breadth over what is 
appropriate in a panhandle lot would aesthetically dwarf the 
existing homes on Richmond and shadow their rear gardens. 

• That secondary suites might be installed, increasing density. Mr. 
Nyren stated that to reassure neighbours, specifics could and would 
be written into the strata by-laws disallowing secondary suites. 
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• That it is of paramount importance that new landscaping be truly 
effective in maintaining neighbours' privacy and that standards be 
binding. Mr. Nyren stated that landscaping specifics could and 
would be written into the strata by-laws to enforce strict standards 
to ensure privacy going forward. 

• That there would be additional road noise of multiple residents 
coming and going through the Richmond Avenue panhandle 
driveway. Mr. Nyren stated that discussion of fencing standards 
would take place with the neighbours and that the fencing to be 
installed would be of a sufficient calibre to mitigate traffic noise. 
In addition, the developers plan to landscape the driveway edges 
for additional sound baffling. 

• That parking will be insufficient for guests and trades if each 
residence has two cars and parking is restricted on Richmond. 

• That the driveway is located too close to the curve on Richmond 
Avenue for safe entrance and exit. 

• Blasting may be required on the driveway. Where will the power 
pole in the driveway entrance be moved to? 

• Drainage from the property is currently a problem. What will be 
done to alleviate that? Mr. Hardcastle stated that the current civil 
plan calls for storm drains and three catch basins. 

• Despite requests, the developers have yet to provide the land-use 
committee with legible plans. 

It is the Rockland Neighbourhood Association's position that proposals such as this, 
which attempt to profit from degrees of densification not allowed in the existing zoning, 
threaten to destabilize a neighbourhood. Not only do they ignore the very measures in 
our bylaws that ensure green space, privacy, property value, and protection from traffic 
noise, but they also lead to feelings of cynicism and frustration in the neighbourhood. 
People need reassurance that the zoning that was in place when they purchased their 
properties will be respected in the future. Site-specific zoning undermines their sense of 
confidence in their neighbourhood. 

We therefore ask that this proposal be rejected. 

Sincerely, 

Janet Simpson 
President, Rockland Neighbourhood Association 
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ROCKLAND NEIGHBOURHOOD ASSOCIATION 

August 25, 2015 

Mayor and Council 
City of Victoria 

Re: REZ 00444 for 1745 Rockland 

It is with disappointment that we correspond again over the size and scope of the 
proposed development of 1745 Rockland Avenue. As documented in previously 
submitted Neighbourhood Feed Back forms and letters, the immediate neighbours and the 
neighbourhood as a whole find the proposed development to be unacceptable. 

The proposal being presented to the city varies significantly and negatively from that 
presented at the last CALUC Community Meeting, May 15, 2015. 

This proposal actually increases the heights of buildings, totally ignoring the neighbours' 
latest input. Building height and loss of privacy is a key issue with the surrounding 
neighbours, yet the proponent has increased the height of Unit #1 by approximately 2 ft. 
5in. and Unit #4 by 1ft. 3 in. 

Because the lots are defined as Panhandles (Jonathan Tinney, Executive Summary), 
Schedule H regulations should apply. These regulations exist to protect privacy, green 
space, and the integrity of a character neighbourhood. Schedule H (3.a) allows a 
residential building height maximum of 5.0m. This is an appropriate height in any 
development which imposes upon neighbours' back yards. Single storey residences may 
well find support among neighbours. 

Schedule H also serves to prevent overbuilding in backyards. However, for 1745 
Rockland, "the lot areas of the proposed strata lots are less than the minimum of 850m2 
for panhandle lots in the Rl-A Zone" (Jonathan Tinney). How does rezoning benefit a 
neighbourhood when it permits buildings to be squeezed onto panhandle lots? 

A further issue is in the calculation of building area. It appears the site coverage was 
calculated without excluding the driveway, which changes the site coverage considerably, 
resulting in more than the allowable density. 
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The surrounding neighbours appreciate the unique nature of this property and are open to 
reasonable development beyond the strict interpretation of Schedule H, which specifies 1 
residence on a panhandle lot. What they wish to achieve is the maintenance of their 
privacy. 

The Rockland Neighbourhood Association's position is that the current zoning was put in 
place with due consideration and should be the basis for redevelopment and densification 
until such time as new zoning is created with community input. Further, we have been 
assured by city staff that the Traditional Residential Urban Place Designation serves to 
preserve the character of Rockland from intense densification with density to increase 
along the Fort - Oak Bay Avenue corridor. To this end we have Rl-A, Rl-B and Schedule 
H - Panhandle lot Regulations to guide development. 

We urge you to take into consideration the concerns of the neighbours and apply the 
regulations that are in place to protect them. 

Sincerely, 

Janet Simpson, President 
Rockland Neighbourhood Association 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

i (We) L- have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

j^sfip|po|^H^ppllSati turn 

I am opposed to the application 

: (please print) L -

ADDRESS: i ^ff M 0 Aj G-flO) Li.' 

NAME 

Are you the registered owner? No 

COMMENTS: 

fUut- Jj- ~d'd 

mna&di. dot , 

nju7\UxAj*hjnd ruMij t on a , j 
J6<*d 

ijrm« 
M 

fi,vdoS lit (XaJL .̂ / 

DATE: d>lpstSL3~cl _ SIGNATl|p2_ 

£ojG -

Id " 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND ^VENUE 

• v \ 

I (We) . yrv^ —•/' C P-A1 \ ^ have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

,,>'Tam opposed to the application 

'  •  . .  •  \  '  \ \  ( \  
• y . . » \ \ 

NAME: (please print) - H 'sO \ C^r' pkX'f 

ADDRESS: \ O, ', X"(Ypy 'C) -i-PP-- i 

\J\ck c rha_ Mt>s 3 2lf 

Are you the registered owner? ( Yes ) No 
\ / 

zr 

COMMENTS: 

f\ I \r" . \ J. 
DATE: / 1 9 SIGNATURE: ^ \ VCk-Xlpy A / 

'0 ' • v ,, ' ^ 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) 0_0ji QM IaJ&iI lAA#lA have had the opportunity to 
review the revised plans dateckjjine 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

(I am opposed to the application 

NAME: (please print) C~\\ [ [\&tA [yQfj\j\!\a(i is] 

B (ZusUtyjQKci Ajq. ADDRESS: _ 

Are you the registered owner? No 

COMMENTS: 

DATE: / f a . T b l i r  SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) p> ~ Ni - O. f-l  I fV vf A/\  r.CX f)  / j f t  CP*1  have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I 

^Tam opposed to the application^ 

NAME: (please print) $ 6 -  ) pv k )  f  /Y n /V ?  t n  

ADDRESS: 1 P" 35" n. C) r> (Z^ "~TP5fn f- ^ : ' ' ^ - " ! •—' 7 I 0 1 • h- " 

Are you the registered owner? ^YeT) No 

COMMENTS: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

i[We) ball  iSboA P/udljJt  
review the revised plans dated June 1^ 

have had the opportunity to 
2015 prepared by Hillel Architects for the 

rezoning and [4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

I am opposed to the application 

NAME: (please print) Y-vVlO (?D P/\JvAa-\ 
J- • 1 3 

ADDRESS: Cbv-g^yx rid \c5* TCC 

Are you the registered owner? No 

COMMENTS: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) CTl-J-u A\~t' /<=- • have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hill el Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

lam opposed to the application 

NAME: (please print) \) s c4 y ^ v 

ADDRESS: °/S O /<?•- c 4, C!  ̂ <rJ -z 

Are you the registered owner? L-¥es No 

COMMENTS: 

DATE : 2-^- / /S SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

fa f I (We) 'J / zj_ have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4} four unit development proposed for 1745 Rockland Avenue. 

f I I support the application 

1 \y{ I am opposed to the application cLS ^^££^22^"^ 

: fplease print) /aVl- rrcMtock •> '^RPtf/Sie 4rtttt&xk. NAME 

ADDRESS: | "7 / 4 Bj>A< SttlPcpZ LfirtiE \f[ cTbfcjA 

Are you the registered owner? ll/fYes 1 I No 

COMMENTS: Sl/OCE T|fE$£ (J,0 ,TS P&B PfCCeSSt^ A/ 

A Ha.n!fjyiWi>Ct£ (H"fcr f&G^Oi 1Fd77_ 

Lets SHvJlp Be Htr- effSc, ̂ Hcy TWe 

9s?ofrf-e /^--e ttL&cM Uf, s\,/ei^^F^^>PHe^7 

P-OitiS A idtiQo&aJfZHvi£>. PfTc ^<a\fe^Pt^ir 

f>rJ (Z-tttf^S 1 r • 

DATE: A/frittf ZS jiC SIGNATURE/ 

Avwp-sf ^ I / s 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) have opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

• I support the application 

3<]' I am opposed to the application 

NAME: fplease print") ArtL /V\ctrdi. 

ADDRESS: ^ ^ ̂  AVJ/? 

i 
Are you the registered owner? -^IrYes I I No 

COMMENTS: ^ v ^ . 
^  G f M ( X l  3  

hd -ffldP#Sct£ 

£ i Tit -

DATE: 2HI<> SIGNATURE: r 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) have had the opportunity to 
review the revised plans dated June 17, 20i5 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I J I support the application 

\/\ I am opposed to the application 

NAME: (please print) 

ADDRESS: L-\| /IVtAJ ,/VJPiP LAAjS 

Are you the registered owner? I \AYes • No 

COMMENTS: 

OF jiDlL-bl^S TZJO 77\UUh7 

VD PO&JOrJh 5/7^ 

PfHh, vje&Z /teg -Tvc> mAnhj OJ its ToO-

PF& ^\2JS CP Pt&PBf2rti UXfteRO/O. 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) fwiTflQ. 4- MclQci I't-gK' have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hill el Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

[ | I support the application 

1X1 1 am opposed to the application 

NAME: (please print! flKii THer 

ADDRESS: P-2J) <-\] yyvin butf [.Ar\j> Vl'ctort g 'feC. \I^S 

Are you the registered owner? IX1 Yes I 1 No 

COMMENTS: 

SitePfT LOO^IIOA) AM (/OFiUL ^eTU^M-C^AfT-

Howgve-R Cov^uZrrsiM imWROFRI^ PfcoPOSJ^LS 

Purr ^bKTH, So "D^veCopgR - TH6 M/V7OY 

V/ftRlKtiCBS BeiM^ SOOWT Ate A)C5T CPMSt ST5A3T 

^ ̂  ~TR^ ^roptH -f CHA k̂OV5K  ̂

TMSRGStfcRb CTT- STT^Bb % 

DATE: ^4 2.0 \5 SIGNATURE: *T>SM5^Q-j^CXr ' 

. . .  c o / O C ^ t e - S  o ? r  M e r l £ H 6 o o R S (  A - M T )  M . & t e  

A MocKSK-Y 6>r(ST?A)G? te<3£OLATZO/\)5^ 

5P^tFtcAU-Y 3CR0DOUB X' ~ Vftr>|R/V/0Dl£ 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I [We) ' /_ j i^sU ^ J have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and [4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

I am opposed to the application 

NAME: (please print) ^ O <A<^Y\ 

( *"( P- kj^J\ ysZ ADDRESS: 

Are you the registered owner? s No 

COMMENTS: 

DATE: SIGNATURE: 
o-^ 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

flvh. him I fWel IWllL MM have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

IsA'am opposed to the application 

NAME: (please print] _ L.) hJil 

ADDRESS: ft f\1 ChlWjfrlftf RnJ' 

Are you the registered owner? (Yes J No 

COMMENTS: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

^I-(We] ttU -(^"KlU have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoningand [4] four unit development proposed for 1745 Rockland Avenue. 

I support the application 

-ham opposed to the application-

NAME: (please print] 

ADDRESS: 
a 
I "iVc- V 

Are you the registered owner? No 

COMMENTS: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) iKitta: JU2.* have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

14 am opposed to the application 

NAME: (please print) ft A- Pyj 

ADDRESS: 4 J- I R CC /-/ K D N7Y /W&-

Are you the registered owner? (Yes ) No 

COMMENTS: 

DATE: SIGNATURE: ™ -
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

NAME: 

I (We) (cr)lllciiQ cA^L^OAA have had the opportunity to 
review, the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

€ r rcf 4 ©Ft-the-applieatren ) 

"y^Tam opposed to the application 

i: (please print) CX I  ̂ dA klo r\c\ ~r kigf Cp-g d  ̂•-J O 41c\̂  

ADDRESS: ^QO RicUrrjOno( >cA&r',<x ' C~ -

• Are you the registered owner? I ^\Xes 1 I No 

COMMENTS: 

dD-f' —V We;_ vx-eJ ^Wkor-Koo A -

V  K o o s e s "  o r ~ \  \ o k  

-\o O oL^-^SC.. C^vxcL c Ov^vproks^ S Q r~^L^L.e^ 

Sp^Ct Ckl^vk V-VX^L. 4-0 CoC-xCl° y O-f 

• 

DATE: gcWS" SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) vCcr V In have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

| | I support the application 

I am opposed to the application 

NAME: (please print) Acf . V V r> £-g-

ADDRESS: L^e 

Are you the registered owner? l N>CYes I I No 
/ 

COMMENTS: 

^"Oc U5 cie_ "V*BA ^ • 

\ CWAS^ — LvcpsS" of \^A^"VUY^ -W-^eA, 

Vv<.c^V-> 

~ \<0-0 WNSJ^V—| 

SIGNATURE: / DATE: • "" 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We] tf/-? /9 //{/ f /") t\J/*( 0// have had the opportunity to 
review the revised plans dated June 17,^015 prepared by Hillel Architects for the 
rezoning and (4] four unit development proposed for 1745 Rockland Avenue. 

I | I support the-application 

J3 I am opposed to the application 

NAME: fplease print] /f /) //y//T CLflpJ/f // 

ADDRESS: / J Z f )  ( Q t i  ?  1 / H  D  J f  I f ?  ,  Z / / !  f t  

Are you the registered owner? I frTYes^ 1 I No 

COMMENTS: (f yCfa ?' /*/? 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (WeT ^ ieoi.t& have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

• I support the application 

vj I am opposed to the application 

NAME: fplease print) ^ /2>; P /£ R ~T & £>/. /& 

ADDRESS: 6b O 

- Are you the registered owner? I H^Yes 1 I No 

COMMENTS: 

" V  A- o S S  O ̂  (o iQ- (5 •€ S Z3 

DATE: /9C l 6  •  Z  V/ Z o f S  SIGNATURE: <g/C^-
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) (U ris \/o( '4L _ have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

| J I support the application 

v I am opposed to the application 

NAME: (please print) C (1 ft S r W® 

ADDRESS: l<2 (A ha & a ci- .k^J 
-

r-/ Are you the registered owner? 1/1 Yes I I No 

COMMENTS. .f 

DATE: A1/ AdK SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) IRAKI'S have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I 1 I support the application 

1 am opposed to the application 

NAME: fplease print) ^VV-lg- WAUlQH S 

ADDRESS: 

Are you the registered owner? I 1 Yes \>< l No 

COMMENTS: 

^Kwv!3l A5. \ h( 

iw\^ UteTT^R C:e>QW 7 \ L- ^sKTttpi ^>i/Y { (  

-WV\ DKlTS Xrt R 

ViKTVRIx 'VU'lR U5TT 1 K ̂  

KtYtrh, -3K- TK^Li^j-r UoTfe . 

DATE: /5" SIGNATURE: th^L WlJ\ 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) /&$£-///̂  have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I | I support the application 

JET I am opposed to the application 

NAME: fplease print) 

ADDRESS 

Are you the registered owner? I /vHfes^ 1 1 No 

COMMENTS: 

YbCU?. /ve~/g/YT 

Too /V/^T// T/Yo /-//\(/e £d><uJtz/Z TToT 

YSA/tSTY, 

DATE: Y 2T> /Sip SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) V • 0 hgyg ^a(j opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

• I support the application 

I am opposed to the application 

NAME: (please print) - •. aJa-cCfSL 

ADDRESS: ^ ̂  O A Vj B "Z. 3 ̂ "5 

Are you the registered owner? Q-Yes • No 

COMMENTS: 

Z , Cc'L 

pr b \?& "5 I U tc «.o,s i &~(r c^^v.4-y 
I " _ / , , , _ -4"-V\_Ci C2. -A-'<-/ 

V~"<2 V (L v | 

q rcr£r^ --- ^>ct e e ^ " ^ V 

b> <s-^ / e < b-/ ^ ~C ^ [Z*• c U_ ( a t •< K 

a ^ t (  C l - I Z  

' v* ̂  ̂  ^ C' 

DATE: ^ Z-QiS SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

floJ I W I (We) v ^ VV/ vQ *s=> <p i- • have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I J I support the application 

NAME: (please print] 

1 i/\ I am opposed to the application 

ADDRESS: ° \OU &U/A rv^o v\ cA 

Are you the registered owner? I Yes 1 1 No 

COMMENTS: 

C2- o yv-fi-A 

pr opo-^ci 

V\0 O 

]}\JC > ^Oc> o V^ood • 

AUo v  -—VVsiL ' \v 

dhovA-A te*- v/e 

DATE: 55 Au^os,-^ 5>ol£> SIGNATURE 
O 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) A a Jo /A fz. have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

• I support the application 

I am opposed to the application 

NAME: (please print) (̂ .6 k /n A. 

ADDRESS: f / V  / l l C / J f *  q a > i £ >  

Are you the registered owner? I 1 Yes QETNo 

COMMENTS: /v o'̂ r g KJ o u G-\4 fcooa-V 

DATE: A 2_^ Ao/>^ SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) d-CsKtr-yf fh a v e  h a d  t h e  o p p o r t u n i t y  t o  
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

1 1 I support the application 

| u^-fam opposed to the application 

NAME: (please print) _ q m <j fa 

ADDRESS: /7V0 O kj 

Are you the registered owner? I WYes 1 I No 

COMMENTS: 

^ \ ^) "/ f'l 'h ^ C | ̂ /v_ f^jj c£> <d , <J 

ci ,4-y /'O p 14 i 

DATE: 0 O a Tub / / 5 SIGNATURE: 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) -A Q have had the opportunity to 
review the revised plans da^ed June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

I support the application 

am opposed to the application 

NAME: (please print) ^ H? 

ADDRESS: 
CI lyo 

Are you the registered owner? ( Yes j No 

COMMENTS: 

DATE: /W-XT ZPfi SIGNATURE: 
0 
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DEVELOPMENT PROPOSAL FOR 1745 ROCKLAND AVENUE 

I (We) -S U\ Ik Wc ^ a/ N" /-f iAU-14-k. 5 have had the opportunity to 
review the revised plans dated June 17, 2015 prepared by Hillel Architects for the 
rezoning and (4) four unit development proposed for 1745 Rockland Avenue. 

"suppo-r-t-the-arppkea-t-ion' 

I am opposed to the application 

NAME: (please print) "Sm fc- W /\f /\j (=T - |-{ uy \ 

ADDRESS: _ ^20 fZ-rcHAovft 

Are you the registered owner? No 

COMMENTS: 
J vs £ I . 

"J <£, t—^ \ A-«jyV ° J s "fo C ^ 

^ l o &  c , l ^ L  t  i -  c A u - t S  

4 ̂  i'v/v <h-jgL Cv ^ o o <>f „ 

DATE: "XC- . 7oj\^ SIGNATURE: _ X A U , -
Z? ^ 1 / " 17 
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Christine Havelka 

From: 
Sent: 
To: 
Subject: 

Pam Madoff (Councillor) 
Tuesday, Aug 25, 2015 7:36 PM 
Janice Appleby; Christine Havelka 
Fwd: Rezoning and development of 1745 Rockland 

Fyi, for this week's PLUC. 

Pamela 

Sent from my iPhone 

Begin forwarded message: 

From: Susan Wynne-Hughes > 
Date: August 25,2015 at 5:57:33 PM PDT 
To: Ben Isitt <bisitt@,victoria.ca>. <ccoleman@,victoria.ca>. <iloveday@.victoria.ca>. 
<m 1 ucas@.victoria.ca>. Charlayne Thornton-Joe <cthornton-i oe@victoria.ca>. Pam Madoff 
<pmadoff@victoria. ca>. <gyoung@.victoria.ca>. <amever@,victoria. ca>, <mavor@victoria. ca>. 
<itinnev@victoria.ca> 
Subject: Rezoning and development of 1745 Rockland 

August 25th, 2015 

Dear Mayor and Council, 

City of Victoria 

I am writing to you once again to express my concerns regarding the development proposal for 
1745 Rockland, which will come before PLUC this Thursday August 27th, 2015. 

I am a signatory to the letter sent to you dated June 11th, 2015, which outlines in detail the 
continuing concerns of my neighbours and myself. Since that letter was written, the developer 
has presented a new plan which was a surprise and disappointment to us. Instead of taking 
account of the fact that at the May 15th CALUC community meeting, several neighbours stated 
that they felt that the buildings were too high and the whole proposal too dense, in the new plan, 
the developer made 2 units taller and fashioned one unit 19% larger. This seemed to suggest a 
disregard for the neighbours' clearly expressed wishes. In addition according to the recent plan, a 
much beloved and by-law protected maple tree will be destroyed. 

l 
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As you will see from our letters of December 27th 2014, March 9th 2015 and June 11th 2015 we 
have made it clear that we are not against developing this property. It is the nature of this 
development that we object to. We have consistently stated that we feel that these buildings need 
to be single storey residences and have much reduced site coverage in order to provide us with 
necessary privacy as well as blend into the neighbourhood. In addition, preservation of as much 
green space as possible is both on our interests as well as the interests of the whole community. 

It is also clear that many exceptions to present regulations would need to be made in order for 
this plan to be accepted. These regulations have been made by council in order to preserve the 
integrity of this community as well as to protect the neighbours. 

With all the above in mind, I ask you to respect the clearly stated desires of the neighbours, 
uphold the current regulations and reject this proposal. 

Sincerely, 

Sue Wynne-Hughes 

926 Richmond Ave. 

2 
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Christine Havelka 

From: Pam Madoff (Councillor) 
Sent: Wednesday, Aug 26, 2015 8:19 AM 
To: Janice Appleby; Christine Havelka 
Subject: Fwd: August 27 PLUC agenda item: 1745 Rockland 

Fyi 

Pamela Madoff 

Begin forwarded message: 

From: Ross Crockford <r  
Date: August 26, 2015 at 7:49:29 AM PDT 
To: <mayor@.victoria.ca>. <councillors@victoria.ca> 
Cc: <itinnev@,victoria.ca> • 
Subject: August 27 PLUC agenda item: 1745 Rockland 

Dear Mayor Helps and Victoria Councillors, 

On Thursday, your Planning and Land Use Committee (PLUC) will consider the latest version of 
a proposed development for 1745 Rockland. I ask that you decline the requested rezoning 
application, and do not send it to a public hearing. 

The developer wants to put four new buildings on a single panhandle lot, even though current 
regulations appear to permit only one new building on such a property. (See the letter from the 
Rockland Neighbourhood Association, on pages 35-36 of the staff report.) Some of my fellow 
neighbours say the rules are clear, this clearly is a panhandle lot, only one house should be 
permitted, and the application should automatically fail for that reason alone. 

In the interest of compromise, however, in June some of us added our names to a letter to the 
developer (pages 49-52 of the staff report) saying we were prepared to live with three new 
single-family houses on the property, if they met the setback and height restrictions of Schedule 
H, the regulation governing panhandle lots. The developer refused. He insists on building four 
new houses, totalling some 862 square metres ~ far more than the 280 square metres permitted 
under Schedule H ~ and three of the four taller than the one storey/5.0-metre height restriction in 
Schedule H as well. 

The neighbours' June offer should be treated without prejudice. The developer's initial (2014) 
proposal of six new residences and parking for 18 cars was clearly ridiculous, and the City 
should not now approve four new residences simply because it's "almost" the three requested in 
the neighbours' June letter. Judging by the letters submitted, the current proposal only has the 

i 
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support of the owner, an immediately adjacent neighbour (who also owns a large and potentially 
subdividable lot), and one other person. It is clear that the majority of neighbours are opposed to 
the application as it currently stands. 

With kind regards, 
Ross Crockford 
942 Richmond 

2 
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The internal 
elevations of the 
existing heritage 
home facing the 
new development 
area.
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Rezoning Application  No. 00444 for 1745 Rockland 
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1745 Rockland Road has 
progressed through several 
proposed outcomes.

The initial proposal was for 6 
units, in twin family dwelling 
forms: three duplex style 
buildings.

This progressed through a 5 unit 
proposal involving twin family 
dwellings, and one single family  
dwelling.

The final building proposal is for 
4 units, each to be in the form of 
single family dwellings.
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velopment Permit No. 000357 for 1745 Rockland Avenue 
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oject section demonstrates a progression from the larger heritage home, through a 
in building form, massing, and height, as the project transitions to the existing homes 

Richmond Road
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mple floor plan development.
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The 4 unit proposal
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1745 Rockland Road
Redevelopment
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The existing site survey
y records also include a complete tree record and arborists‘s report, site features, stone outcroppings, & easements
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ezoning Application  No. 00444 for 1745 Rockland Avenue
kland Avenue frontage    Richmond Avenue driveway
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CITY OF  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 13,2015 

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

Subject: Development Permit Application No. 000357 for 1745 Rockland Avenue 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion after the Public Hearing for Rezoning Application No. 00444, if it is approved: 

"That Council authorize the issuance of Development Permit Application No.000357 for 
1745 Rockland, in accordance with: 

1. Plans date stamped June 25, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements. 
3. The Development Permit lapsing two years from the date of this resolution. 
4. That Council authorize the Mayor and Corporate Administrator to execute the 

documents, in the form satisfactory to the City Solicitor, necessary to remove the 
Right-of-Way from the title of the property located at 1745 Rockland Avenue, 
prior to the issuance of a Building Permit." 

LEGISLATIVE AUTHORITY 

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

Pursuant to Section 920 (8) of the Local Government Act, where the purpose of the designation 
is the establishment of objectives for the form and character of intensive residential 
development, a Development Permit may include requirements respecting the character of the 
development including landscaping, siting, form, exterior design and finish of buildings and other 
structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Planning and Land Use Committee with information, 
analysis and recommendations for a Development Permit Application for the property located at 
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1745 Rockland Avenue. The proposal is to allow four new single family dwellings on strata lots 
to the rear of the existing Heritage-Designated house. The proposed strata lots fall within the 
definition of panhandle lots. 

The following points were considered in assessing this Application: 

• The proposed single family dwellings are subject to control and regulation under 
Development Permit Area 15B Intensive Residential Panhandle Lot. The proposal 
complies with the objectives of the Development Permit Area including ensuring that 
integration of panhandle lots and associated development are compatible with the 
immediate neighbours, surrounding neighbourhood character and streetscapes. In 
addition, achieving a high quality of architecture, landscape and urban design to mitigate 
negative impacts of panhandle lots. 

• The proposed Landscape Plan includes the retention of clusters of trees through careful 
siting of the new buildings and the extensive use of permeable pavers. One Bylaw-
Protected Big Leaf Maple would be removed but replaced with two trees in a nearby 
location. New trees would also be planted along the east boundary to mitigate the loss 
of the mature trees near that property line. 

• There is a Right-of-Way registered on the title of the subject property related to the 
existing sewer, drain and storm water pipes, which were installed to service existing City 
catch basins and also contains the existing sanitary sewer service to the house at 1745 
Rockland Avenue. Staff have found an alternate solution of rerouting the City catch 
basins on the Rockland Avenue frontage of the subject site. Accordingly, the storm 
drain main at 1745 Rockland Avenue would be abandoned and the City would no longer 
require access via the Right-of-Way which can, therefore, be released. 

BACKGROUND 

Description of Proposal 

This proposal is associated with a Rezoning Application to allow four new single family 
dwellings on strata lots to the rear of the existing Heritage-Designated house, which is proposed 
to remain a single family dwelling on a separate large lot. 

The proposed site plan, architectural and landscape design include the following (with more 
details provided in the attached letter from the architect): 

• exterior finishes including cement-based stucco, cedar siding and soffits, wood fascia 
boards, exposed concrete elements (painted) and accent details in natural stone veneer 
as exterior finishes 

• grey metal roofs and flashings 
• prefinished aluminium clad windows with wood casements and wood entrance doors 
• removal of some trees to permit new driveways and surface parking combined with the 

retention of all mature trees along the north, west and south boundaries, balanced with 
new trees near the east boundary edge and extensive new plantings 

• perimeter wall along the east driveway that is designed for noise abatement 
• internal garages for each single family dwelling. 

Due to the high number and concentration of mature trees on the property, the applicant 
provided an Arborist Report (attached) to support the proposed scheme. Impacts on the mature 
landscape character are discussed under the Analysis section of this report. 
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Sustainability Features 

As indicated in the applicant's letter dated June 17, 2015 (attached) the proposed development 
would achieve Built Green BC Standards, including the use of natural materials for the exterior 
finishes and native species in landscaping design. The proposal would help to mitigate storm 
water runoff related to the tennis court through the reduction of hard surfaces, compared to the 
existing conditions. 

Active Transportation Impacts 

The applicant has not identified any active transportation impacts associated with this 
application. 

Public Realm Improvements 

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

Relevant History 

The Rezoning Application was considered at the Planning and Land Use Committee (PLUC) on 
September 18, 2014, and on December 11, 2014, with the following motions (minutes attached): 

December 11, 2014 

It was moved by Councillor Alto, seconded by Councillor Thornton-Joe, that Council refer 
the report and application back to staff to consider all recent information, including 
information that was received at the Rockland Neighbourhood Association meeting held on 
December 3, 2014 

September 18. 2014 

It was moved by Councillor Madoff, seconded by Councillor Alto, that Council: 
1. Indicate to the applicant that Rezoning Application # 00444 and Development Permit 

Application # 000357 for the property at 1745 Rockland Avenue should be revised to 
decrease the overall site density, reduce the number of self-contained dwelling units 
from seven to six or fewer and that staff explore with the applicant maintaining the trees 
and landscaping on the perimeter of the property. 

2. Direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

ANALYSIS 

The following sections provide a summary of the consistency of the Application with the relevant 
City policies. 

Development Permit Area and Design Guidelines 

The proposed design for the new single family dwellings is subject to the Development Permit 
Area (DPA) 15 B, Intensive Residential Panhandle Lot. In DPA 15 B, building form, character, 
finishes and landscaping details are controlled and regulated in relation to the Advisory Design 
Guidelines for Buildings, Signs and Awnings, (1981) and Design Guidelines for Small Lot House 
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(2002). Staff assessment of the proposed design in relation to the Guidelines is summarized 
below: 

• Siting of the single family dwellings in the rear yard would have no impact on the views 
of the heritage house from Rockland Avenue, while one single family dwelling would be 
partially visible from Richmond Avenue. 

• The form and massing of the single family dwellings are small in scale compared to the 
heritage house and their designs are complementary in composition, mix and the high 
quality of proposed materials. 

• The existing and proposed landscaping and fences, as well as the rear yard setback 
distances for the proposed single family dwellings, will minimize overlook and privacy 
impacts on adjacent properties. Similarly, building heights and storeys that are less than 
the permitted maximum in the R1-A Zone may increase the visual separation between 
the proposed single family dwellings and neighbouring houses. 

• While a number of mature trees would be removed to construct the new buildings and 
driveways, the proposed Landscape Plan includes the retention of clusters of trees. One 
Bylaw-Protected Big Leaf Maple would be removed but would be replaced with two trees 
in a nearby location, in accordance with the Tree Protection Bylaw. In addition, new 
trees would be planted along the east boundary to mitigate the loss of mature trees near 
the property line. 

A letter (attached) dated August 7, 2015 from Hillel Architecture provides information on the 
design of the proposed single family dwellings. 

Underground Right-of-Way 

There is a Right-of-Way registered on the title of the subject property related to the existing 
sewer, drain and storm water pipes, which were installed to service existing City catch basins 
and the existing sanitary sewer service to the house at 1745 Rockland Avenue. Staff have 
found an alternate solution of rerouting the City catch basins on the Rockland Avenue frontage 
of the subject site. Pursuant to the City's Sanitary Sewer and Stormwater Utilities Bylaw 2014, 
the applicant would be responsible for all associated capital costs. The storm drain main at 
1745 Rockland Avenue would be abandoned and the City would no longer require access via 
the Right-of-Way. Accordingly, staff recommend that Council authorize the necessary legal 
documents to remove the Right-of-Way from the title, prior to the issuance of a Building Permit. 

CONCLUSIONS 

The proposed site plan, architectural and landscape design are well-considered with respect to 
form, massing and character and minimize the potential impact of new development on the 
mature landscape character. Should Committee advance the concurrent Rezoning Application 
to a Public Hearing, staff recommend that Committee also forward this report to Council and 
that Council authorize the issuance of Development Permit No. 000357, if the Rezoning 
Application is approved. 
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ALTERNATE MOTION 

That Council decline DP Application No 000357 for the property located at 1745 Rockland 
Avenue. 

Respectfully submitted, 

7P1~ 

Brian Sikstrom, Senior 
Planner, Development 
Services Division 

rr>J 

Alison Meyer, Assistant 
Director, Development 
Services Division 

Jonathan Tinney, Director 
Sustainable Planning and 
Community Development 

Jason Johnson 
Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

Zoning map 
Aerial photo 
Letter from Hillel Architecture, Inc. dated August 7, 2015 
Letter from Hillel Architecture Inc. dated June 17, 2015 
Plans for Rezoning Application No. 00444 and Development Permit Application No. 
00357 stamped June 25, 2015 
Council Minutes dated September 25, 2014, and December 18, 2014 
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07 August 2015 Hillel 
Brian Sikstrom, Senior Planner a r c h i t e c t u r e  

CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

RE: Rockland Avenue Residences 
1745 Rockland Avenue, Victoria BC 101 1SJ1 Oak Baij Avenue 

Victoria DC. VSK-1C> 

Rezoning Application #00444 Development Permit #000357 

Mr. Sikstrom, 

It has been requested from the Planning Department that we outline the material and finishes changes that may have evolved 
since the initial submissions for 1745 Rockland Road as multi-family duplex form dwellings to the revised proposal of single 
family dwellings. Please find below an outline of our design considerations as the project moved, in consultation with neighbours 
and the City, to a project of a reduced density and of single family homes in form. 

CONTEXT AND FORM 

The designated heritage home, accessed from the Rockland Road property entry, is referred to by name as the Ashton. The 
Ashton was designed by Francis Mawson Rattenbury, and built in 1901. The owners requested this home be designated in 2010. 

This heritage designation was granted by the City of Victoria. This was in fact the owner's first step in preserving the Ashton. 

The original home contains gable ended main roofs and subordinate perpendicular gable ended dormers. The original 
home volume visible from the proposed project site, is this roof form placed over the horizontal plinth of the ground floor. This 
horizontal roof area also serves as outdoor social space with access from the second floor. 

The new building volumes take this lead with a gable ended traditional roof with gable ended dormers referenced from the 
original heritage home, and places this volume on a horizontal plinth created by the lower floor similar to the original home. The 
form and character of the new buildings are also intended to respect the well-established greater neighbourhood context, 
therefore the building roof slopes and volumes are also designed with that greater context in mind. The unique green shingle 
exterior faces of the original home are left to uniquely define that Fleritage Designated building, and set it as distinct from the new 

work. 

The Duplexes 
The initial duplex housing forms, some of the finishes were designed to respond to neighbourhood influences, some designed to 
respect the influence of the heritage home, and prove appropriate for this multi-family housing form. These main building finishes 
were: 

- Hardi panel and traditional vertical panel wood trim detailing in the upper gables, with asphalt shingle roofing. 
- Stone appointments used to draw attention to key building features of the main floor 
- Stucco field and wood trim for typical exterior main field finishes. 

MATERIALS 
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The initial single family form. 
With the introduction of the initial single family home, the composition's finishes had to bridge the design requirements of the 
duplex purchaser and the single family home purchaser. The single family home built form was larger in plan, and lower in actual 
height. Its roof system needed to match its volume and style established by the multi-family dwellings, and its finishes had to 
meet the more demanding expectations of the single family home. The finishes therefore subtly evolved; 

- Hardi-panel & wood trim remained as traditional detailing in the upper gables, to tie composition together. 
- Stone appointments grew to a more contemporary expression defining more building features of the main floor 
- Cedar siding of the side elevations of the duplexes grew in proportion of the wall area of the single family dwelling. 
- Stucco field became a smaller portion of the exterior wall area, but remained uniform through all buildings. 

Overall, the single family form had a higher level of exterior finish, and its contemporary form became more distinct. The duplex 
forms with a taller disposition were visible from farther away and their roof detailing held more traditional cues from the greater 
Rockland Neighbourhood. The single family form was noticeably lower, and the contemporary ground floor portion provided a 
stronger influence over the building's character. 

Current proposal of all single family homes 
With this composition, the single family form honours the original design intent of the strong visual roof line of a gable ended 
main roof with two gable ended dormer roofs. This volume is placed over a horizontal ground floor plinth in form. The material 
finishes, following the original proposal, with one exception, presents the same materials in a higher level of finish; 

-The hardi-panel of the gable roofs now dropped in favour of higher quality cedar siding throughout the second floor. 
-The original asphalt shingles changed to the higher quality, and longer lasting, metal roofing. 
-Stone appointments grew further to define main wall features, emphasizing entries, defining edges, and fireplaces. 
-Stucco fields tie all homes together as the element that least seeks attention, just a smooth clean uniform element. 

The single family home composition in also evolved in quality and level of finish in window systems, door and entry systems and 
in hardware and light fixture selection. These finer level of finishes and their evolution from the initial proposal are not possible to 
render in colour elevations provided but strongly influence the quality of the home. 

We trust that the foregoing provides you with enough information to proceed with your review process. Should you require 
additional information or clarification, please do not hesitate to contact us. 

Regards, 
Hillel Architecture Inc., 
Peter Hardcastle 
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CitV Victor*'' 

17 June 2015 

Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 

Victoria BC V8W1P6 

RE: Rockland Avenue Residences 

1745 Rockland Avenue, Victoria BC 

\ n A Development apartment 

101 I5f»l Oak 5aij Avenue 
Victoria 5C V*SR - IO 

plume 1*0 . 
l a\ 1*0 . *?1. v>| 

Rezoning Application #00444 Development Permit #000357 

Mayor and Council, 

We hereby submit, on behalf of developer Parry Street Developments Ltd. appointed by the owners of the property, a revised 
rezoning and subdivision application and a concurrent development permit application for the redevelopment of a mature 
Rockland area property and the ongoing protection of a designated heritage home at 1745 Rockland Avenue. 

The subject property is 4,850 sq.m. and located at 1745 Rockland Avenue and is a through property that connects to Richmond 

Road. The site is currently occupied by a single-family dwelling requested by the owners to be heritage designated, which has 

been granted by the City of Victoria. A large tennis court occupies the center of the property, and a 9 meter lane continues to 

Richmond Road. This proposed development area remains concealed from both streets. 
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The proposed redevelopment of the site is designed to respect the prominence, siting and landscaping associated with the 

original home, and is in keeping with design guidelines for low-density residential infill development. We propose that this center 

unused portion of the property permits opportunity to create additional dwellings, sympathetic to surrounding buildings and 

landscape patterns without compromising neighbouring properties. 

CONTEXT 

Currently, the site has two zone designations applied over portions of the property: R1-A and R1-B. Following a number of 

discussions with planning and engineering staff at the City of Victoria, a number of discussions with the Rockland Neighbourhood 

Association, two CALUC presentations, and several private meetings held with direct neighbours overseen by the Rockland 

Neighbourhood Association, a site specific zone is being requested for a portion of the site, with a parcel remainder protecting 

the area surrounding the designated heritage home. 

The site specific zone is being requested to permit the creation of 4 strata units on this unique property, with criteria derived from 

the R1-B zone, and respecting the R1-A and R1-B zones of the neighbouring properties, and portions of this current lot which 
contains both. 

The original home would remain sited in its R1-A lot, with no new bypassing driveway, no disturbance in its heritage setting, and 

with no disturbance to the grounds directly surrounding the home. It was the original home owners intent to protect this 

residence. Step one was their request to protect the residence, which was granted. Step two was to protect its setting, and this 

proposed site redevelopment does leave its surroundings unchanged. 

REVISED PROJECT DESIGN 
The original proposed scheme was based on three new buildings, each with a footprint similar in scale and density to those of 
surrounding properties. Each building proposed was a two-family dwelling, for a total of 6 new residences. Combined with the 
existing heritage home, it proposed therefore a total of seven dwellings on this lot. Initially this was seemingly acceptable to 
neighbours, the planning department, the existing home owner, and the developer. Slowly over time, increasing discussion and 
actual data analysis, support for the direction chosen waned. The basic density presented an unacceptable outcome to 
neighbours and members of the Planning and Land Use Committee. 

It was suggested that a total of five new units, when combined with the original home may meet with increased support and it 
was hoped by that pursuit that a resolution was at hand. Again, an initial goal seemingly meeting with wide support, when 
actually realized presented an equally unacceptable outcome. The original submission was unacceptable principally based on a 
single data point: density. The revised scheme, although improving this density but not to an acceptable level, and yet at the 
same time added layers of new concerns. 
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THE REVISION 
The proposed direction presented herein seeks approval for four new stand alone residences, as strata units, within a common 
site. The reduction of dwelling units to four has permitted a fundamentally new approach to site design, the approaching laneway 
that joins each of these residences, and their single family form more in keeping with the neighbourhood. 

Project data outcomes should now meet a far greater level of acceptability. Five dwellings over the original property size is 
990m2 per dwelling, surpassing A1-A and R1-B requirements. When subdivided as we propose herein, the resulting lot - without 
counting the area of land along an existing 9 meter lane to Richmond Road - is 679.52m2 per dwelling and exceeding the 
equivalent R1-B reference zone for min lot areas. When including the existing laneway land area, the density is 773 m2 per 
dwelling and exceeds the equivalent R1-A reference zone min lot standards. 

PARKING 

The proposal honors the parking requirements as set out in Schedule C. 

BUILDING HEIGHT 

The proposal honours the permitted height of R1-A and R1-B zones. All strata units are below that of 7.6m permitted in the 

current R1-A zone of the property 

ARCHITECTURE 

The form and character of the new buildings are intended to respect this well-established neighbourhood. Much of the gable roof 

top and upper storeys reflect the more traditional architectural expressions and details of the neighbourhood context and tend to 

remain the most visible. As your eye travels down the exterior fagade, the building lines and glazing patterns of the lower storeys, 

though more contemporary in their expression, still reflect traditional materials, including the introduction of stone masonry 
elements. 

GREEN INITIATIVES 

The proposed development will be built to Built Green BC standards. In addition, emphasis will be placed on: 
• local and resourceful material selection 
• water-conserving plumbing fixtures 
• energy efficient I energy star appliances and fixtures 
• low or zero VOC paints, finishes, and adhesives • 
• electric or gas fired radiant in-floor heating 
• careful selection of windows to meet the BC Energy Efficiency Act 
• native species landscaping 

SERVICES RIGHT OF WAY 

The existing site hosts a right of way for a sewer service line to residents up hill of this site location. This service right of way will 
remain, with its boundaries and service lines relocated to an area below the new laneway. This is shown on Drawing A1.2 

ROAD DEDICATIONS 
The standard right-of-way for a secondary collector street is 20.0; however, future transportation-related needs on the corridor 
can be met in a right-of-way width of 15.0 m. To achieve this minimum on the portion of Rockland Avenue, a statutory right of 
way of 1.36 mis requested on this frontage. No permanent structures are to be permitted in this area, nor is any required parking 
or turnaround area to be permitted within 1 m of this area. 
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Stated in correspondence from Steven Hutcheson June 2nd, 2015: 
If a subdivision were applied for we will require a 1.36m highway dedication on Rockland Avenue. 
Steve Hutchison. AScT 
Transpoitation Planner 

As this proposal now is seeking a division of the Lot, this original SRW request is escalated to a removal of land area under the 
term Highway Dedication. This removal of a minor land area does not change substantially any statistics presented herein. The 
minimum lot size for an R1-A single family home is 740m2. The parcel remainder associated with the Heritage home on 
Rockland Avenue is 1857.3m2 

The standard right-of-way for a secondary collector street is 20.0 m. To achieve this minimum on the portion of Richmond 
Avenue, a Statutory Right-of-Way (SRW) of 0.936 m is requested on this frontage. No permanent structures are to be permitted 
in this area, nor is any required parking or turnaround area to be permitted within 1 m of this area. 

Stated in correspondence from Steven Hutcheson June 2nd, 2015: 
If a subdivision were applied for we will require a 0.936m highway dedication on Richmond Avenue. 
Steve Hutchison, AScT 
Transportation Planner 

As this proposal now is seeking a division of the Lot, this original SRW request is escalated to a removal of land area under the 
term Highway Dedication. This removal of this minor land area from the new lot does not change any statistics presented herein. 
The 9 meter lane area in which this occurs is not considered in our data tables. 

We trust that the foregoing provides you with enough information to proceed with your review process. Should you require 
additional information or clarification, please do not hesitate to contact us. 

Regards, 

Hillel Architecture Inc., 

Peter Hardcastle 
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SHE FINISHES LEGEND 

PROPOSED 
BUILDING 3 

1 Storey (SraaUnil 3) 
Proposed Basement 29.1m Geo 

Proposed Mam Floor 3215m Geo 

Am. Grade: 31 .tin Geo 
PROPOSED 
BUILDING 2 

1.5 Storeys (Strata Unit 2) 

PROPOSED 
BUILDING 1 

2 Storeys (Strata UnH1) 

Ave. Grade H.ttn Geo 
PROPOSED 
BUILDING 4 

1.5 Storeys (Strata Unit 4) 
Proposed Man Floor 3195m Geo 

architecture 

Site Plan - Detail Blowup Site Plan Detail Blowup 
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Colour And Materials Palette 
Elevation Finish Legend 
List of finishes typical of all elevations 

©Prefinished standing seam metal roofing and flashings - Warm gray 
tone 

Wood fascia boards 
(oj) a. Oil based stain - Clear finish 

b. Painted - Graphite colour 

f-rrv Smooth face cemenlitious wood composite soffit (upper roof) c/w 
prefinished metal ventalation strips - Painted - Graphite colour 

19x89 T&G cedar soffit (lower roofs), rough sawn square face 

® visible - oil based stain finish 
a. Clear finish 
b. Warm gray colour 

Cement based stucco, smooth trowel finish 
(05) a. Light gray colour 

b. Graphite colour 

19x89 T&G cedar siding, square face out rough sawn face viable -

®oil based stain finish 
a. Clear Finish 
b. Warm gray colour 

(07) Natural stone veneer & retaining walls 

(08) Exposed architectural concrete elements - Painted - Graphite colour 

(09) Prefinished aluminum dadd wood window units 

Edge grain, oil stained wood entry door c/w glazed panels in black 
^ anodized aluminum frame 

U97 a. Clear Finish 
b. Warm gray colour 

Edge grain, oil stained overhead wood garage door in black 
anodized aluminum frame 

LlV a. Clear Finish 
b. Warm gray colour 

(12) Laminated glass skylights in canopy roof overhang 

® Side-mounted framless tempered glass railing system c/w pinhead 
textured tempered glass panels and stainless steel fasteners 

(14) Building mounted down lighting & feature lighting 

(15) Raised unit numbering & letter box - Stainless steel 

1 7 4 5  R O C K L A N D  R E D E V E L O P M E N T  
1 I74<7 Roc- _A\n A . 
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1745 Rockland Avenue 
Ash ton 

FQr: Lyman & Elizabeth Putt 

Architect: Frands Mawson Rattenbury 

; 1 ] Main Floor Plan (by others) 
I A5.1 I Salr. 1:100 

2 | Upper Floor Plan (by others) 3 | Attic Floor Plan (by others) 
A5.1 j Sea!*: 1:100 
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Legend 

C2fc 
(7\ 

Traes to be Retained: 

Extant of Critical Root Zona 
Extant of Crown Spread 
Extant of Protactad Root Zone-Bytaw Protected Trees Only 

Trees to be Removed 

Notes: 
1. Prior to any construction ecSvity on site 0 e. demoSbon, excrrv 
fencing around l/aas to be retained m locations shown on Ma plan. Fences are to remain m piaca until 
Protect Arborist has approved War removal or torough completion of toe protect M protective fencing to 
be at least 12m («') he-ghl The berrie- fencing must be of St*d frame constucton that is attached to 

or metal posts. A so! d board or rail must run between toe posts at the top and (he bottom of the 

AS posts are to be sostfy driven Into toe ground and spaced n 

A sign sha» be posted on the fence (ri al weather material stating •Restricted Area- No Entry" end shall 
be kept on the fence unti the compleSon of the development. Protection fences and enclosed protected 
areas to be mamtamad In good condfcon Moughout ail phesea of development. 

2. Al work within protective fencing to be approved and supetvsed by Protect Arborist. 
Tom Talbot 
Talbot Mackenzie and Associates 
Box 48153 
Victoria, BC VBZ7H8 
phone !250) 47*4733. etna*-treehelpQtetus net 

at any time without approval of Project ArixsrfsL Al 
pruning to be undertaken by ISA CerSfied Atbonet 

S. See Arborist Report for deFnWon of Critical and Protected Root Zones. There eh 
changes or exarvetion within the ckkal root zone* of tmes to be retained. K eny a 
required within aiticel root zones of bees, this excavation must be supervised by the project arborist 

* 

1745 Rockland Redevelopment - Tree Preservation Plan D LADR 
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REPORTS OF THE COMMITTEE 

3. Planning and Land Use Committee - September 04. 2014 

4. Rezoninq Application # 00444 and Development Permit Application # 000357 for 
1745 Rockland Avenue 
It was moved by Councillor Madoff, seconded by Councillor Alto, that Council: 
1. Indicate to the applicant that Rezoning Application # 00444 and Development Permit 

Application # 000357 for the property at 1745 Rockland Avenue should be revised to 
decrease the overall site density, reduce the number of self-contained dwelling units 
from seven to six or fewer and that staff explore with the applicant maintaining the 
trees and landscaping on the perimeter of the property. 

2. Direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

Carried Unanimously 
Council meeting 
September 25, 2014 

Page 1 of 1 
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REPORTS OF THE COMMITTEES 

3. Planning and Land Use Committee - December 11. 2014 

3. Rezoninq Application # 00444 for 1745 Rockland 
It was moved by Councillor Alto, seconded by Councillor Thornton-Joe, that Council refer the 
report and application back to staff to consider all recent information, including information 
that was received at the Rockland Neighbourhood Association meeting held on December 3, 
2014. 

Carried Unanimously 

Council meeting 
December 18, 2014 

Page 1 of 1 
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VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 11, 2014 

To: Planning and Land Use Committee Date: November 27, 2014 

From: Helen Cain, Senior Planner, Development Services Division 

Subject: Development Permit Application #000357 for 1745 Rockland Avenue. 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion, after the Public Hearing for Rezoning Application #00444, if it is approved: 

"That Council authorize the issuance of Development Permit Application #000357 for 
1745 Rockland Avenue, in accordance with: 

1. Plans date stamped November 4, 2014; 
2. Development meeting all Zoning Regulation Bylaw requirements; 
3. Final plans to be generally in accordance with the plans identified above to the 

satisfaction of the Assistant Director, Development Services Division, 
Sustainable Planning and Community Development Department; and 

4. That Council authorize the Mayor and Corporate Administrator to execute the 
documents, in the form satisfactory to the City Solicitor, necessary to remove 
the Right-of-Way from the title of the property located at 1745 Rockland 
Avenue, prior to the issuance of a Building Permit!" 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations for 
a Development Permit Application for the property located at 1745 Rockland Avenue. The proposal 
is to construct one new single family dwelling and two new duplexes on the same lot as a Heritage-
Designated house. 

The following points were considered in assessing these applications: 

• The proposed duplexes are subject to control and regulation under Development 
Permit Area 15C Intensive Residential Rockland. The proposal complies with the 
applicable design guidelines including those related to preserving the estate 
character and mature landscaping where residential infill is introduced on a lot with an 
existing house. 
The proposed Landscape Plan includes the retention of clusters of trees through 
careful siting of the new buildings and the extensive use of permeable pavers. One 
Bylaw-Protected Big Leaf Maple would be removed but replaced with two trees in a 
nearby location. New trees would also be planted along the east boundary to 
mitigate the loss of the mature trees near that property line. 

Planning and Land Use Committee Report 
Development Permit Application #000357 

November 27, 2014 
1 of 4 

Planning and Land Use Committee - 27 Aug 2015

Development Permit Application No. 000357 for 1745 Rockland ... Page 331 of 622



• There is a Right-of-Way registered on the title of the subjecTproperty related to the 
existing sewer, drain and stormwater pipes, which were installed to service existing 
City catch basins and also contains the existing sanitary sewer service to the house 
at 1745 Rockland Avenue. Staff have found an alternate solution of rerouting the City 
catch basins on the Rockland Avenue frontage of the subject site. Accordingly, the 
storm drain main at 1745 Rockland Avenue would be abandoned, and the City would 
no longer require access via the Right-of-Way, which can therefore be released. 

BACKGROUND 

Description of Proposal 

This proposal is to retain a Heritage-Designated house and on the same lot to construct five new 
self-contained dwelling units including an additional single family dwelling and two duplexes. 

The proposed site plan, architectural and landscape design include the following: 

• primarily stucco and board-and-batten siding with accent details in natural stone 
veneer and cedar panels as exterior finishes for the duplexes 

• vinyl windows with wood casements and wood entrance doors 
• removal of some trees to permit new driveways and surface parking combined with 

the retention of all mature trees along the north, west and south boundaries, balanced 
with new trees near the east boundary edge and extensive new plantings 

• perimeter wall along the east driveway that is designed for noise abatement 
• internal garages for each duplex unit and free-standing garage for the single family 

dwelling with additional surface parking stalls between all three buildings. 

Due to the high number and concentration of mature trees on the property, the applicant has 
provided an Arborist Report (attached) to support the proposed scheme. Impacts on the mature 
landscape character are discussed under the Analysis section of this report. 

Sustainability Features 

As described in the applicant's letter (report and attached), the proposed development would 
achieve Built Green BC Standards, including the use of natural materials for the exterior finishes and 
native species in landscaping design. The proposal would help to mitigate stormwater runoff related 
to the tennis court through the reduction of hard surfaces, compared to the existing conditions. 

Relevant History 

The Development Permit Application was considered at the Planning and Land Use Committee 
(PLUC) on September 18, 2014 (report and minutes attached), with a motion arising to reconsider 
the buildings, related to reducing the overall site density and the number of self-contained dwelling 
units from seven to six or fewer, and exploring maintaining the trees and landscaping on the 
perimeter of the lot. 

ANALYSIS 

The following sections provide a summary of the consistency of the application with the relevant City 
policies. 

Planning and Land Use Committee Report 
Development Permit Application #000357 

November 27, 2014 
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Consistency with Design Guidelines 

The proposed design for the new semi-attached dwellings (i.e. duplexes) is subject to the OCP 
Development Permit Area (DPA) 15C Intensive Residential Rockland. In DPA 15C, building form, 
character, finishes and landscaping details are controlled and regulated in relation to the Design 
Guidelines for Attached and Semi-Attached Dwellings in the Rockland Neighbourhood, 2011. Staff 
assessment of the proposed design in relation to the Guidelines is summarized below: 

• Siting of the duplexes in the rear yard would have no impact on the views of the 
heritage house from Rockland Avenue, while one duplex would be partially visible 
from Richmond Avenue. 

• The form and massing of the duplexes are small in sca|e compared to the heritage 
house and their designs are complementary in composition, mix and the high quality 
of proposed materials. 

• Windows would overlook the adjacent yards of the houses located at 1711 and 1723 
Green Oaks Terrace and 1730 Lyman Duff Lane, but these openings are quite 
narrow and the north and south buildings are sited at a distance from the shared 
property lines. Similarly, the potential overlook to the rear yards of the houses on 
Richmond Avenue would be minimal due to the setback distance. 

• While a number of mature trees would be removed to construct the new buildings, 
driveways and parking areas, the proposed Landscape Plan includes the retention of 
clusters of trees. One Bylaw-Protected Big Leaf Maple would be removed but would 
be replaced with two trees in a nearby location, in accordance with the Tree 
Protection Bylaw. In addition, new trees would be planted along the east boundary to 
mitigate the loss of mature trees near the property line. 

• The total site coverage (18%) would be quite low and extensive use of permeable 
brick pavers is proposed in place of the existing hard-surfaced tennis court. 

Underground Right-of-Way 

There is a Right-of-Way registered on the title of the subject property related to the existing sewer, 
drain and stormwater pipes, which were installed to service existing City catch basins and also 
contains the existing sanitary sewer service to the house at 1745 Rockland Avenue. Staff have 
found an alternate solution of rerouting the City catch basins on the Rockland Avenue frontage of 
the subject site. Pursuant to the City's Sanitary Sewer and Stormwater Utilities Bylaw 2014, the 
applicant would be responsible for all associated capital costs. The storm drain main at 1745 
Rockland Avenue would be abandoned, and the City would no longer require access via the Right-
of-Way. Accordingly, staff recommend that Council authorize the necessary legal documents to 
remove the Right-of-Way from the title, prior to the issuance of a Building Permit. 

CONCLUSIONS 

The proposed site plan, architectural and landscape design are well-considered with respect to form, 
massing and character and minimize the potential impact of new development on the mature 
landscape character. Should Committee advance the concurrent Rezoning Application to a Public 
Hearing, staff recommend that Committee also forward this report to Council and that Council 
authorize the issuance of Development Permit #000357, if the Rezoning Application is approved. 

Planning and Land Use Committee Report 
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ALTERNATE MOTION 

That Council decline Development Permit Application #000357 for the property located at 1745 
Rockland Avenue. 

Respectfully submitted, 

Helen Cain Alison Meyer, Assistant Director 
Senior Planner Development Services Division 
Development Services Division Sustainable Planning and 

Community Development Department 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: 

HC:aw 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000357\DP_PLUC_ROCKLANDAVE_1745_NOV27_2014 DOC.DOC 

List of Attachments 

• Zoning map 
• Aerial photo 
• Letters from Hillel Architecture, Inc., stamped November 4, 2014 
• Plans for Rezoning Application #00444 and Development Permit Application #00357, 

stamped November 4, 2014 
• Council Minutes dated September 25, 2014 
• Letters from Rockland Community Association, stamped September 17, 2014, and July 

12, 2014 
• Planning and Land Use Committee Report, dated September 4, 2014, with the following 

additional attachments 
o Letters from Hillel Architecture, Inc., stamped June 10, 2014, and March 12, 

2014 
o Plans for Rezoning Application #00444 and Development Permit Application 

#000357, Arborist Report from Talbot McKenzie dated October 24, 2013 
o Letter stamped July 24, 2014, from Rockland Community Association, stamped 

April 8, 2013. 
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RdceJU;..; "1 Hillel 
OCTOBER 31st, 2014 QsyofVcviW a r c h i t e c t u r e  

CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

Mayor and Council 
Community Planning and Sustainable Development Manning A Developeiait B^pafiifiirit 

Development */v/jm SMsfeil 

MOV - 4 2014 

RE: Rockland Avenue Residences e ihonn 250.?o2.j|os 
ax 2J0.J02.0I7S 

1745 Rockland Avenue, Victoria BC 
Rezoning and Development Permit Applications 

The Rezoning application #00444 and Development Permit application #000357 reviewed by the planning and Land Use 
Committee on September 4th, 2014 resulted in a council motion requesting the Developer reconsider the number of units 
proposed from the submitted count of six new dwelling units combined with the original heritage home to six in total or less. 

The original submission - a request for a custom zone permitting the intended density while respecting the 
setbacks and standards of all neighbouring zones - was carefully designed to suit the unique property, and to 
respect the neighbouring R1 -A and R1-B zoned properties. The design submitted exceeded all 
neighbouring zones for setbacks, and therefore the intended level of separation, privacy, bldg ht., and noise 
abatement. In addition, site coverage was targeted to be substantially less than neighbouring properties, and 
the resultant landscaping area therefore quite high also in comparision. In consideration of its completely 
hidden context, and its 70m setback from its road access from Richmond Road the proposal also proposed 
to provide each dwelling with one guest stall to address parking concerns we anticipated would be stated by 
Richmond Road homeowners. 

In all 23 neighbouring properties were consulted, and provided commentary in consideration of a four lot R1-
B potential consideration and our 3 attached dwelling buildings. One abstained as the lot was up tor sale, 
and 22 other properties favored the attached dwelling solution over the more imposing four single family 
homes. In preparation for the final submission, all neighbouring contiguous properties were again consulted 
and the resultant letters of support and the diagram enclosed below were submitted with our application. No 
objections were received at that time. 

Background 

Hillel Architecture Inc. page 1 of 2 
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U (_ 

Site plan diagram, documenting neighbouring support, submitted August 18,2014 

At the September 4th PLUC meeting several councilors voiced their support for the density proposed and several voiced concern. 
The final motion - to request a submission of six or less dwelling units - was reviewed with the land owners and the developer. It 
was decided that a submission factually less in the number of dwellings, and factually less in built area would be submitted so 
that a density decrease was achieved in both measures as intended by council. In addition, commentary from council guided 
submission revisions which increased side yard setback from 1740 Lyman Duff Lane. 

The enclosed revised Submission exhibits the same qualities, materials, and architectural style of the original proposal. Effort 
has been made to ensure that the new single family home suits this new and very private "streetscape" reflecting both the 
aesthetics of the new development, takes the same references from the existing heritage home, and draws many details from the 
greater surrounding neighbourhood context. 

Regards 

Hillel Architecture Inc 
Peter Hardcastle 

Enclosures as requested 
Bubbled: 
• 1 bubbled set 81/2"x 11" 
• 1 bubbled set 11" x 17° 
• 3 bubbled sets full size (24° x 36") 

Not Bubbled: 
• 1 set full size (24° x 36°) - not bubbled 
• 1 set 11" x 17" - not bubbled 
• 1 set 81/2" x 11" - not bubbled 

Hillel Architecture inc. page 2 of 2 
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SITE FINISHES LEGEND 
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1 Buildings 1 & 2 Typical Upper Floor Plan 
A2.2 Salt: 1 so 

Buildings 1 & 2 Typical Roof Plan 
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For Meeting of September 18, 2014 

To: Planning and Land Use Committee Date: September 4,2014 

Helen Cain, Senior Planner, Development Services Division 
Rezoning Application #00444 and Development Permit Application #000357 
for 1745 Rockland Avenue - Application to rezone from R1-A (Rockland Single 
Family Dwelling District) to a new zone to permit one single family dwelling unit 
plus six semi-attached dwelling units. Concurrent Development Permit 
Application. 

From: 

Subject: 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Rezoning Application and Development Permit Application for the property located 
at 1745 Rockland Avenue. The applicant proposes to rezone from the R1-A Zone (Rockland 
Single Family Dwelling District) to a new zone to increase the development potential to 
construct three side-by-side semi-attached buildings (six self-contained dwelling units) on the 
same lot as a Heritage-Designated house, built in 1902. The proposal for a total of seven self-
contained dwellings on this site exceeds the maximum number set out in the R1-A Zone. There 
are also concerns regarding the amount of surface parking related to the proposal and its effect 
on the conservation of the estate character and potential green space. 

The following points were considered in assessing these applications: 

• The property is designated as Traditional Residential in the Official Community 
Plan, 2012, (OCP). While the proposal is generally aligned with that land 
designation, it is not compatible with the OCP policies related to sensitive infill in 
Rockland on lots with estate character. Additionally, the proposed intensity of 
development would be inconsistent with the Rockland Neighbourhood Plan, 
1987. 

• Development and construction of the proposed new semi-attached dwelling units 
would be subject to control and regulation under Development Permit Area 15C -
Intensive Residential Rockland. While the proposal complies with some of the 
applicable design guidelines, the site plan does not adequately address the 
conservation of estate character and existing green space. 

• Staff have concerns with respect to the proposed 18 parking stalls which 
exceeds the number of parking spaces required. Surplus parking related to the 
proposed new dwelling units should be removed to reduce the extent of hard 
surfaces and to increase the open space, which would better align with the OCP 
strategic directions for Rockland and the associated design guidelines. 
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Staff are recommending that the Planning and Land Use Committee consider directing: 

• the applicant to reduce the total number of dwelling units from seven units to six 
or fewer units 

• the applicant to remove the parking spaces related to the new development that 
exceed the zoning standard requirement and to substitute soft landscaping in 
those spaces 

• staff to prepare another report to return to the Planning and Land Use Committee 
once the revisions are complete. 

Recommendations 

1. That Council: 

a. indicate to the applicant that Rezoning Application #00444 and Development 
Permit Application #000357 for the property at 1745 Rockland Avenue should be 
revised to decrease the overall site density, reduce the number of self-contained 
dwelling units from seven to six or fewer, and reduce the number of parking stalls 
and related hard-surfaced area to provide one parking stall per new dwelling unit 
in addition to the parking provided for the Heritage-Designated house, with 
increased soft landscaping to be substituted for the hard surfacing; 

b. direct staff to prepare a further report to the Planning and Land Use Committee 
regarding the revised proposal. 

Respectfully submitted, 

yo / ̂  
Helen Cain Deb Day, Director 
Senior Planner Sustainable Planning and Community 
Development Services Division Development Departrryent 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: vpMlllI 

HC/aw/ljm 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00444\1745 ROCKLAND PLUC REPORT.DOC 
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1.0 Purpose 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Rezoning Application and Development Permit Application for the property located 
at 1745 Rockland Avenue. 

2.0 Background 

2.1 Description of Proposal 

The subject property is a large lot containing a Heritage-Designated single family dwelling, 
which will be retained and is intended to be used as a single family house only, without a 
secondary suite. There is a tennis court on the eastern portion of the parcel which is proposed 
to be removed to construct three semi-attached buildings each comprised of two self-contained 
dwelling units to provide a total of six new dwelling units. Each semi-attached dwelling would be 
side-by-side in building layout, which complies with the R1-A Zone (Rockland Single Family 
Dwelling District) where "semi-attached dwelling" is a permitted use. In the Zoning Regulation 
Bylaw, the latter use is defined as "a building used or designed for use as two dwelling units, 
each having direct access to the outside at grade level and where neither unit is wholly or partly 
above the other". It is necessary for the proponents to apply for a rezoning since the proposal 
exceeds the number of self-contained dwelling units allowed in the current R1-A Zone 
(Rockland Single Family Dwelling District). 

The proposed site plan, architectural and landscape design include the following: 

• the single family detached Heritage-Designated house on the western portion of 
the lot and six new semi-attached dwelling units on the eastern portion of the lot 

• garage integrated with front elevation for each semi-attached dwelling unit with 
surplus surface parking stalls between the buildings' 

• primarily stucco and board-and-batten siding with accent details in natural stone 
veneer and cedar panels on the new semi-attached units 

• vinyl windows with wood casements, wood entry doors and garage doors for the 
new semi-attached units 

• removal of some trees to permit new driveways and surface parking combined 
with retention of all mature trees around the north, west and south boundaries, as 
well as new trees adjacent to the east boundary and extensive plantings 

• new wall along the east driveway that is designed for noise abatement. 

Due to the high number and concentration of mature trees on the property, the applicant has 
provided an Arborist Report (attached) to support the proposed scheme. Impacts on the 
existing landscape character are discussed in "Section 4: Issues" of this report. 

2.1.1 Sustainability Features 

As described in the applicant's letter (attached), the proposed development would achieve Built 
Green BC Standards, including the use of natural materials for the exterior finishes and native 
species in landscaping design. The proposal would help to mitigate stormwater runoff related to 
the tennis court through reducing hard surfaces compared to existing conditions. 
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2.2 Existing Site Development and Development Potential 

The data table below compares the proposal with the existing R1-A Zone (Rockland Single 
Family Dwelling District), which was amended in 2011. However, the more detailed analysis 
undertaken in conjunction with this proposal has identified that the most recent amendment 
does not carry forward the previous practice of including the existing self-contained dwelling unit 
in the site area per unit calculation. An asterisk indicates this discrepancy between the proposal 
and the other regulatory approaches. 

Zoning Criteria Proposal 
Zone Standard 

R1-A 
(current) 

Zone Standard 
R1-A 

(prior to 2011) 
Site area (m2) - minimum 4950.80* 

(or 825.13 m2 per 
semi-attached or attached 
dwelling unit - six units) 

5010.00 
(or 835 m2 per 

semi-attached or attached 
dwelling unit - six units) 

5845.00 
(or 835 m2 required per 

dwelling unit - seven units) 

Total floor area (m2) - maximum 1306.31 n/a n/a 

Lot width (m) - minimum 58.58 24.00 24.00 

Height (m) - maximum 7.54 7.60 11 (single family dwelling) 

10.5 (attached and semi-
attached dwelling units) 

Storeys - maximum 2 2.5 2.5 

Site coverage (%) - maximum 17.08 25.00 25.00 

Open site space (%) - minimum 36.60 n/a n/a 
Setbacks (m) - minimum 

Front (east) - Rockland Ave 

Rear (west) - Richmond Ave 
Side (north) 
Side (south) 

32.35 (existing house) 

83.99 (new dwellings) 

70.39 (new dwellings) 

5.00 
3.90 

10.50 
10.50 

42.80 (25% lot depth) 

3.00 
3.00 

10.50 
10.50 

42.80 (25% lot depth) 

3.00 
3.00 

Vehicle parking (stalls) 7 minimum required 
18 provided 

7 minimum required 7 minimum required 

Attached dwelling siting rear side or rear side or rear 

2.3 Land Use Context 

The immediately adjacent land use to the north, south, east and west is single family dwellings 
located in the R1-B Zone (Single Family Dwelling District), R1-A Zone (Rockland Single Family 
Dwelling District), and R1-G Zone (Gonzales Single Family Dwelling District). 

2.4 Legal Description 

Lot A, Section 74, Victoria District, Plan 36239. 

Planning and Land Use Committee Report September 4,2014 
Rezoning Application #00444 and Development Permit #000357 for 1745 Rockland Avenue Page 4 of 9 

Planning and Land Use Committee - 27 Aug 2015

Development Permit Application No. 000357 for 1745 Rockland ... Page 360 of 622



2.5 Consistency with City Policy 

2.5.1 Official Community Plan, 2012 

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is 
Traditional Residential. It should also be noted that the OCP includes policies to support 
heritage through allowances, such as zoning, to achieve a balance between new development 
and conservation through infill that is sensitive and demonstrates an innovative design. 

At the local area level, the OCP provides a land use policy vision and strategic directions for 
Rockland in the City-wide context, including several policies relevant to the subject property. 
The latter emphasizes conservation of historic architectural and landscape character, including 
urban forest on private lands, maintaining existing houses and large lots through sensitive infill 
that retains open and green space, and overall estate character. 

2.5.2 Rockland Neighbourhood Plan, 1987 

Aligned with the OCP, the Rockland Neighbourhood Plan, 1987 has policies that focus on 
retention of heritage and historic buildings, landscape and streetscape features, estate 
character and ensuring new development complements nearby heritage sites. This local area 
plan also states that the R1-A Zone should be retained. While the design of the proposed new 
semi-attached dwellings would complement the heritage house in form, massing and character, 
the density is significantly higher than the R1-A Zone and a larger site area per dwelling than 
proposed is needed to better respect the estate character of the lot. 

2.6 Consistency with Design Guidelines 

The proposed design for the new semi-attached dwellings is subject to OCP Development 
Permit Area (DPA) 15C Intensive Residential Rockland. In DPA 15C, building form, character, 
finishes and landscaping details are controlled and regulated in relation to the Design 
Guidelines for Attached and Semi-Attached Dwellings in the Rockland Neighbourhood, 2011. 
Staff assessment of the proposed design in relation to the guidelines is summarized below: 

• Siting of the semi-attached dwellings behind the heritage house would have no 
impact on views of the heritage house from Rockland Avenue while part of one of 
the new semi-attached buildings would be visible from Richmond Avenue. 

• The form and massing of the new semi-attached buildings are small in scale 
compared to the house and their design is complementary in composition, mix 
and quality of exterior finishes. 

• Windows would overlook adjacent yards of the houses located at 1711 and 1723 
Green Oaks Terrace and 1730 Lyman Duff Lane, but these openings are quite 
narrow and the north and south buildings are sited at a distance from the shared 
property lines. Similarly, potential overlook to the rear yards of houses on 
Richmond Avenue would be minimal due to the setback distance. 

• As a result of providing surface parking surplus to the minimum requirements of 
the Zoning Regulation Bylaw, the site plan and landscape plan for the eastern 
portion of the site are car-oriented with an excess of paved areas. However, 
these are permeable hard surfaces and the new site coverage for impermeable 
surfaces is less than the existing conditions with the tennis court. 
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• While some mature trees will be removed to construct the buildings and parking 
surfaces, including one Bylaw-Protected Big Leaf Maple, the landscape scheme 
retains all trees along the property boundaries and adds new plantings and trees 
along the east boundary. 

Aspects of the design that do not adequately comply with the relevant guidelines are discussed 
further in "Section 4: Issues" of this report. 

2.7 Community Consultation 

In accordance with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning Applications, the applicant consulted with the Rockland CALUC on March 
5, 2014. A letter from the CALUC is attached to this staff report. 

3.0 Issues 

The main outstanding issues related to these applications are: 

• proposed density and permitted uses 
• consistency with design guidelines 
• underground infrastructure and right-of-way. 

4.0 Analysis 

4.1 Proposed Density and Permitted Uses 

The R1-A Zone, Rockland Single Family Dwelling District, sets out key rules related to land use 
and development potential. With respect to the land use, the R1-A Zone allows a variety of 
uses including single family dwellings as well as attached and semi-attached dwellings. In the 
Zoning Regulation Bylaw, a "semi-attached dwelling" is defined as "a building used or designed 
for use as two dwelling units, each having direct access to the outside at grade level and where 
neither unit is wholly or partly above the other". An "attached dwelling" means "a building used 
or designed as three or more self-contained dwelling units, each having direct access to the 
outside at grade level, where no dwelling unit is wholly or partly above another dwelling unit". 
These definitions will be relevant in considering the potential resolution of the minimum site area 
per unit concerns discussed further below. 

As indicated in "Section 2.3" and laid out in the data table, the key issue that has necessitated 
the rezoning is the number of units proposed on the site relative to the site area. The overall 
site area is 4,950.80 m2, in a highly unusual shape with a conventional frontage on Rockland 
Avenue and most of the site located in the R1-A Zone, with a much narrower extension of the lot 
to front on Richmond Avenue, providing a driveway to the new semi-attached dwellings, which 
is currently zoned as R1-B, Single Family Dwelling District. To simplify the analysis and since 
this is proposed as a site-specific rezoning, the analysis has treated the entire site area as if it 
were entirely in the R1-A Zone. 

The current R1-A Zone relies primarily on establishing a minimum site area of 835 m2 for each 
attached or semi-attached dwelling unit to determine the potential number of units allowed. 
Based on this, the site at 1745 Rockland Avenue is too small to accommodate the proposed six 
new semi-attached dwelling units; the site would need to be 59.2 m2 larger in size to meet the 
835 m2 per unit rule. Said another way, there is only 825.13 m2 of site area per semi-attached 
unit provided instead of the 835 m2 required. 
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It should be further noted that the R1-A Zone was amended in 2011 with an unintended change 
to site area requirements. Prior to the 2011, the regulations stated that the minimum site area 
was 835 m2 per dwelling unit which as a practice had included the existing single family unit in 
the calculations of required minimum site area per unit. Under the previous R1-A Zone, the 
minimum site area required to accommodate the existing single family dwelling unit plus the 
proposed six new semi-attached units would be 5,845.0 m2 or 894.2 m bigger than it is. Said 
another way, the proposed development is only providing 707.25 m2 per dwelling unit instead of 
the 835 m2 previously required, or about 85% of the previous requirement. 

Given this analysis and the fact that in every calculation method, the proposal is requesting 
more dwelling units than the current zoning allows, staff do not recommend that Council 
approve the rezoning necessary to allow the proposed total of seven units (the one existing 
single family house plus six new semi-attached units). Staff would recommend that Council 
either decline the rezoning outright or that the proponent revise the proposal to a maximum of 
six units (one existing single family house plus five or fewer new dwelling units). It is recognized 
that a total of six dwelling units on the site would still be providing only 825.13 m2 of site area 
per unit overall, compared to 835 m2. 

4.2 Consistency with Design Guidelines 

4.2.1 Landscape Character 

Three new buildings would cover the eastern portion of the lot with limited open and green 
space. While a number of trees would be removed to construct the new buildings, driveways 
and parking areas, the proposed Landscape Plan includes the retention of clusters of trees 
through careful siting and use of brick pavers as a permeable surface rather than impermeable 
concrete in the surface treatment. One Bylaw-Protected Big Leaf Maple would be removed but 
would be replaced with two trees in a nearby location, in accordance with the Tree Protection 
Bylaw. In addition, new trees would be planted along the east boundary to mitigate the loss of 
mature trees near the property line. 

4.2.2 Vehicle Parking and Access 

The number of surface parking stalls that are proposed exceeds the zoning criteria applicable to 
the new development. It is accepted that the existing single family heritage house, oriented to 
Rockland Avenue, provides five parking stalls, exceeding the minimum standard related to that 
unit. Each of the new semi-attached units includes a single car garage as well as driveways of 
varying lengths. The further provision of an extra surface parking stall related to each new unit 
has introduced a greater extent of hard surfaces that does not respond to the design objective 
for more natural or soft landscaping characteristic of Rockland yards. Staff recommend the 
removal of the surplus surface parking for the new units to lessen the extent of hard surfaces 
and that additional soft landscaping features be added in this available open space. 

4.3 Underground Right-of-Way 

There is an existing Section 219 Covenant registered on title for the purpose of permitting an 
Underground Right-of-Way and sewage and stormwater piping and drains to traverse the land 
parcel. This existing infrastructure was installed in part to provide services to other properties 
on Rockland Avenue. 
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The proposed site plan would require relocation of the sewage and stormwater piping and 
drains, and the Underground Right-of-Way, presently secured through a Section 219 Covenant. 
Should Council choose to advance the Rezoning Application, staff recommend that a legal 
agreement be prepared, executed and registered to secure the commitment to the relocation of 
the Right-of-Way and associated infrastructure, prior to a Public Hearing. It should be noted 
that the applicant would be responsible for future construction costs related to this infrastructure. 

5.0 Resource Impacts 

There are no resource impacts associated with this development. 

6.0 Conclusions 

Staff consider the concept of infill on the subject property to align with the OCR and Rockland 
policies related to mix of housing types in City neighbourhoods and heritage conservation. 
While a degree of flexibility of the zoning standards related to the new attached or semi-
attached dwellings would be acceptable to accommodate population growth in this local area 
and to help support heritage retention, the proposal as presented is requesting more residential 
dwelling units than is appropriate. However, the proposed site plan, architectural and landscape 
design are generally well-considered with respect to form, massing and character and 
minimizing the potential impact on the mature landscape character. Staff are, therefore, 
recommending that the proposal be revised to decrease the overall number of dwelling units on 
the site to a total of six or fewer and that the new dwelling units provide one parking stall as a 
garage and remove all the surplus surface parking and replace it with suitable soft landscaping. 

7.0 Recommendations 

7.1 Staff Recommendations 

1. That Council: 

a. indicate to the applicant that Rezoning Application #00444 and 
Development Permit Application #000357 for the property at 1745 
Rockland Avenue should be revised to decrease the overall site density, 
reduce the number of self-contained dwelling units from seven to six or 
fewer, and reduce the number of parking stalls and related hard-surfaced 
area to provide one parking stall per new dwelling unit in addition to the 
parking provided for the Heritage-Designated house, with increased soft 
landscaping to be substituted for the hard surfacing; 

b. direct staff to prepare a further report to the Planning and Land Use 
Committee regarding the revised proposal. 

7.2 Alternate Recommendations (decline) 

1. That Council consider declining Rezoning Application #00444 and Development 
Permit Application #00357 for the property located at 1745 Rockland Avenue. 
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8.0 List of Attachments 

• Zoning map 
• Aerial photo 
• Letters from Hillel Architecture, Inc., stamped June 10, 2014, and March 12, 

2014 
• Plans for Rezoning Application #00444 and Development Permit Application 

#00357, stamped July 24, 2014 
• Arborist Report from Talbot McKenzie dated October 24, 2013 
• Letter from Rockland Community Association, stamped April 8, 2014. 
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06 June 2014 

Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BC V8W 1P6 

RE: Rockland Avenue Residences 
1745 Rockland Avenue, Victoria BC 

Rezoning and Development Permit Applications 

Received 
City of Victoria 

JUN 1 0 2011 

Wanning & Development Department 
Development Services Division 

iei 
a r c h i t e c t u r e  

101 ISM Oak Batj Avenue. 
Victoria P>C VSR * lO 

' 1*0 

We hereby submit, on behalf of developer Magellan Holdings Ltd. appointed by the owners of the property, a rezoning 
application and a concurrent development permit application for the redevelopment of a mature Rockland area property and the 
ongoing protection of a designated heritage home. The following report is divided in to the following sections; 

1. DESCRIPTION OF PROPERTY 
2. DESCRIPTION OF EXISTING HERITAGE HOME 
3. ZONING CONTEXT AND BYLAW REVIEWS 
4. ZONING COMMENTARY AND DESIGN RATIONALE 
5. ARCHITECTURAL INTENT, DESIGN RESOLUTION 

1. DESCRIPTION OF PROPERTY 
The subject property is located at 1745 Rockland Avenue and is a through property that connects to Richmond Road. The site is 
currently occupied by a single-family dwelling of heritage value. A winding path through mature landscaping leads to a large 
sunbathed tennis court to the rear of the home before eventually connecting to a narrow lane leading down towards Richmond 
Road. At 4,850 sq.m. (+1.2 acres, ±52,200 ft2), the proposed site is generous though it largely remains concealed from both 
streets. It also is concealed from most of the surrounding neighbouring properties due to mature landscaping well above a storey 
in height. 
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The site has been owned by a local family for generations and their ownership will remain. The first stage was the protection of 
the original heritage home. This proposed redevelopment of the site, stage two, is designed to respect the prominence, setting, 
and views associated with the original heritage home. The goal Is to develop the rear portion of the property currently occupied 
by a competitive size tennis court no longer enjoyed by the family. A development which is in keeping with design guidelines for 
low-density residential Infill development, while providing an opportunity to create three two-family dwellings, sympathetic to 
surrounding buildings and landscape patterns. A development which, we emphasise, will be entirely concealed from both 
Rockland and Richmond Roads. 

Views of the proposed building site; existing 665 m2 {7158 ft2 ] of asphalt tennis couit no longer used. 
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2. EXISTING HERITAGE HOME 
The designated heritage home, accessed from the Rockland Road property entry, is referred to by name as the Ashton. The 
Ashton was designed by Francis Mawson Rattenbury, and built in 1901. The current family members, owners for now multiple 
generations, will continue to own the Ashton following this proposed development. The owners requested this home be 
designated in 2010. This heritage designation was granted by the City of Victoria. 

This was in fact the owner's first step in preserving the Ashton. This second stage is the protection of the heritage gardens and 
setting of the Ashton, while also carefully developing its unseen rear properties. 

As requested by the Planning Department, floor plans of this single 
family home have been documented. Under this development 
proposal, this house will, by covenant, be protected as a single 
family home for perpetuity. No interior or exterior changes are 
planned under this stage two of the protection of this heritage home. 

Plans and elevations were not requested at the time of foe request 
for Heritage Designation of this residence, and no record drawings 
or original permit submission drawings have been found at this time. 
The plans recording this as a single family residence today, as 
requested, have been documented and are contained in this 
submission package. Extensive photographic coverage is available 
on request. A limited number of these images have been submitted 
as elevation records. 
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3. ZONING CONTEXT 

a) Designation 
Currently, the site has two zone designations applied over portions of the property; R1-A and R1-B. Subsequent to a number of 
discussions with planning staff at the City of Victoria, preliminary discussions with the Rockland Neighbourhood Association, and 
taking into consideration input received from surrounding neighbours, a site specific zone is being requested for this whole site, it 
has been requested that a zoning comparison, based on the current R1-A zone and an R1-A5 zone be provided. 

The development request is to permit the creation of 7 strata-titled units, to cover the existing heritage house and a portion of the 
property appropriate to its floor area as determined by zoning and a registered BC Land Surveyor, and 3 new two unittownhouse 
residences on the remaining portion, each with exclusive use parking areas and private green spaces. The R1-A5 zone, 
Rockland {St Charles) Townhouse District was deemed by planning department staff to be the most suitable for comparative 
purposes. For the design team, our original goal was also to respect the zoning criteria of all surrounding properties to ensure 
that the proposal does not impose. Therefore throughout this design report, comparisons to the R1-B zone are also made. 

b) Density comparison 
A review of lots sizes surrounding 1745 Rockland Road was undertaken. The results are assembled on the enclosed site photo. 
As a point of comparison, the approximate land surrounding each building is demonstrated. This shows that the approximate size 
the proposed Tand areas" and buildings are no different than those of foe properties that surround them. Although this Is not an 
officially acceptable comparison, It does have value. Land areas are similar. Building footprints are similar. Therefore their 
average site coverage of the new buildings, in their context, is not dissimilar to those that surround them, 
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Summary of permitted Lot sizes as per zoning regulations 
The heritage home currently resides on a portion of the site which is zoned R1 -A. This proposal, by intent, was to completely 
respect the criteria of all of its surrounding neighbours and strict adherence to the criteria of the R1-B zoning was the starting 
point of the design team process. R1-5A was identified by the Planning Department as a suitable similar zone for comparison 
purposes. 

R1-A permits single family homes on 740m2 lots, and for attached /semi attached dwellings at 835m2 Ea = 1670m2 
Two "homes" therefore would occupy 1480m2 
Two "townhomes" would occupy 1670m2 (a 12.8% penalty for this more efficient housing type) 

R1-B permits single family homes on 460m2 lots. 
R15A, our designated zoning regulation of comparison, lists 470 m2 per unit 

c) Density Analysis, 
This proposal for 1745 Rockland provides 707m2 per unit, and 1414m2 per attached dwelling. 
It exceeds R1 Bmin lot standards (all neighbouring properties) by 153% (our target reference) 
It exceeds the reference zone standards of R1-A5 by 150% (City's target reference) 
it closely follows the larger R1 -A single family lot standards of 740m2:95% 
It is respectful of R1-A attached dwelling standards of 1670m2:85%. 

The project exceeds all setbacks of ALL zones above and substantially in many regards.. 

Reference Zone: 
R1-A5 lots are defined as 
min. 470 m2 "par unit". 

Therefore (or two units 
this equals 940 m2 for a 
duplex. 

R1-B 

min. site outline 

R1-Blots are 
defined as min. 
460 m2 

2 of these lots side 
by side would equal 
920 m2 

The proposed project 
requests 707m2 "per unit". 

Therefore two units this 
equate 1414 m2 for a duplex 

The intent was to respect the surrounding property owners, and R1-B standards therefore became our target reference for I 
development proposal. We exceed the permitted zoning density of the surrounding lots by 153%. 
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d) Building Height 
The new buildings vary slightly in building height relative to their calculated average grade as you progress across the site, from 
a height of 7.21m to 7.54m. They have been designed to respect the surrounding neighbours and the permitted building heights 
of their zones. 

Comparatively speaking, all three buildings are below the permitted ht. of 7.6 m defined by the R1-A. All three buildings are 
below the permitted ht. of 7.6 m defined by the R1-B zones of all surrounding properties. The City had asked that we compare 
this proposal with the R1-A5 zone in which the maximum permitted ht. is listed as 7.0m. The proposed buildings exceed this by a 
modest amount {from 210mm to 540mm: average 375mm). The diagram below shows the lower permitted ht of the R1-A5 zone, 
lowest and the highest of the three proposed buildings in the centre of the diagram, and the higher permitted ht.s of both the 
R1-Aand R1-B zones. 

max. building height proposed project 
building 3 height 

proposed project 
building 2 height 

R1-B 

max. building height 

e) Parking 
The amount of off-street parking provided exceeds the minimum requirements. A minimum of one stall per dwelling is required. 
We have officially provided double this requirement by providing 2 stalls per residence. One enclosed, and one guest stall. In 
addition, we have ensured that each driveway has sufficient length to accommodate parking outside of the garage, as an 
unofficial additional parking opportunity. Because the new residences are set back from Richmond Road, guests entering the 
private lane must all know with confidence, that when they enter this property that sufficient parking is available. We wished also 
to reassure residents along the busy parking corridor of Richmond Road (generated by new sports fields and new theatre), that 
this project is not adding to a parking burden in the community. Off-street parking has been designed using high quality, 
permeable and durable paving materials. 

f) Greenspace and site coverage 
The City has asked that we consider removing excess parking. Reducing the parking count is typically not encouraged by 
council and we would prefer to honour our parking as proposed. Part of the City's concern was increasing our green space. 
In reviewing this issue we must note that the current solution offers the following favorable site coverage, in comparison to its 
potential zoning criteria of its neighbours: 

40% site coverage for R1-A, 
40% site coverage for R1-B, 
35% site coverage for R1-A5, 
17.8% as proposed. 

Our green space, the resultant percentage of landscaped areas after deduction of all paving, buildings, decks, stairs, and hard 
surfaces is approximately 34%. Not only would very few proposals provide the very significant setbacks we are able to provide, 
but now we also find herein a statistic which is again reflecting very well on the proposal submitted. A minimum green space is 
stated on the R1-A5 zone. We comply with this zone. 
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4. ZONING COMMENTARY AND DESIGN RATIONALE 

a) Neighbourhood consultation 
Over the course of developing the proposed scheme, a detailed analysis of other R1-B properties in close proximity was 
undertaken to better understand the context of the Rockland neighbourhood. This included a review of a more traditional four-lot 
subdivisions of fee simple lots at the rear of the property as an alternative to the three duplexes being pursued. The developer 
initiated a series of one on one interviews with neighbouring property owners, detailed drawings in hand, and of the 23 interviews 
which took place, 22 were supportive of the proposal to develop 3 duplexes vs 4 single family homes. The 23rd was a property for 
sale. The neighbours appreciated that a comprehensive, more controlled approach to site planning, circulation, building design, 
and the comprehensive site maintenance that would result from a strata development than would result from the creation of 
perhaps 4 fee simple R1-B lots. When separately developed, single family homes, their varying styles, their various fences, even 
the Intent "to fence" one's private property would visually divide this lot and detract from the property openness and ambiance. 
The R1-B zone criteria, when applied to a 4 Lot solution resulted in much closer buildings to neighbours, much higher density of 
buildings, increases in site coverage, and substantial decreases in setbacks. 

b) Breathing Room 
Directly related to this point is the request of the City for more "breathing room" between heritage home and new work. 
The minimum 7.5m rear yard setback in both R1-A and R1-B lots is one form of breathing room that can be measured as a 
sign of acceptable local "distances" between building faces. With these two zones, two rear yards back to back would permit 
15m between building faces. The proposal greatly surpasses this acceptable "breathing space": 

Duplex units 6 & 7 building's faces are placed 30.6 meters from closest corner of the heritage home. 
Duplex units 4 & 5 building's faces are placed 38.1 meters from closest corner of the heritage home. 
Duplex units 2 & 3 building's faces are placed 43.0 meters from closest corner of the heritage home. 

c) Privacy Impacts 
A second issue related to one's perception of neighbourhood density, is a request by the City that we show the location of 
adjacent houses and provide information related to privacy impacts. In the following photo can be found the distances 
between building faces and the approximate land area surrounding each building in the neighbourhood. 
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Similar to breathing space around the heritage building, the perception of privacy can be a result of understanding the 
distances between building faces. The minimum 7.5m rear yard setback in R1-A and R1 -B surrounding properties combined 
with the front yard setback of 7.5m from the target reference zone, R1-B, is one form of breathing room that can be measured 
as a sign of acceptable and predictable privacy between new building faces and those existing outdoor private spaces of 
neighbouring homes. With this in mind, it would predict that 15m between the new building faces and the rear yard building 
faces of the existing homes is an acceptable measure of privacy. Our proposal greatly surpasses this 'breathing space", or 
this measure of acceptable privacy: 

Duplex units 6 & 7: bldg front faces over 20.4 meters from property line, ±40.3m to neighbour's building face 
Duplex units 4 & 5: bldg front faces over 12.7 meters from property line, ± 28.9m to neighbour's building face. 
Duplex units 3: bldg front faces over 18.7 meters from property line, 38.5m to neighbour's bidg face 
Duplex units 2: bldg front faces over 23 meters from property line, 38.5m to neighbour's bldg face. 

These significant distances come from a proposal that voluntarily exceeds neighbouring zoned standards of front yards, rear 
yards, and side yards. Graphically these distances result in the proposal section shown below demonstrating the actual 
distances relative to building side elevations. The distances are dramatic, far exceeding expectations. 

I DESIGNATED HERITAGE HOME 
1745 ROCKLAND AVENUE 

PL. 
' 930 RICHMOND ROAD 

INTERNAL SECTION 
NOT VISIBLE FROM RICHMOND AVENUE OR ROCKLAND AVENUE 

In addition, intentionally, no primary living spaces have windows overlooking the sideyards in this proposal. 

Side yards 
It should also be noted that another form of comparison of perceived privacy Is in understood from the sideyard setbacks. In 
this context, each surrounding R1-A or R1-B zone, the min side yard set back Is 3m, so potentially homes could exist where 
there is 6m between building faces. Here again, the proposal provides the following distances between building faces; 

Duplex units 6 & 7: bldg faces ±20.4m and ±18.2m to neighbours building face 
Duplex units 4 & 5: (central building, Internal to project no Impact on neighbours). 
Duplex units 2 & 3: bldg front faces over 12.4 meters and 7.4m to neighbours bldg face. 
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Once again, demonstrating this graphically reveals the much greater privacy between dwellings than existing zoning would 
create, and more privacy than existing neighbours currently enjoy. The diagram below demonstrates the Richmond Road 
Street edge adjacent to our proposal for 1745 Rockland Road. 

The proposed streetscape shown above demonstrates the proposals more generous spacing of residences. We must also 
note that this "streetscape" is internal, and completely concealed from both Richmond and Rockland Roads. 

AH homes typically look into their neighbour's rear yards, and rear yard areas are also typically beside neighbouring rear 
yard areas, therefore compromising one's conversational privacy outdoors. In this proposal, neighbours private outside 
spaces are adjacent to this proposal's unoccupied side yards. In the other direction, a neighbouring private rear yard area 
is adjacent to our "unoccupied" and very generous front yard setbacks. It would appear that this proposal significantly 
exceeds privacy that could be anticipated by the current zoning(s) - all of them. 

d) Sound 
These very large distances are significant when mitigating noise (vehicles or conversation) which diminishes by the distance 
squared. 

Sound pressure is inversely proportional to the distance of the point of measurement 
from the source, so that if we double the distance we halve the sound pressure". 

Sound Energy Quantities: 
Sound intensity, sound energy density, 

sound energy, acoustic power: 
Inverse Square Law 1/r' 

In a neighbourhood where rear yard building faces could be 15m from each other and meet zone regulations, we have a 
solution that is providing over double that distance; 40.3m, 38.5m, 38.5m, and one location just under double that distance: 
28.9m. Similarly, our side yard distances also exceed acceptable zone standards and in some locations, these too, are over 
double the acceptable standards. The vehicle sound source location varies significantly from that which would be 
acceptable in this neighbourhood. Any home would be permitted to have a family car in a front yard driveway, or have a 
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driveway that passes by a home to enter a garage in their rear yard area. The proposed development places cars typically 
well away from neighbours windows, and far exceeding distances that would typically arise from cars in front yard driveways, 
or in rear access driveways. 

The loudest sounds from cars are typically generated at their locking and unlocking (a high frequency alarm's beep), or from 
a car engine starting. In this proposal, these distances from vehicle parking where these sounds would be generated are 
well in excess the distance that is acceptable In these zones. Where a car could park within mere meters of a neighbouring 
window, this proposal provides the following distances from the sound source - the commonly parked car in a driveway, in 
front of a garage (not even an official stall) - to the closest window of a neighbouring residence: 19.8m, 35m, 35m, 26m, 
26.9m, 35.5m, 9.2m. This averages ±25m and exceeds that which would occur under the compared zones - all of them. 

It should be noted that 976 Richmond Road has expressed a concern over the potential noise of vehicles passing their 
home in the proposed access lane. They have suggested, through a friend and consultant, that portions of this fence be buiit 
of concrete components similar to a sound attenuating barrier along a highway. The Developer has accepted this request 
and this portion of fencing has been demonstrated on revised landscaping plans. By the paragraph above this would 
appear completely acceptable in all of these zones. 

5. ARCHITECTURAL INTENT, DESIGN RESOLUTION 

The fabric of this community consists primarily of medium to large single family homes, where low-density residential infill 
development, such as duplex or small scale townhomes, as set out in the OCP have been given consideration where 
appropriate. For the owners of the existing heritage house, the developer, and the design team, the form and character of the 
new buildings, including sitting, scale, massing, exterior finish and detailing, must be sympathetic to its built and natural 
surroundings. There is no desire to impose on surrounding properties, especially those with heritage significance, nor undermine 
their prominence from the street. 

A) Site Design 
This proposal develops a site area of an existing competitive size tennis court, deep in the lot, and hidden within the property 
from both Richmond and Rockland Roads. The Court provides a large, clear, level area suitable for new development. This 
tennis court is 665.5 m2 of asphalt in area. 7163 ft2 of site coverage of a hard surface without the ability to absorb, retain, or 
even control its water run off. This water run off has also provided significant volumes of overland water flow into neighbouring 
rear yards. 

As a comparison, the new development has a site coverage of 507 m2 of new buildings. A reduction of this site coverage. Or one 
could compare the tennis court area with new planned paved areas. In this comparison, the former tennis court area of 665 m2 
would compare with the 709m2 of all roads, all parking areas, all driveways, and pathways combined. The roads, however, are 
internally drained and will prevent surface water run off from aH driveway surfaces. The buildings will, as expected, take all roof 
water flows and channel this volume to perimeter storm water systems. This development will therefore positively improve the 
current overland water flow Issues that the owners became aware of only after Interviewing the neighbours through this process. 
That tennis court over time has provided difficulties to neighbouring properties. We are amending this "found" issue. 
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Access location 
This site has the unique benefit of access from two streets, therefore the new development wiH be accessed from Richmond 
Road. The new development is completely concealed from Rockland Road. In addition, the original home will be spared the 
usual condition of having to drive past it on a generous width road bed In order to new work typically built in rear yard portions. In 
this proposal a private lane off of Richmond Road will serve these new residences. This new access lane travels 71 meters into 
the property from Richmond Road before the face of the first garage door, ensuring this new "streetscape" is completely 
concealed from Richmond Road. Being concealed from both roads dramatically lowers the Imposition of this project on the 
greater neighbourhood. 

B) Housing Type 
A duplex is a remarkable vehicle for providing the qualities of a single-family home in a typically more affordable manner. There 
is little or no compromise to the qualities of space, both indoors and extending outwards to private green spaces. The two plus 
bedroom homes are well suited to couples, young families, empty nesters and everyone in between. While children can play 
outdoors on quiet, safe drives with little traffic, the site is equally well-suited to those wanting an in-town locale but appreciative of 
the quietness that this retreat-like setting will provide being so removed from the neighbouring roads. 

C) Architecture 
The form and character of the new buildings are intended to respect this well-established neighbourhood. Much of the gable roof 
top and upper storeys reflect the more traditional architectural expressions and details of the neighbourhood context and tend to 
remain the most visible. The building volume takes a gable ended traditional roof with gable ended dormers referenced from the 
original heritage home, and places this volume on a flat roofed plinth similar to the original home. 
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As your eye travels down the exterior fagade from this traditional roof to the building lines and glazing patterns of the lower 
storeys, the design evolves Into a more contemporary expression, yet still reflecting those traditional materials and proportions. 
They present a more modem, more generously glazed, cleaner lined composition on this lower level. It is at the lower level that 
traditional stone is used, similar to heritage home and other homes in the community, to draw attention. Here that strong 
reference to the past (the stone) is used to define the proposals modem edge. A juxaposition. A planned one. 

Windows on the main floor, in keeping with contemporary open interior design, and a desire to maximize views, are generous in 
height. Provide a greater connection with the outside natural setting. They extend the more traditional window proportions of the 
upper, more private and traditional storeys. This is demonstrated best in the rear facades, and the front entry areas of the front 
facades. 
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d) Response to Heritage Home 
The City has asked how our design "is responsive to heritage home". The designated heritage home is designed by known 
respected architect, and is unique. We want to preserve that uniqueness - not copy or build on it. We wish to protect its 
uniqueness and this is the standard approach towards heritage buildings accepted worldwide, and as stated in the guide to 
the conservation of heritage buildings: new work is to be distinct so as to make clear that which is heritage from that which is 
new. But it can be the generator of some criteria, some design references. One just has to be careful NOT to reproduce it. 

Our new buildings feature a prominent gable ended main roof, and twin 
perpendicular subordinate dormer roofs, each gable ended. The roof 
forms the same volume in plan as the original home. In addition, the roof 
volumes sits above the flat roofed main floor below as does the original 
home. 

The main facade of the heritage home presents three part window divisions, as do the new buildings. The subordinate side 
gables of the heritage home offer two part divided windows, as do the new buildings. The original home contains stone 
feature elements on the ground floor to define key features and call attention to the main entry. So too, do the new buildings 
draw attention to the main entry by the use of stone features. Special attention should be noted here, that we do not use 
stone to appoint the garage entry. This element is slightly recessed, and purposefully understated. It is the front door to 
which the design brings one's focus. 

In addition, many more design references were taken from the neighbourhood in order to blend with the larger 
neighbourhood's context and character as a whole. Features, trim patterns, materials, and typical design style were all 
considered. It was important to have some design references from the main house but not too many so as to seem as If we 
would undermine its uniqueness, and to have many design elements drawn from neighbourhood inspiration to ensure a "fit" 
that should result In these buildings being perceived as "always being there" as time passes. 
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e) Exterior finishes 
The City has asked us to reconsider exterior finishes for durability and their fit with the heritage home. The exterior materials 
engaged are stone, cement based stucco with fine stone dashing, and solid wood trim. This same material palette is used 
extensively throughout Victoria, and is present on numerous, if not most, heritage homes. Many of which have lifetimes 
extending beyond 100 years. Few materials can exceed the durability of stone, or cement based stucco with fine stone 
dashing. 

The exterior of the "Ashton" is unique, and green in colour. As this colour is unique its repeated use may detract from that 
uniqueness. In addition, this is the colour of the Ashton today. Tests have not been conducted on site to verify if this is infact 
the original intent for the Ashton. 
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f) Varying housing dsslgn 
The City has requested the owners consider different building designs for each building. Typically, zoning statements 
advocate that multi-family residential buildings project a cohesive, uniform architectural response. And that when a heritage 
building is present, that it provides some of those design references to tie the composition together. The proposed solution 
does make design reference to the existing designated residence, and also takes numerous references from the Rockland 
Neighbourhood as a whole. 

We have illustrated in the previous page that the proposal has been edited to include three colour schemes for exterior 
materials to increase some variables in the buildings, and yet will also have both fagade design and a selection of stonework 
and trim which carries overfrom building to building to lie the composition together. Individual colour schemes for the three 
buildings provide distinction on the more intimate scale of a resident returning to their "home*. Three different driveway 
approaches also ensure a more individual setting to each new building. And at no time is the existing heritage home or its 
setting changed in anyway. 

g) Paving materials 
The City has asked that we not consider brick pavers because of their limited weight bearing potential. It should be noted 
that brick pavers can be used for full weight bearing capacity requirements of municipal roads, and can be engineered to 
withstand all imposed loads. The road base is engineered for the purposes intended. A local example: At foe Selkirk 
Waterfront all roads are capable of municipal traffic and no vehicle damage has resulted over the years. What does result is 
the ability to lift the paving materials to amend the services below grade, and reinstall the paving materials. 

The driveway at 1745 Rockland was designed as a fire access route to support fire fighting vehicles and would have 
handled those imposed loads. During the technical review, the Fire Department identified that sprinklering the buildings in 
exchange for this Tire access route was permitted. The revised proposal exercises this option to sprinkler the buildings. As a 
result revised drawings reduce the width of the roadbed, and increase the landscaping by approximately 2000 ft2 over the 
original proposal. This was a good outcome, and a pleasure to amend the drawing herein. 

We trust that foe foregoing provides you with sufficient information for the Planning and Land Use Committee. The owners, the 
elected developer, and the architectural firm will gladly make ourselves available for a full presentation at the PLUC project 
review, and at any City Council meeting if the members believe this would help provide any further clarity. We certainly find that 
even though this submission correspondence is lengthly, there is even more design considerations that could be mentioned that 
have not made the "cut" to be enclosed herein. 

We all believe, that this proposal has been designed with utmost care, respect for both the criteria of local zoning, but also the 
more important subjective criteria Important to the neighbourhood. In many cases, as outlined above, we exceed zoning 
requirements several fold. Should you require additional information or clarification, please do not hesitate to contact us. 

Regards, 
Hilel Architecture Inc., 

Conclusion 

Peter Hardcastle 
Addressed to Mayor and Council, 
Includes response to Planning Department commentary integrated throughout. 
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Received 
City of Victoria 

Manning St Development Department 
Development Services Division 

MAR 12 20U 
Hillel 

10 DECEMBER 2013 a r c h i t e c t u r e  

Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BCV8W1P6 

RE: Rockland Avenua Residences 
1745 Rockland Avenue, Victoria BC 

IOI I3JI Oak Bag Aw •nuf 
Victoria BC V3R - IC> 

Rezoning and Development Permit Applications 

Mayor and Council, 

We hereby submit, on behalf of developer Parry Street Developments Ltd. appointed by the owners of the property, a rezoning 
application and a concurrent development permit application for the redevelopment of a mature Rockland area property and the 
ongoing protection of a designated heritage home. 

The subject property is located at 1745 Rockland Avenue and is a through property that connects to Richmond Road. The site is 
currently occupied by a single-family dwelling of heritage value. A winding path through mature landscaping leads to a large 
sunbathed tennis court to the rear of the home before eventually connecting to a narrow lane leading down towards Richmond 
Road. At 4,850 sq.m., the proposed site is generous though it largely remains concealed from both streets, and most of the 
surrounding neighbouring properties due to mature landscaping well above a storey in height 
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The site has been owned by a local family for generations and their ownership wiH remain; however, they have an opportunity to 
benefit from the careful redevelopment of the site, and In particular, the rear portion of the property currently occupied by a 
competitive size tennis court no longer enjoyed by the family. The proposed redevelopment of the site Is designed to respect the 
prominence, siting and views associated with the original home, which is in keeping with design guidelines for low-density 
residential infill development, while providing an opportunity to create three two-family dwellings, sympathetic to surrounding 
buildings and landscape patterns. 

CONTEXT 

Currently, the site has two zone designations applied over portions of the property: R1-A and R1-B. Subsequent to a number of 
discussions with planning staff at the City of Victoria, preliminary discussions with the Rockland Neighbourhood Association and 
taking into consideration input received from surrounding neighbours, a site specific zone is being requested for the whole site, 
based on a modified R1-A5 zone, to permit the creation of 7 strata-titled units, to cover the existing heritage house and six new 
residences, each with exclusive parking spots and private green spaces. The R1-A5 zone, Rockland (St Charles) Townhouse 
District was deemed to be the most suitable for the site, for comparative purposes. 

Reference Zone: 
R1 - A5 lots are defined as 
min. 470 m2 "per unit". 

Therefore for two unite 
this equate 940 m2 for a 
duplex. 

ji" 

R1-B 

min. site outine 

R1-B 

min. eile outline 

R1 - B tote are 
defined ae min. 
460 m2 

2 of these lots aide 
by side would equal 
020 m2 

The proposed project 
requests 707m2 "per unit". 

Therefore two units this 
equals 1414 m2 for a duplex 
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Over the course of developing the proposed scheme, a detailed analysis of other R1-B properties in close proximity was 
undertaken in an effort to better understand the context of the Rockland neighbourhood and expectations for future infill 
development This included a review of a more traditional four-lot subdivision of fee simple lots at the rear of the property as an 
alternative to the three duplexes being pursued. The developer initiated a series of one on one interviews with neighbouring 
property owners, detailed drawings in hand, and of the 23 interviews which took place, 22 were supportive of the proposal to 
develop three duplexes. The 23d Interview was affected by a change In ownership although the new owners have since been 
informed about the proposal. The neighbours appreciated the comprehensive, more controlled yet shared approach to site 
planning, circulation, building design and landscape design that the creation of fee simples lots, separately developed and 
fenced, would not brtog to the property. 

The fabric of this community consists primarily of medium to large single-family homes, where low-density residential infill 
development, such as duplex or small-scale townhomes, have been given consideration where appropriate. For the owners of 
the existing heritage house and the design team, the form and character of the new buildings, including sitting, scale, massing, 
exterior finish and detailing, must be sympathetic to its built and natural surroundings. There is no desire to impose on 
surrounding buildings, especially those with heritage significance, nor undermine their prominence from the street. 

1745 ROCKLAND AVENUE 930 RICHMOND ROAD 

INTERNAL SECTION 
NOT VISIBLE FROM RICHMOND AVENUE OR ROCKLAND AVENUE 

SITE DESIGN 

An existing competitive size tennis court deep and hidden within the property, provides a large, clear, level area suitable for new 
development 

Because the site has the unique benefit of access from two streets, the new development will be accessed from Richmond Road 
and the original home will be spared the usual condition of having to drive past it to access the residences beyond. A private 
road off Richmond Road, incorporated into the landscape design, wll serve the new residences. This new access lane travels 
71 meters into the property before the face of the first garage door, ensuring this new "streetscape" is very private completely 
concealed from Richmond Road. 

The proposed scheme is based on three new buildings, each with a footprint similar in scale and density to those of surrounding 
properties. Each building is a two-family dwelling, for a total of 6 new residences. Each residence benefits from a private garage, 
a designated guest parking stall, and each private driveway is long enough to accommodate additional cars if necessary. The 
purpose here Is to reassure neighbours, who expressed their concern over an abundance of street parking related to school 
activities close by, that this property is capable of handling its parking demand internally. 
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While sufficient breathing room has been considered for the existing heritage house, the proposed new development would be 
equally respectful of neighbouring properties and their need for privacy and access to views and natural light. The separation 
space between the new buildings and the new buildings and adjacent property lines has been carefully considered and mature, 
tall, trees and well established landscaping will remain in place to mitigate views between properties and between existing and 
new dwellings. Particular emphasis was paid to the sitting, exposure and quality of exterior patio and other social spaces. 

HOUSING TYPE 

A duplex is a remarkable vehicle for providing the qualities of a single-family home in a typically more affordable manner. There 
is little or no compromise to the qualities of space, both indoors and extending outwards to green space. The two plus bedroom 
homes are well suited to couples, young families, empty nesters and everyone in between. While children can play outdoors on 
quiet, safe drives with little traffic, the site is equally well-suited to those wanting an in-town locale but appreciative of the 
quietness that this retreat-like setting will provide being so removed from the neighbouring roads. 

PARKING 

The amount of off-street parking provided exceeds the minimum requirements. A minimum of two spaces per dwelling has been 
provided along with additional spaces for visitors. Because the new residences are set back from Richmond Road, guests 
entering the private lane must all know with confidence, that when they enter this property that sufficient parking is available. Off-
street parking has been designed to respect the existing and mature natural landscape features and will be incorporated into the 
new landscape design for the site, using high quality, permeable and durable paving materials. 
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BUILDING HEIGHT 

The buildings vary modestly in building height relative to calculated average grade, from a height of 7.21m to 7.54m. They have 
been designed to respect surrounding development and permitted building heights. Comparatively speaking, they are higher 
than the maximum permitted building height of 7.0 m defined in the R1-A5 zone but lower than the maximum building height of 
7.6 m defined by the R1-B zone as illustrated in the diagram below. 

R1-A5 Proposed £ 
?• Proposed R1-B 

max. building height proposed project proposed project max. building height 
building 3 height building 2 height 

ARCHITECTURE 

The form and character of the new buildings are intended to respect this well-established neighbourhood. Much of the gable roof 
top and upper storeys reflect the more traditional architectural expressions and details of the neighbourhood context and tend to 
remain the most visible. As your eye travels down the exterior facade, the building lines and glazing patterns of the lower storeys, 
though more contemporary in their expression, stii) reflect traditional materials, including the introduction of stone masonry 
elements. Windows on the main floor, in keeping with open concept living, a more contemporary approach to interior design and 
a desire to maximize views, access to natural light and the connection to outdoor living spaces, are generous in height, 
extending the more traditional window proportions of the upper, more private storeys. 

The palette of exterior materials, finishes and colour extends this more modem approach to tradition. From the details of how 
doors and window are trimmed, to stucco cladding, stone masonry features at the base and the warmth of clear finish fir entry 
and garage doors, the integrity and durability of materials and finishes will be paramount to the success of the project The colour 
scheme is subdued and a blend of more traditional and natural tones which tend to age and weather well. The residences have 
been designed to nestle in to their surroundings as opposed to standing out in sharp contrast. 
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GREEN INITIATIVES 

The proposed development will be built to Built Green BC standards. In addition, emphasis will be placed on: 
• local and resourceful material selection 
• water-conserving plumbing fixtures 
• energy efficient / energy star appliances and fixtures 
• low or zero VOC paints, finishes, and adhesives 
• electric or gas fired radiant in-floor heating 
• careful selection of windows to meet the BC Energy Efficiency Act 
• native species landscaping 

We trust that the foregoing provides you with enough information to proceed with your review process. Should you require 
additional information or clarification, please do not hesitate to contact us. 

Regards, 
Hillel Architecture. Inc., . 

i l l  1  
« . i 

Peter Hardcaitie 
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TalbQt Mackenzie & Asgpciatqg 
Consulting Arborists 

October 24, 2013 

Parry Street Developments 
c/o Homewood Constructors 
160 - 4396 West Saanich Road 
Victoria, BC V8Z 3E9 

Attention: Conrad Nyren 

Assignment: 
Prepare a tree retention report to be used during the construction of the proposed 
townhouse development located at 1745 Rockland Avenue. The property is composed of 
a parcel that fronts Rockland Avenue with the proposed townhouse site located on the 
eastern portion of the property and having a driveway access to Richmond Avenue. 

Methodology: 
For the purpose of this report, we reviewed the site plan outlining the building footprints, 
driveway and parking areas and the location of the service corridor. During our 
September 03, 2013 site visit, we examined and documented the resource of trees that are 
located within the boundaries of the subject property, and on the boundary of the 
neighbouring properties where they could potentially be impacted. The trees are 
identified by number on the site plan and in the field with a numbered metal tag. The 
information that was compiled including the tree number, the tree species, size (d.b.h.), 
protected root zone (PRZ), critical root zone (CRZ), crown spread, health and structural 
condition, relative tolerance to construction impacts and general remarks and 
recommendations was recorded in the attached tree resource spreadsheet. 

Tree Resource: 
The tree resource on the property is composed of a mixture of native and exotic tree 
species. There are only four (4) bylaw-protected trees located within the boundaries of 
the subject property. 

- Garry oaks #42 and #70, Horse chestnut #49, and Big Leaf maple #76 

There are four (4) bylaw-protected trees located on the neighbouring properties or on the 
property boundaries where they could potentially be impacted. 

- Dogwood #51, Lawson cypress #54, Garry oak #55, and Douglas-fir #60 

Re: Arborist Report for 1745 Rockland Avenue 

....12 
Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: trccliclp@tclus.nct 
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Most of the trees are reasonably healthy and have structural characteristics that indicate 
that they are worthy of retention. One exception may be Horse chestnut #49 that has 
experienced numerous large scaffold limb failures, has weakness present at several 
scaffold limb unions in its upper canopy and shows evidence that the large stems have 
been topped or heavily reduced historically. The structure of the tree is difficult to assess 
due to the extent of ivy covering the canopy. We will assess the structure of this tree and 
determine the suitability for retention once the ivy has been removed from its canopy. 
The tree may require further canopy reduction, if it is deemed suitable to retain. 

The trees remaining are exotic species not protected by size or by species under the 
Municipal Tree Protection bylaw. 

As noted in our Tree Resource Spreadsheet, there is one elm tree located on the 
neighbouring property at 1737 Rockland Avenue that will not be impacted by the 
proposed development, but has a large broken scaffold limb hung up in its canopy that 
could strike the subject property when it fails. The property owner should be informed of 
the potential risk posed. 

Potential impacts: Following our inspection of the tree resource and review of the plans 
that were supplied, we anticipate that the highest onsite impacts may occur during: 

• Excavation for the proposed driveway footprint and parking areas. 
• Excavation for the proposed building footprint. 
• Excavation for the service corridors. 

To facilitate the construction required for this project, it will be necessary to remove only 
one of the bylaw-protected trees, specifically, Big Leaf maple #76. It will also be 
necessary to remove all of the trees that are located within the footprints of these features, 
as shown on the site plan, that are not bylaw protected. 

The exotic tree species along the property boundaries are located where it should be 
possible to isolate most from the construction impacts, and accordingly they can be 
retained, if desired. It may be necessary to remove the pyramidal cedar hedge along the 
southern property boundary; however, its function in the landscape can be easily 
duplicated by the installation of large nursery stock. 

Mitigation of impacts 
We recommend the following procedures be implemented, to reduce the impacts on the 
trees to be retained. 

Barrier fencing: Areas, surrounding the trees to be retained, should be isolated from the 
construction activity by erecting protective barrier fencing. Where possible, the fencing 
should be erected at the perimeter of the critical root zones as defined in our Tree 
Resource Spreadsheet. Where the building or driveway footprint and other features 
encroach within the critical root zone area, the fencing should be erected 1 metre off the 
edge of building footprint and 0.5 metre off the edge of the driveway footprint, or where 
determined by the project arborist. 

...73 
Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 
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The barrier fencing to be erected must be a minimum of 4 feet in height and constructed 
of solid material or flexible safety fencing that is attached to wooden or metal posts. If a 
flexible fencing material is used, the top and bottom of the fencing must be secured to the 
posts by a wire or board that runs between these posts. The fencing must be erected prior 
to the start of any construction activity on site (i.e. demolition, excavation, construction), 
and remain in place through completion of the project. Signs should be posted around the 
protection zone to declare it off limits to all construction related activity. The project 
arborist must be consulted before this fencing is removed or moved for any purpose. 
Solid hording material may also be required along the driveway access to protect the 
trunks of trees from mechanical injury if vehicles or machinery are permitted close to tree 
trunks and where blasting is required. 

Building footprint: It is our opinion that the building footprints arc located where the 
excavation required will not have a detrimental impact on the large Douglas-fir #60 and 
Garry oaks #42 and #70. 

The plans show decks and other features that encroach within the critical root zone areas 
of these three bylaw-protected trees. It is our understanding that these are wooden decks 
that will be constructed at an elevation that is above the existing site grade. It may not be 
possible to excavate to a depth of load bearing soils in this location without disturbing the 
critical root structures. The project arborist must review the details for these features to 
determine that they can be constructed and installed without impacting the root zones of 
these bylaw-protected trees. Any excavation within the defined critical root zone areas 
must be supervised by the project arborist. 

Driveway: The driveway is located where there is a potential to impact the bylaw-
protected trees on the neighbouring properties, including dogwood #51, Lawson cypress 
#54, Garry oak #55 as well as Horse chestnut #49 on the subject property. 

The canopies of the oak, cypress and dogwood trees extend over the footprint for the 
access driveway, and where pruning will be required to attain adequate clearance above 
the driveway. The location of the driveway outlined in the preliminary plans would have 
resulted in the removal of one of the large stems. During a subsequent review of the 
driveway with the architect and landscape architect, it was determined that the driveway 
footprint can be adjusted so that this large stem can be retained and protected. The project 
arborist must direct all of the pruning work required for clearance above and along the 
driveway footprint. 

The footprint for the driveway also encroaches within the root zones of the trees that are 
located on either side of this footprint. A rock outcrop is located at the base of oak #55 
that has diverted and limited the spread of roots from this tree into the footprint. Careful 
removal of this rock outcrop, if required, will be necessary to avoid damaging the roots 
that will be growing along the soil rock interface. Retaining a strip of rock between the 
driveway edge and the tree is recommended to protect these critical root structures. 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Pli: (250) 479-8733 ~ Fax: (250) 479-7050 
Email: ttcchclp@tclu8.nct 
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The plans call for permeable paving to be installed in the locations where the driveway 
encroaches into the root zones of the adjacent trees. It appears that the driveway corridor 
has been disturbed historically for the purpose of installing a storm water main along this 
corridor. It is likely that there was root disturbance and root loss resulting from this 
installation. There is also likely to be additional disturbance along this corridor to install 
an underground hydro service. 

The project arborist must supervise the excavation for the driveway footprint and 
determine where permeable surfing is required and what grades must be maintained to 
bridge any critical root structures that are located beneath the driveway footprint (we 
have attached typical floating driveway specification that could be adapted for your use). 
The end of the driveway and parking stall may encroach within the root zone of Horse 
chestnut #49, and where bank retention will be required to compensate for the grade 
change in this location. If it is determined that this tree can be retained, the project 
arborist should review the location of and requirements for the bank retention and 
determine how best to construct this feature while protecting and retaining any critical 
root structures in this location. 

Blasting/rock removal: 
Bedrock will be encountered within the driveway footprint and the service corridor, and 
may also be located within the building footprint. Where blasting is required to level rock 
areas, it must be sensitive to the root zones located at the edge of the rock. Care must be 
taken to assure that the area of blasting does not extend into the critical root zones beyond 
the building and driveway footprints and the service corridors. The use of small low-
concussion charges and multiple small charges will reduce fracturing, ground vibration, 
and reduce the impact on the surrounding environment. Only explosives of low 
phytotoxicity (stick dynamite), and techniques that minimize tree damage, are to be used 
within the critical root zones of the trees that are to be retained. Provisions must be made 
to store blast rock, and other construction materials and debris away from critical tree 
root zones. 

Servicing: 
An existing service corridor runs the length of the driveway access. An increase in the 
width of this corridor will be required to accommodate additional underground services. 
We anticipate that locating these services on the north side of the existing storm water 
service may result in the least impact on the adjacent trees. The project arborist must 
supervise the excavation required to install these services. If any flexibility as to the 
location of these services is possible, the most suitable locations can be determined at the 
time of excavation. The arborist may determine that the use of hand digging and/or 
airspade excavation or the use of hydro excavation may be required where these services 
encroach within the root zones of the bylaw-protected trees.. 

Offsite work: The plans did not show, and we are not aware of any upgrades or 
replacements of offsite municipal infrastructures. This offsite work will not impact any of 
the bylaw-protected trees but could impact trees on the municipal frontages of the 
adjacent properties. 

• ..../5 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 
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Pruning: The canopies of the trees on the adjacent properties extend over the property 
line and into the proposed driveway access of the subject property. It is likely that some 
pruning of the canopies of the retained trees will be required to attain adequate clearance 
from and above the area of excavation and construction. The project arborist must direct 
all of the pruning work required for clearance above and along the driveway footprint, 
and all pruning required must be completed by an ISA Certified arborist. All of the bylaw 
protected trees are located where there is unlikely to be any further pruning required to 
attain clearances from the buildings that are constructed on this site. Cyclical pruning will 
be required in future years to maintain adequate clearance above the driveway. 

Work Area and Material Storage - It is important that the issue of storage of excavated 
soil, material storage, and site parking be reviewed prior to the start of construction; 
where possible, these activities should be kept outside of the critical root zones. If there is 
insufficient room for onsite storage and working room, the arborist must determine a 
suitable working area within the critical root zone, and outline methods of mitigating the 
associated impacts (i.e. mulch layer, bridging etc). 

Arborist Role - It is the responsibility of the client or his/her representative to contact 
the project arborist for the purpose of: 

• Locating the barrier fencing and hording 
• Reviewing the report with the project foreman or site supervisor 
• Locating work zones, where required 
• Supervising excavation for the building footprint, driveway footprint, and service 

corridor where they encroach within the critical root zones of trees that are to be 
retained. 

• Provide direction for the blasting contractor 

Review and site meeting: Once the development receives approval, it is important that 
the project arborist meet with the principals involved in the project to review the 
information contained herein. It is also important that the arborist meet with the site 
foreman or supervisor before any demolition, site clearing or other construction activity 
occurs. 

Summary: It is our opinion that there is a high probability that the bylaw-protected trees 
that are designated for retention can be successfully protected and retained if the 
precautions and procedures that are outlined in this report are followed and implemented 
during the construction phase. 

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

Yours truly, 

Tom Talbot & Graham Mackenzie 
ISA Certified, & Consulting Arborists 

Box 48153 RPO Uptown .. 
Victoria, BC V8Z 7H6 "Jb 
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Enclosure: Tree Resource Spreadsheet, Floating driveway specifications and diagram, 
Barrier fencing diagram, reviewed plans. 

cc: Bev Windjack/Julie Lommerse, LADR Landscape architects Ltd: 

Disclosure Statement 

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

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

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

Box 48153 RPO Uptown 
Victoria, BC V8Z 7H6 

Pit: (250) 479-8733 ~ Fax: (250) 479-7050 
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September 03. 2013 TREE RESOURCE 1 of S 
for 

1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks J Recommendations 

51 67 12.0 6.0 Dogwood 18.0 fair fair good 

Located on the adjacent property at 924 Richmond Avenue. 
Anthracnose infection on foliage. Some weakness and included 
bark present at the stem unions. We anticipate that the removal of 
two 15 cm diameter lateral limbs from a 50 cm scaffold limb that 
extends over the property boundary will be required for clearance 
above the driveway. Bylaw-protected. 

52 21 n/a 2.0 Leyland cypress 6.0 good good moderate 

Young tree. May be located on the neighbouring property at 926 
Richmond Avenue. Pruning of side limbs for clearance will be 
required if retained. Not bylaw-protected 

53 38 n/a 4.0 Flowering cherry 8.0 fair/poor fair moderate 

May be located on the neighbouring property at 926 Richmond 
Avenue. Indicators of Bacterial canker infection and Cherry Bark 
Tortrix infestation. Some side pruning of limbs for clearance will 
be required. Not bvlaw-protected 

54 
4 x 2 8  
3 x 2 4  19.0 8.0 

Lawson cypress 
(Chamaecy parts) 8.0 fair fair good 

Located on the adjacent property at 924 Richmond Avenue. 
Mature specimen. Some weakness at stem union and separation 
of stems in canopy present. The removal of 1 x 24 cm stem that 
extends over the property boundary may be required. Bylaw-
protected. 

55 
42/46/ 

63 21.0 8.0 Garry oak 17.0 fair fair good 

May be located on the neighbouring property at 926 Richmond 
Avenue. 42 cm stem is weakly attached to the main trunk. Pruning 
to raise canopy over the proposed driveway or removal of one of 
the large stems may be required for driveway clearance. Bylaw-
protected. 

56 multiple n/a 1.0 
Pyramid cedar 
(Thuja) 2.0 fair/good fair/good good 

19 trees growing in a hedgerow. One tree dead and uprooted. 
One tree suppressed by adjacent variegated cedar. Not bylaw-
protected 

57 3 x 3 3  n/a 5.0 
Variegated cedar 
(Thuja) I 10.0 good fair moderate Some weakness at union of main stems. Not bvlaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax: (250) 479-7050 
email: Treehelp@telus.net 
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September 03. 2013 TREE RESOURCE 2 of 5 
for 

1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks/Recommendations 

58 28 n/a 3.0 
Yellow cedar 
fChamaecvparis) 6.0 good fair/poor qood 

Split between main growth leader at midpoint in canopy height 
Not bylaw-protected 

59 22 n/a 3.0 Prune plum 6.0 fair fair moderate Fruit tree. Some dead limbs in canopy. Not bylaw-protected 

60 74 13.3 10.0 Douglas-fir 11.0 fair fair poor 

Located on property boundary with 1737 Rockland Avenue. Some 
indicators of health stress, dead limbs, short annual shoot 
elongation. Surface roots lifting pavement. Ivy covering trunk. 
Bylaw-protected. 

61 32 n/a 3.5 English Holly 6.0 good fair good Topped historically. Ivy covering canopy. Not bylaw-protected 

no taq n/a n/a n/a Elm 11.0 good fair moderate 

Located on property boundary with 1737 Rockland Avenue. 
Grouping of large elm trees. Large scaffold limb failed and hung 
up in canopy. Poses risk to use of subject property. 

70 70 12.6 7.0 Garry oak 12.0 fair fair good 

Co-dominant stems removed historically. Decay visible in pruning 
wounds. Some health stress, seasonal infestation by Jumping oak 
Gall Wasp. Closer examination of structure recommended. Bylaw-
protected. 

42 72 13.0 7.0 Garry oak 15.0 good fair/poor good 

Co-dominant stems and limbs removed historically. Decay visible 
in pruning wounds. Closer examination of structure 
recommended. Bylaw-protected. 

62 37 n/a 4.5 Elm 10.0 good fair moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. No visible defects. Not bylaw-
protected 

63 42 n/a 4.5 Bm 10.0 good fair moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. May have been topped historically. 
Not bvlaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax: (250)479-7050 
email: Treeheip@telus.net 
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September 03. 2013 TREE RESOURCE 3 of 5 
for 

1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommendations 

64 
11/14/ 
17/27 n/a 4.5 Elm 8.0 good fair/poor moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Possible weakness at stem unions. 
Not bylaw-protected 

65 2 x 3 5  n/a 6.5 Elm 10.0 good fair moderate 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Not bylaw-protected 

66 34 n/a 3.5 Scotts pine 6.0 good fair good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Heavily end-weighted limbs in 
canopy. Not bylaw-protected 

67 29 n/a 3.5 Scotts pine 6.0 good fair good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Heavily end-weighted limbs in 
canopy. Not bvlaw-protected 

68 31 n/a 3.5 Scotts pine 6.0 good fair good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Heavily end-weighted limbs in 
canopy. Not bylaw-protected 

69 60 n/a 6.0 Weeping wiHow 10.0 fair fair/poor good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. Numerous dead stems. Infected 
with willow leaf and twig blight. Heavy canopy lean. Not bylaw-
protected 

49 80 14.4 8.0 Horse chestnut 17.0 good fair/poor good 

Ivy covering trunk and canopy. Difficult to assess structure due to 
extent of ivy. Assess structure and suitability for retention once 
site cleared and ivy removed. History of large scaffold limb failure. 
Weakness present at scaffold limb union in upper canopy. Large 
stems topped or heavily reduced historically. May reguire further 
canopy reduction, if retained. Bylaw-protected. 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax: (250) 479-7050 
email: Treehelp@telus.net 
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September 03. 2013 TREE RESOURCE 4 of S 
for 

1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommendations 

71 32 n/a 3.5 
Yellow cedar 
(Chamaecyparis) 6.0 good good good Not bylaw-protected 

72 
1 x12 
4 x 9  n/a 2.0 

Pyramid cedar 
(Thuja) 3.0 good fair/poor good 

Weakness at stem union. Some separation of stems. Not bylaw-
protected 

73 26 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 5.0 good good good Not bylaw-protected 

74 
20/20/ 

31 n/a 5.0 
Variegated cedar 
(Thuja) 5.0 good fair moderate Some weakness at union of main stems. Not bylaw-protected 

75 19/24 n/a 5.0 
Variegated cedar 
(Thuja) 5.G good fair moderate Some weakness at union of main stems. Not bylaw-protected 

76 
21/28/ 

34 11.4 6.5 Big Leaf maple 10.0 good fair good Bylaw-protected. 

77 15 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 5.0 good good good Canopy covered with Polygonum vine. Not bylaw-protected 

78 
12/15/ 

15 n/a 3.5 Hawthorne 8.0 fair fair moderate 

Multiple stemmed tree, suppressed in grove. Leaf shedding due to 
insect infestation and fungal infection of foliage. Not bylaw-
protected 

79 35 n/a 3.5 Apple 8.0 good good moderate Fruit tree. Not bylaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (2S0) 479-8733 
Fax: (250) 479-7050 
email: TreehelpQtelus.net 
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September 03. 2013 TREE RESOURCE 5 of 5 
for 

1745 Rockland Avenue 

Tree 
# 

d.b.h. 
(cm) PRZ CRZ Species 

Crown 
Spreadfm) 

Condition 
Health 

Condition 
Structure 

Relative 
Tolerance Remarks / Recommendations 

80 23 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 4.0 good good good Not bylaw-protected 

81 
2 x 3 0  
1 x 5  n/a 5.0 

Variegated cedar 
(Thuja) 7.0 good fair moderate Some weakness at stem union. Not bylaw-protected 

82 12\17 n/a 3.0 
Yellow cedar 
(Chamaecyparis) 3.0 poor poor good 

Declining tree, one dead stem and stress in remainder. 
Recommend removal. Not bylaw-protected 

83 13/17 n/a 2.0 
Pyramid cedar 
(Thuja) 3.0 good fair good Some weakness at union of main stems. Not bylaw-protected 

84 
13/17/ 

32 n/a 4.5 
Variegated cedar 
(Thuja) 9.0 good fair moderate Some weakness at union of main stems. Not bylaw-protected 

Prepared by: 
Talbot Mackenzie & Associates 
ISA Certified, and Consulting Arborists 
Phone: (250) 479-8733 
Fax (250) 479-7050 
email: Treehelp@telus.net 
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Key to Headings in Resource Table 

d.b.h. - diameter at breast height - diameter of trunk, measured in centimetres 
at 1.4 metres above ground level 

PRZ - protected root zone - the area of land surrounding a bylaw-protected 
tree that contains the bulk of the critical roots of the tree. Indicates the radius of a 
circle of protected land, measured in metres, calculated by multiplying the 
diameter of the tree by 18. 

CRZ - critical root zone - estimated optimal size of tree protection zone based 
on tree species, condition and age of specimen and the species tolerance to root 
disturbance. Indicates the radial distance from the trunk, measured in metres. 

Condition health/structure -
• Good - no visible or minor health or structural flaw 
• Fair - health or structural flaw present that can be corrected through 

normal arboricultural or horticultural care. 
• Poor - significant health or structural defects that compromise the long-

term survival or retention of the specimen. 

Relative Tolerance - relative tolerance of the selected species to development 
impacts. 

Planning and Land Use Committee - 27 Aug 2015
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Diagram - Site Specific Floating Driveway, Parking and Sidewalk Areas 

Felted Geotextile fabric (Nilex 4535, 
or similar) Covered by a layer of 
woven Tensar BX 1200 or Amoco 
2002. 

Specifications for Floating Driveway and Parking Areas 

1. Excavation for sidewalk construction must remove the sod layer only, where they encroach on the root zones of the protected trees 

2. A layer of medium weight felted Geotextile fabric (Nilex 4535, or similar) is to be installed over the entire area of the critical root zone that is to be 
covered by the driveway. Cover this Geotextile fabric with a layer of woven Amoco 2002 or Tensar BX 1200. Each piece of fabric must overlap the 
adjoining piece by approximately 30-cm. 

3. A 10cm layer of torpedo rock, or 20-mm clean crushed drain rock, is to be used to cover the Geotextile fabric. 

4. A layer of felted filter fabric is to be installed over the crushed rock layer to prevent fine particles of sand and soil from infiltrating this layer. 

5. The bedding or base layer and permeable surfacing can be installed directly on top of the Geotextile fabric. 
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r 

2.4M MAXIMUM SPAN 
38 x 89mm TOP RAIL 

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

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

DETAIL NAME: 

TREE PROTECTION FENCING 

r DATE. Oct 30/07 
X 

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

L / 
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ROCKLAND NEIGHBOURHOOD ASSOCIATION 

April 8, 2014 

Mayor and Council 
Helen Cain, Senior Planner 
City of Victoria 

Regarding 1745 Rockland Avenue 

On March 5th, a CALUC meeting was held with the proponent, Conrad Nyren of Parry 
Street Developments, and Peter Hardcastle of Hillel Architecture Inc. Nineteen residents 
attended, along with five attendees from the Rockland and Fairfield Gonzales LUC's. 

Peter Hardcastle presented a strata development of the property to include the original 
1901 heritage-designated Rattenbury home and three duplexes housing six individual 
families. The current tennis court would be removed along with the existing perimeter 
hedging and trees. A panhandle entrance would access the new duplexes off of Richmond 
Avenue. 

Neighbourhood concerns included 

• A request for clarification of how stratifying the lot precludes the 
criteria of the panhandle regulations. The properly fits the 
definition of a panhandle lot as described in Schedule A of the 
zoning regulations. The Rockland LUC said they would be 
requesting clarification from the city. 

• That with housing, parking and driveway, the development 
significantly reduces green space. 

• That the proposed duplexes are built with the minimum setbacks, 
seriously encroaching on neighbours' privacy. 

• That the significant increase in height and breadth over what is 
appropriate in a panhandle lot would aesthetically dwarf the 
existing homes on Richmond and shadow their rear gardens. 

That secondary suites might be installed, increasing density. Mr. 
Nyren stated that to reassure neighbours, specifics could and would 
be written into the strata by-laws disallowing secondary suites. 
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• That it is of paramount importance that new landscaping be truly 
effective in maintaining neighbours' privacy and that standards be 
binding. Mr. Nyren stated that landscaping specifics could and 
would be written into the strata by-laws to enforce strict standards 
to ensure privacy going forward. 

• That there would be additional road noise of multiple residents 
coming and going through the Richmond Avenue panhandle 
driveway. Mr. Nyren stated that discussion of fencing standards 
would take place with the neighbours and that the fencing to be 
installed would be of a sufficient calibre to mitigate traffic noise. 
In addition, the developers plan to landscape the driveway edges 
for additional sound baffling. 

• That parking will be insufficient for guests and trades if each 
residence has two cars and parking is restricted on Richmond. 

• That the driveway is located too close to the curve on Richmond 
Avenue for safe entrance and exit. 

• Blasting may be required on the driveway. Where will the power 
pole in the driveway entrance be moved to? 

• Drainage from the property is currently a problem. What will be 
done to alleviate that? Mr. Hardcastle stated that the current civil 
plan calls for storm drains and three catch basins. 

• Despite requests, the developers have yet to provide the land-use 
committee with legible plans. 

It is the Rockland Neighbourhood Association's position that proposals such as this, 
which attempt to profit from degrees of densification not allowed in the existing zoning, 
threaten to destabilize a neighbourhood. Not only do they ignore the very measures in 
our bylaws that ensure green space, privacy, property value, and protection from traffic 
noise, but they also lead to feelings of cynicism and frustration in the neighbourhood. 
People need reassurance that the zoning that was in place when they purchased their 
properties will be respected in the future. Site-specific zoning undermines their sense of 
confidence in their neighbourhood. 

We therefore ask that this proposal be rejected. 

Sincerely, 

Janet Simpson 
President, Rockland Neighbourhood Association 
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~ VICTORIA

Planning and Land Use Committee Report
For the Meeting of August 27,2015

To: Planning and Land Use Committee Date: August 14, 2015

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

Subject: Rezoning Application No. 00483 for 2550 Rock Bay Avenue

RECOMMENDATION

Staff recommend that Committee forward this report to Council and that Council instruct staff to
prepare the necessary Zoning Regulation Bylaw Amendment that would authorize the proposed
development outlined in Rezoning Application No. 00483 for 2550 Rock Bay Avenue, that first
and second reading of the Zoning Regulation Bylaw Amendment be considered by Council and
a Public Hearing date be set.

LEGISLATIVE AUTHORITY

In accordance with Section 903 (c) of the Local Government Act, Council may regulate within a
zone the use of land, buildings and other structures, the density of the use of the land, building
and other structures, the siting, size and dimensions of buildings and other structures as well as
the uses that are permitted on the land and the location of uses on the land and within buildings
and other structures.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Rezoning Application for the property located at 2550 Rock Bay Avenue. The proposal is
to rezone the land from the M-2 Zone, Light Industrial District, to the M2-1 Zone, Douglas-
Blanshard Industrial District, in order to permit an expanded range of light industrial/service
commercial uses. The specific proposal is for interior renovations that would extend the second
floor area for professional offices as well as a showroom and storage space for the cabinet-
making business on the ground floor.

The following points were considered in assessing this Application:

• The proposal is consistent with the Official Community Plan, 2012 and the Burnside
Neighbourhood Plan, Revised 2012.

• Permitting an expanded range of uses for this property is in keeping with encouraging
and supporting economic activities and sustaining jobs in the City.

• There are a number of other nearby M2-1 Zoned properties.
• The area is largely service-commercial in character.

Planning and Land Use Committee Report
Rezoning Application No. 00483 for 2550 Rock Bay Avenue

August 14, 2015
Page 1 of 4
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BACKGROUND

Description of Proposal

The proposal is to rezone the land from the M-2 Zone, Light Industrial District, to the M2-1 Zone,
Douglas-Blanshard Industrial District, in order to permit an expanded range of light
industrial/service commercial uses. The specific proposal is for interior renovations that would
extend the second floor area for professional offices as well as a showroom and storage space
for the cabinet-making business on the ground floor. The proposed renovation includes
extending the second floor over what is currently a double-height shop floor. The existing
building envelope will be maintained with new windows, skylights and doors. No additional
parking above the existing five year spaces is proposed. Therefore, a request for a reduced
parking requirement has been made in association with this Application and is reviewed in a
concurrent Development Variance Permit.

Sustainability Features

As indicated in the applicant's letter dated July 30, 2015, the sustainability features associated
with this Application are the retention of an existing building with sustainable products and
materials where feasible including new windows and doors providing better energy efficiency.

Active Transportation Impacts

The Application proposes a secure bike enclosure and a bike rack as required under Schedule
C of the Zoning Regulation Bylaw. A requested reduction from eight to five parking spaces is
reviewed in association with a concurrent Development Variance Application for this property.

Public Realm Improvements

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

Land Use Context

The area is characterized by a variety of light industrial, service commercial and automobile sale
and service uses.

Immediately adjacent land uses include:

North - medical marijuana dispensary
South - car repair and furniture sales and manufacturing
East - light industrial uses
West - residential, service commercial and light industrial uses.

Existing Site Development and Development Potential

The site is at the corner of Rock Bay Avenue and John Street and is in the M-2 Zone, Light
Industrial District. A wide variety of light industrial/service commercial uses are permitted under
this zoning, including accessory offices. The floor area of the current building is 0.88: 1 Floor
Space Ratio (FSR) which well below the maximum permitted floor area of 3:1 FSR.
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The existing site development is comprised of a two-storey building built in 1946 occupied by a
cabinet making manufacturing and furniture sales business. Rear yard parking for five cars is
accessed from John Street.

Under the current M-2 Zone, the property could be developed for a building of five storeys with a
range of light industrial and service commercial uses.

Data Table

The following data table compares the proposal with the existing M-2 Zone. An asterisk is used
to identify where the proposal is less stringent than the existing zone.

Zoning Criteria Proposal Zone Standard
M2-1 Zone

Site area (m2) - minimum 732.00 N/A

Total floor area (m2) - maximum 644.00 2196.00

Density (Floor Space Ratio) - 0.88:1 3:1maximum

Height (m) - maximum 6.84 15.00

Parking - minimum 5* 8

Bicycle parking stalls (minimum) 5 class 1 + 2 class 2 5 class 1 + 1 class 2

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted with the
Burnside-Gorge CALUC at a Community Meeting held on June 15, 2015. A letter dated June
17,2015, is attached to this report.

ANALYSIS

Official Community Plan

The property is in the General Employment Urban Place Designation in which light industrial,
commercial, including office and retail, education, research and development and health
services are envisaged uses.

Local Area Plans

The Burnside Neighbourhood Plan identifies the area as light industrial with a move toward
more multi-tenant and mixed uses with commercial uses envisaged.
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CONCLUSIONS

The proposal to rezone the property to the M2-1 Zone, Douglas-Blanshard Industrial District, to
permit an expanded range of uses for this property is in keeping with encouraging and
supporting economic activities and sustaining jobs in the City. There are a number of other
nearby M2-1 Zoned properties. The area is largely service-commercial in character. Staff
recommend that Council consider approving the proposal.

ALTERNATE MOTION

That Council decline Rezoning Application No. 00483 for the property located at 2550 Rock Bay
Avenue.

Respectfully submitted,

~~U;_~I~ ~~J;b'~~
Brian Sikstrom, Senior
Planner, Development
Services Division

Alison Meyer, Assistant
Director, Development
Services Division

Jonathan Tinney, Director
Sustainable Planning and
Community Development

Report accepted and recommended by the City Manager:
Jason Johnson

Date:

List of Attachments

• Zoning Map
• Aerial Photo
• Letter from the Applicant dated July 30, 2015
• Letter from the Burnside Gorge Community Association dated June 17, 2015
• Plans reduced to 8.5" x 11" dated July 30, 2015.
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Successful Visions Group Inc

July 30,2015

City of Victoria
1 Centelmial Squarec
Victoria BC

Attention: Mayor and Council

RE: Proposal to rezone 2550 Rock Bay Avenue from M-2 to M2-1
Lot A. Plan VIP55947. Section 4. Victoria District. (PID 01 8-1 41 - 293)

Your Worship and Members of Council,

I wish to gain your approval to rezone my property from M-2 Light Industrial District, to the
M2-1 Light Industrial District.

2550 Rock Bay Avenue is located in the industrial neighbourhood of Victoria. The existing
building on the property will be retained and would be renovated to extend the existing second
floor space to permit professional office space and showroom.

My building was previously three residential lots and has housed only my millwork factory since
the 1994 building permit. Currently the millwork factory is located on the ground floor with the
business office and showroom as well as some factory production space on a second level. The
second floor expansion will add 1,614 square feet which will increase employment opportunities.

This proposal conforms to the OCP notably (Chapter 14) OCP6.l3.14.7 and the OCP
implementation strategy (2013). This proposal will retain and enhance the employment base in
the area.

Location and Background

My property is located in the Rock Bay Industrial area, approximately two kilometres Northwest
of the downtown core of Victoria. The Rock Bay area was originally developed in the 1900's as
a residential neighbourhood but has transformed to industrial and service commercial uses over
the past 40 years. Presently, only a few of the original residential dwellings remain and the area
is generally retained as the core of industrial activity in the area.
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Successful Visions Group Inc

Over the past ten years, development in this area has been a process of evolving from traditional
industrial uses towards a diverse service commercial and light industrial base with this occurring
mostly on a site by site basis. These sites are becoming more flexible to allow retailing,
warehousing, manufacturing, and offices.

My property is situated on the southwest comer of Rock Bay Avenue and John Street, towards
the Southern periphery of the neighbourhood. It lies east of Bridge Street, which like Rock Bay
Avenue is a north to south arterial route carrying traffic from Gorge Road to Bay Street.
Properties lying west of Bridge Street are zoned for more heavy industrial use, whereas the
properties along Rock Bay Avenue are more service-commercial in nature.

Rationale

The proposed M2-1 zone is the same as that of the property directly across from my property on
Rock Bay Avenue (607 John Street).

My property is currently zoned M-2 Light Industrial District. The current zoning allows virtually
all non offensive light industrial land uses, as well as banks, churches, clubs, restaurants and
retail sales, but does not permit professional offices at present. There are a number of buildings
in the neighbourhood that have been rezoned or that are located on a site with pre-existing
zoning that permits an office use.

The proposed renovation that is being presented in support of the change in zone, currently
envisages a professional office above the existing millwork shop floor. The existing show room
and office associated with the millwork factory would be relocated from their current location on
a mezzanine level within the building, to a full 2nd storey over the currently double height
millwork shop floor.

As part of the proposal, the density of the site (measured as Floor Space Ratio) would increase
by approximately 25% of the site area (from 0.62 : 1 to 0.88 : I). This is still well below the
permitted Floor Space Ration of3.00 : 1.0, for both the M2 and M2-1 zones.

The proposal does not require a change to the Official Community Plan.

Diversifying the possible uses of the building and encouraging professional office use in the
neighbourhood, I believe is a positive aspect of the project. At present there are a number of
retail and manufacturing businesses selling and lor producing millwork, furniture, and
architectural fittings in the vicinity. Several professional offices and design firms have also taken
up residence in nearby buildings that already had the appropriate zoning, or were purposely
rezoned in order to accommodate them. There are also a number of businesses that make the
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Successful Visions Group Inc

neighbourhood a desirable area in which to set up a business with restaurants, brewpubs, cafes
etc., making it a desirable location for employees and business owners alike.

Transportation

The property is located within 1 block of two major transportation arteries and within 'It mile of a
third, all of which are major public transit routes, (Be Transit Route #11, (Gorge Road), #14
(Bay Street), as well as all major routes on Douglas Street going North). The site also has
relatively convenient access to the Galloping Goose Regional Trail and various trails that
connect with it. Access to the trail is possible from nearby adjacent streets leading to Selkirk
Waterfront, or by continuing across the Bay Street Bridge to the trail running alongside the
Railyards development in Vic West.

In support of our 2 or 3 stall parking variance accompanying this rezoning application we offer
the following rationales: a) our 4 comer location has approx. 25 free street parking spots of 1-2
hours; b) our loading zone is minimally used with 8 spots easily accessed; c)there are 5 class 1 +
2 class 2 bicycles stalls; d) the nature of our retail sales 0 to 1 visitor per day could perhaps allow
for a relaxed calculation of 1 space per 6Srrf of floor area thus requiring 2 stalls only for retail.

Heritage

The existing 22 year old building is not heritage; it is adjacent to some older buildings. The
proposed renovations do not pose an obstruction, visual or otherwise, to or from any adjacent
properties. The exterior envelope of the existing building is not being enlarged in any way.

Sustainability

The proposal is to retain the existing building, expanding floor space only within the existing
envelope. Re-zoning the property is increasing the possible uses of the existing structure. I have
no desire to remove the existing building and in expanding the possible uses I am extending the
usefulness and life of the building.

Sustainability hinges on reducing and re-using resource and the adaptive re-use of an existing
building is one way to achieve this.

Sustainable products and materials will be used where possible and where it makes economic
sense. The project will not, however, be targeting any particular sustainability verification
program (LEED/Built Green). It is the goal of the design office to ensure that the office space
will use environmentally preferable materials for finishes and construction. In addition,
alternative heating sources will be explored for both the new professional offices and the existing
office and showroom of the millwork factory.
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Successful Visions Group Inc

new windows and doors be installed throughout for consistency of appearance as well as for the
benefits of better energy effic~ency.

The existing insulation of the building (where present) will be upgraded to ensure that the overall
effective RlRSI values meet or exceed cun-ent Building Code and ASHRAE 90.1 requirements.
Wherever possible, passive heating and cooling techniques will be utilized for the upgraded
building, through the use of expanded areas of glazing, solar shading, high them1al mass
materials and finishes within the new spaces.

Infrastructure

The existing infrastructure within the site and off site will not be adversely impacted by the
proposal, which is primarily intended to increase the usefulness of the existing building, not to
greatly increase the size. As such, an upgrade to the existing infrastructure is not seen as being a
major component of this project.

The City of Victoria's Public Works Department is cun-ently upgrading John Street and it is
believed that my site is in accordance to the design goal.

Safety and Security

More business equals more eyes on the street. Flexible operating hours of a diverse group of
businesses is no better deterrent to undesirable activities. I believe proposals such as mine
increase the amount of legitimate activity and are encouraging the ongoing development of
similar properties.

Summary

The proposal is for a modest renovation that will benefit local businesses that wish to operate
within the City of Victoria. The rezoning is a requirement for the design office to consider this
location for their future office space. It expands the uses of the site and complements the current
trend of businesses moving from a light industrial based, to service commercial and professional
uses. The proposal is in keeping with the City's Plan for this area to be an ongoing employment
district.

Sin;;;! ..
Marian Dashwood-Jones
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Dear Mayor and Council:

JUN 1 8 2015

Received
City 01 VictoriaJune 17, 2015

!'!inning & Devel0pfIlmt D~pinmtnt
Oevelopme~t Ser\'ices DiV'ision

CALUC Community Meeting: Rezoning Application for 2550 Rock Bay Avenue

On June 15, 2015, the Burnside Gorge Community Association (BGCA) hosted a
CALUC community meeting that was advertised to discuss the proposal to rezone 2550
Rock Bay Avenue from M-2 (Light Industrial District) to M2-1 (Douglas-Blanshard
Industrial District). The proposed changes would allow for professional office space and
expanded showroom space on the second floor.

Marian Dashwood-Jones presented as the property owner. Feedback on this proposal is
summarized below.

Parking
• No parking variance would be applied for. The site accommodates the required

parking spaces.

Building tenants
• The owner has identified potential tenants.
• One attendee asked whether there is a need for professional office space given

high vacancy rates downtown and in other parts of the city. The owner responded
that they intend to offer reasonable rent and that other businesses in the area
have successfully secured tenants in office space.

Building use/zoning
• The proposed professional office space on the second floor would have a

separate entrance from the street.
• If the owner is successful in securing the proposed M2-1 zoning, the building

would continue to be M2-1 in perpetuity, independent of ownership. The M2-1
zone allows uses in addition to the current M2 zoning and does not displace any
uses allowed in M2 zones.

• One attendee suggested that the office space be used as medical office in future,
given a lack of medical services in the area.

• One attendee expressed concern about the loss of manufacturing space through
conversion to office space. The owner responded that heavy manufacturing has
steadily decreased over time in Rock Bay and that new services have moved into
former manufacturing space.
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Broader Context for Development
In addition to facilitating comments on the specific rezoning application at BGCA
community meetings, the Chair also seeks feedback from attendees on their wishes for,
and thoughts about, the immediate vicinity of a subject property. This information is
provided to Mayor and Council and the Planning department to help provide critical,
holistic perspectives on neighbourhood development objectives. Over time, this will help
us stitch together a more comprehensive view and put rezoning applications into context
of overarching community goals.

Attendees provided the following comments about the area around 2550 Rock Bay
Avenue:

• We should develop Rock Bay as a live/work neighbourhood to attract tech
workers and others who are interested in this type of space.

• Increasing residential use in the neighbourhood would need to be accompanied
by new amenities.

• Rock Bay Avenue needs stoplights at intersections instead of four-way stops.
There are accidents along Rock Bay Avenue regularly.

Respectfully,

Caro[yn (jis6orne

Land Use Committee Chair
Burnside Gorge Community Association

cc: Sustainable Planning and Community Development Department
Marian Dashwood-Jones, Successful Visions Group Inc.

------.,----- ...-'----~-.-"'-"---.-.---..,--, ..--,--..-------.- ._",' •.:, . ."' ..:.~,".,'" 'i!jl.:
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Rezoning Application #00483 for Rock Bay Avenue
Location

© VicMap 2015
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Rezoning Application #00483 for Rock Bay Avenue
Location

© VicMap 2015
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Rezoning Application #00483 for Rock Bay Avenue
Location

© VicMap 2015
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Rezoning Application #00483 for Rock Bay Avenue
Street View - North Facing

© VicMap 2015
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Rezoning Application #00483 for Rock Bay Avenue
Street View - North Facing
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Rezoning Application #00483 for Rock Bay Avenue
Street View - Existing Main Entrance

© VicMap 2015
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Rezoning Application #00483 for Rock Bay Avenue
Street View - Existing Main Entrance
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Rezoning Application #00483 for Rock Bay Avenue
Street View – East Facing

© VicMap 2015
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Rezoning Application #00483 for Rock Bay Avenue
Street View – East Facing
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Rezoning Application #00483 for Rock Bay Avenue

Site Plan
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Rezoning Application #00483 for 2550 Rock Bay Avenue

Main
loor
lan
197 Sq.Ft.

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

R
ezoning A

pplication N
o. 00483 for 2550 R

ock B
ay A

venue --J....
Page 446 of 622



Upper 
Floor
Plan
dd: 1,615 Sq.Ft.
tal: 3, 255 Sq.Ft.

3.04

New 3'
x 3'

skylight

New 3' x 3' 
skylights

Proposed Professional Office Space
GFA  - 1,160 s.f.

12
.21

2.
75

1.28

DN. DN.

New 3'
x 3'

skylight

BackroomBoard room

0.
38

DN.

Proposed 2nd Floor Storage of
Existing Cabinet Maker

GA - 558 s.f.

DN.

20
.32

 

    

Proposed Manufacturing Space of
Existing Cabinet Maker

GFA - 905 s.f.

Proposed Showroom and Offices of
Existing Cabinet Maker

GFA - 590 s.f.

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

R
ezoning A

pplication N
o. 00483 for 2550 R

ock B
ay A

venue --J....
Page 447 of 622



Rezoning Application #00483 for Rock Bay Avenue
North Exterior Elevation

© Joe Newell Architect Inc. 2015
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Rezoning Application #00483 for Rock Bay Avenue
East Exterior Elevation

© Joe Newell Architect Inc. 2015
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Rezoning Application #00483 for Rock Bay Avenue
Building Section

© Joe Newell Architect Inc. 2015
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Rezoning Application #00483 for Rock Bay Avenue
Street Views

hn Street View

ck Bay Avenue View

© Joe Newell Architect Inc. 2015

© Joe Newell Architect Inc. 2015
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Rezoning Application #00483 for Rock Bay Avenue
Summary

Rezoning: M-2 Light Industrial District, to M2-I Douglas 
Blanshard Industrial District.
• Will permit professional office space occupancy

roposal:
Renovation of existing building within building envelope
• 1,614 square feet added to second floor
• 1,160 square feet of new office space
• New windows and skylights
• Upgraded insulation

Floor Space Ratio below maximum permitted

Official Community Plan:
Conforms to the OCP
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Development Variance  Application #00155 for Rock Bay Avenue

Site Plan
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Proposed Rezoning 
2550 Rock Bay Ave.
Office & Light Industrial Development
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Project Information

roposal (continued):
Density of the site (Floor Space Ratio) increased by 
approximately 25% (from 0.62 : 1 to 0.88 : 1) 
• Well below permitted FSR of 3.0 : 1.0, for M2 and M2-I zones.

Official Community Plan:
Conforms to the OCP notably:
• Chapter 14 OCP 6.13.14.7 
• The OCP Implementation Strategy (2013). 

Advantages:
Expanded flexibility of space usage
Increased opportunities for professional office space and 
design centers 
Employment base in the area retained and enhanced 
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~ VICTORIA

Planning and Land Use Committee Report
For the Meeting of August 27,2015

To: Planning and Land Use Committee Date: August 14, 2015

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

Subject: Development Variance Permit No. 00155 for 2550 Rock Bay Avenue

RECOMMENDATION

Staff recommend that Committee forward this report to Council and that after giving notice and
allowing an opportunity for public comment and after the Public Hearing for Rezoning
Application No. 00483, if it is approved, Council consider the following motion:

"That Council authorize the issuance of Development Variance Permit Application No.
00155 for 2550 Rock Bay Avenue, in accordance with:

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

following variance:
• Schedule C Section 16 - Required parking spaces relaxed from 8 parking spaces

(3 for manufacturing, 2 for offices and 3 for cabinet display and sales) to 5
parking spaces.

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

LEGISLATIVE AUTHORITY

In accordance with Section 922 of the Local Government Act, Council may issue a Development
Variance Permit that varies a Zoning Regulation Bylaw provided the Permit does not vary the
use or density of land from that specified in the Zoning Regulation Bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Variance Permit Application for the property located at 2550 Rock Bay
Avenue. The proposal is in association with a Rezoning Application to permit an expanded
range of light industrial/service commercial uses and to renovate the interior of the building.
The renovation would extend the second floor area for professional offices as well as a
showroom and storage space for the cabinet-making business on the ground floor. The addition
of professional office use and expanded floor area increases the parking requirement from five
stalls to eight stalls.
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The following points were considered in assessing this Application:

• The proposed increase in floor area and additional uses may result in an increased
parking demand.

• Additional customer parking can be absorbed into the existing street parking.
• Increased employee parking demand will not be accommodated on the street and

alternative modes of transportation will need to be considered.
• The provision of a secure bike enclosure, as well as a bike rack as proposed by the

applicant, will help mitigate increased employee parking demand.
• The location of the building near major transit routes, as well as convenient access to

the Galloping Goose Regional Trail, is a factor that support reduced parking.
• A reduced parking standard for retail sales of furniture may be justified given the larger

floor area required for display.

BACKGROUND

Description of Proposal

The proposal is in association with a Rezoning Application to permit an expanded range of light
industrial/service commercial uses and to renovate the interior of the building. The renovation
would extend the second floor area (by 150m2

) for professional offices as well as a showroom
and storage space for the cabinet-making business on the ground floor. The addition of
professional office use and expanded floor area increases the parking requirement from five
stalls to eight stalls.

The proposed variance is to reduce the parking requirement from eight to five stalls. The five
stalls currently exist in the rear yard of the building with driveway access John Street. Also in
the rear yard, the proposal includes he addition of a secure bike enclosure and a two-stall bike
rack.

Sustainability Features

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

Active Transportation Impacts

The applicant has not identified any active transportation impacts associated with this
application.

Public Realm Improvements

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

Existing Site Development and Development Potential

The site is presently comprised of a two-storey building built in 1946 occupied by a cabinet
making manufacturing and furniture sales business. Rear yard parking for five cars is
accessed from John Street.
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Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on August 5, 2015, the Application was
referred for a 30-day comment period to the Burnside-Gorge CALUC. At the time of writing this
report, a letter from the CALUC had not been received.

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

ANALYSIS

The proposed increase in floor area and additional uses may result in an increased parking
demand. Additional customer parking can be absorbed into the existing street parking.
However, increased employee parking demand will not be accommodated on the street and
alternative modes of transportation will need to be considered. The provision of a secure bike
enclosure as well as a bike rack, as proposed by the applicant, will help mitigate increased
employee parking demand. The location of the building near major transit routes, as well as
convenient access to the Galloping Goose Regional Trail, is also cited by the applicant as a
factor that support the provision of reduced parking. Staff note that a reduced parking standard
for retail sales of furniture may be justified given the larger floor area required for display.

CONCLUSIONS

The proposed parking variance is relatively minor in nature. Staff recommend that Council
consider approving a reduction in the required parking from eight to five stalls.

ALTERNATE MOTION

That Council decline Development Variance Permit Application No. 00155 for the property
located at 2550 Rock Bay Avenue.

Respectfully submitted,

rg~~~$#
Alison Meyef'Assistant
Director, Development
Services Division

Jonathan Tinney, Director
Sustainable Planning and
Community Development

Brian Sikstrom
Senior Planner
Development Services
Division

Report accepted and recommended by the City Manager:
Jason Johnson

Date:
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List of Attachments

• Zoning map
• Aerial Mmap
• Letter from applicant dated July 30, 2015
• Plans dated July 30, 2015.

Planning and Land Use Committee Report
Development Variance Permit No. 00155 for 2550 Rock Bay Avenue

August 14,2015
Page 4 of 4

Planning and Land Use Committee - 27 Aug 2015

Development Variance Permit No. 00155 for 2550 Rock Bay Aven... Page 462 of 622



(.J\

~

2500

~<:::)
BAYST

I.() "- 0) T- (V) I.() "- 0)"- "- "- co co co co co T-

I.() I.() I.() I.() I.() I.() I.() I.()
T-
eo

iV

®
2550 Rock Bay Avenue

Rezoning #00483
8ylaw# CITY OF

VICTORIA

Planning and Land Use Committee - 27 Aug 2015

Development Variance Permit No. 00155 for 2550 Rock Bay Aven... Page 463 of 622



iV

®
2550 Rock Bay Avenue

Rezoning #00483
8ylaw# CITY OF

VICTORIA

Planning and Land Use Committee - 27 Aug 2015

Development Variance Permit No. 00155 for 2550 Rock Bay Aven... Page 464 of 622



Successful Visions Group Inc

July 30, 2015

City of Victoria
1 Centelmial Squarec
Victoria BC

Attention: Mayor and Council

RE: Proposal to rezone 2550 Rock Bay Avenue from M-2 to M2-1
Lot A. Plan VIP55947. Section 4. Victoria District. (PID 01 8-1 41 - 293)

Your Worship and Members of Council,

I wish to gain your approval to rezone my property from M-2 Light Industrial District, to the
M2-1 Light Industrial District.

2550 Rock Bay Avenue is located in the industrial neighbourhood of Victoria. The existing
building on the property will be retained and would be renovated to extend the existing second
floor space to permit professional office space and showroom.

My building was previously three residential lots and has housed only my millwork factory since
the 1994 building permit. Currently the millwork factory is located on the ground floor with the
business office and showroom as well as some factory production space on a second level. The
second floor expansion will add 1,614 square feet which will increase employment opportunities.

This proposal conforms to the OCP notably (Chapter 14) OCP6.13.14.7 and the OCP
implementation strategy (2013). This proposal will retain and enhance the employment base in
the area.

Location and Background

My property is located in the Rock Bay Industrial area, approximately two kilometres Northwest
of the downtown core of Victoria. The Rock Bay area was originally developed in the 1900's as
a residential neighbourhood but has transformed to industrial and service commercial uses over
the past 40 years. Presently, only a few of the original residential dwellings remain and the area
is generally retained as the core of industrial activity in the area.
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Successful Visions Group Inc

Over the past ten years, development in this area has been a process of evolving from traditional
industrial uses towards a diverse service commercial and light industrial base with this occurring
mostly on a site by site basis. These sites are becoming more flexible to allow retailing,
warehousing, manufacturing, and offices.

My property is situated on the southwest corner of Rock Bay Avenue and John Street, towards
the Southern periphery of the neighbourhood. It lies east of Bridge Street, which like Rock Bay
Avenue is a north to south ruierial route carrying traffic from Gorge Road to Bay Street.
Properties lying west of Bridge Street are zoned for more heavy industrial use, whereas the
properties along Rock Bay Avenue are more service-commercial in nature.

Rationale

The proposed M2-1 zone is the same as that of the property directly across from my property on
Rock Bay Avenue (607 John Street).

My property is currently zoned M-2 Light Industrial District. The current zoning allows virtually
all non offensive light industrial land uses, as well as banks, churches, clubs, restaurants and
retail sales, but does not permit professional offices at present. There are a number of buildings
in the neighbourhood that have been rezoned or that are located on a site with pre-existing
zoning that permits an office use.

The proposed renovation that is being presented in support of the change in zone, currently
envisages a professional office above the existing millwork shop floor. The existing show room
and office associated with the millwork factory would be relocated from their current location on
a mezzanine level within the building, to a full 2nd storey over the currently double height
millwork shop floor.

As part of the proposal, the density of the site (measured as Floor Space Ratio) would increase
by approximately 25% of the site area (from 0.62: 1 to 0.88 : 1). This is still well below the
permitted Floor Space Ration of3.00 : 1.0, for both the M2 and M2-1 zones.

The proposal does not require a change to the Official Community Plan.

Diversifying the possible uses of the building and encouraging professional office use in the
neighbourhood, I believe is a positive aspect of the project. At present there are a number of
retail and manufacturing businesses selling and lor producing millwork, furniture, and
architectural fittings in the vicinity. Several professional offices and design firms have also taken
up residence in neru'by buildings that already had the appropriate zoning, or were purposely
rezoned in order to accommodate them. There are also a number of businesses that make the
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Successful Visions Group Inc

neighbourhood a desirable area in which to set up a business with restaurants, brewpubs, cafes
etc., making it a desirable location for employees and business owners alike.

Transportation

The property is located within 1 block of two major transportation arteries and within Y4 mile of a
third, all of which are major public transit routes, (Be Transit Route #11, (Gorge Road), #14
(Bay Street), as well as all major routes on Douglas Street going North). The site also has
relatively convenient access to the Galloping Goose Regional Trail and various trails that
connect with it. Access to the trail is possible from nearby adjacent streets leading to Selkirk
Waterfront, or by continuing across the Bay Street Bridge to the trail running alongside the
Railyards development in Vic West.

In support of our 2 or 3 stall parking variance accompanying this rezoning application we offer
the following rationales: a) our 4 comer location has approx. 25 free street parking spots of 1-2
hours; b) our loading zone is minimally used with 8 spots easily accessed; c)there are 5 class 1 +
2 class 2 bicycles stalls; d) the nature of our retail sales 0 to 1 visitor per day could perhaps allow
for a relaxed calculation of 1 space per 65rrf-offloor area thus requiring 2 stalls only for retail.

Heritage

The existing 22 year old building is not heritage; it is adjacent to some older buildings. The
proposed renovations do not pose an obstruction, visual or otherwise, to or from any adjacent
properties. The exterior envelope of the existing building is not being enlarged in any way.

Sustainability

The proposal is to retain the existing building, expanding floor space only within the existing
envelope. Re-zoning the property is increasing the possible uses of the existing structure. I have
no desire to remove the existing building and in expanding the possible uses I am extending the
usefulness and life of the building.

Sustainability hinges on reducing and re-using resource and the adaptive re-use of an existing
building is one way to achieve this.

Sustainable products and materials will be used where possible and where it makes economic
sense. The project will not, however, be targeting any particular sustainability verification
program (LEEDlBuilt Green). It is the goal of the design office to ensure that the office space
will use environmentally preferable materials for finishes and construction. In addition,
alternative heating sources will be explored for both the new professional offices and the existing
office and showroom of the millwork factory.
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Successful Visions Group Inc

new windows and doors be installed throughout for consistency of appearance as well as for the
benefits of better energy efficiency.

The existing insulation of the building (where present) will be upgraded to ensure that the overall
effective RlRSI values meet or exceed cunent Building Code and ASHRAE 90.1 requirements.
Wherever possible, passive heating and cooling techniques will be utilized for the upgraded
building, through the use of expanded areas of glazing, solar shading, high thermal mass
materials and finishes within the new spaces.

Infrastructure

The existing infrastructure within the site and off site will not be adversely impacted by the
proposal, which is primarily intended to increase the usefulness of the existing building, not to
greatly increase the size. As such, an upgrade to the existing infrastructure is not seen as being a
major component of this project.

The City of Victoria's Public Works Department is cunently upgrading John Street and it is
believed that my site is in accordance to the design goal.

Safety and Security

More business equals more eyes on the street. Flexible operating hours of a diverse group of
businesses is no better detenent to undesirable activities. I believe proposals such as mine
increase the amount of legitimate activity and are encouraging the ongoing development of
similar properties.

Summary

The proposal is for a modest renovation that will benefit local businesses that wish to operate
within the City of Victoria. The rezoning is a requirement for the design office to consider this
location for their future office space. It expands the uses of the site and complements the cun'ent
trend of businesses moving from a light industrial based, to service commercial and professional
uses. The proposal is in keeping with the City's Plan for this area to be an ongoing employment
district.
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 13, 2015 

From: Jim Handy, Senior Planner - Development Agreements, Development Services 
Division 

Subject: Development Permit Application No. 000435 for 254 Belleville Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council consider the 
following motion: 

"That Council authorize the issuance of Development Permit Application No. 000435 for 
254 Belleville Street, in accordance with: 

1. Plans date stamped July 13, 2015. 
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, 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. 
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EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application for the property located at 254 Belleville Street. The 
Application proposes to locate a refrigeration unit at the existing Victoria Clipper Ferry Terminal. 

The following points were considered in assessing this Application: 

• The proposed refrigeration unit will be used as food storage for a food truck that was 
approved by Council on April 30, 2015. 

• The building will be located in an area where it is largely screened from public view. 

BACKGROUND 

Description of Proposal 

The proposal is to locate a refrigeration unit at the existing Victoria Clipper Ferry Terminal. The 
proposed refrigeration unit will be used as food storage for a food truck (previously approved) 
that will be located on the premises. 

Specific details include: 

• the refrigeration unit will be a converted steel storage container 
• the building will have floor area of 14.6m2 and would be 2.4m in height 
• the building will be located inside a secure fenced area used for freight storage. 

Sustainability Features 

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

Active Transportation Impacts 

The applicant has not identified any active transportation impacts associated with this 
Application. 

Public Realm Improvements 

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

Existing Site Development and Development Potential 

The site is presently in the existing IHT3 Zone, Inner Harbour Commercial District, which allows 
for a range of uses including docks for ferries and aircraft, accessory facilities for marine related 
transportation (i.e. parking, ticket offices etc.), retail, offices, restaurants and outdoor storage. 

Data Table 

The following data table compares the proposal with the existing IHT3 Zone, Inner Harbour 
Commercial District. There are no variances required to accommodate this proposal. 
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Zoning Criteria Proposal Zone Standard 

Site area (m2) - minimum 11,880 n/a 

Total floor area (m2) - maximum 1,303 5,940 

Height (m) - maximum 

2.4 
(from grade - the highest 

point of the building is below 
the grade of Belleville Street) 

0.8 
(above Belleville 

Street) 

Site coverage % - maximum 11 n/a 

Parking - minimum 35 24 

Bicycle parking stalls (minimum) Nil n/a 

Relevant History 

The proposed refrigeration unit will be used as food storage for a food truck that will be located 
on the premises. The siting of a food truck at this location was approved by Council on April 30, 
2015. 

Community Consultation 

The Application does not propose any variances and, therefore, in accordance with the 
Community Association Land Use Committee (CALUC) Procedures, has not been referred to 
the James Bay Neighbourhood Association Land Use Committee. 

ANALYSIS 

The Official Community Plan, 2012 (OCP) identifies this property within Development Permit 
Area (DPA) 9 (HC): Inner Harbour. The following Design Guidelines are applicable to the 
application site: 

• Downtown Core Area Plan 
• Advisory Design Guidelines for Buildings, Signs and Awnings 
• The Belleville International Terminal Design Guidelines 
• Victoria Harbour Plan 
• Standards and Guidelines for the Conservation of Historic Places in Canada. 

The proposal is consistent with the aforementioned Guidelines on the following basis: 

• The proposed development supports the use of the site as an international 
transportation terminal for ferries. 

• The building will be located in an area where is it largely screened from public view. 

CONCLUSIONS 

The Application is to locate a relatively small building at the existing Victoria Clipper Ferry 
Terminal. The building would be used as a refrigeration unit in conjunction with a food truck. 
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The proposal is consistent with the Official Community Plan and the applicable Design 
Guidelines. 

ALTERNATE MOTION 

That Council decline Development Permit Application No. 000435 for the property located at 
254 Belleville Street. 

Respectfully submitted, 

\ ^  f w „  

Jim Handy, Senior Planner - Alison Meyer, Assistant 
Development Agreements Director, Development 
Development Services Division Services Division 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: 

JH:aw 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000435\DP DVP PLUC REPORT TEMPLATE1.DOC 

List of Attachments 

• Zoning map 
• Aerial map 
• Letter from applicant dated July 13, 2015 
• Plans dated July 13, 2015. 

., Director 
Sustainable Planning and 
Community Development 
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July 7, 2015 

Received 
Mayor Lisa Helps & Council 
City of Victoria 
1 Centennial Square 
Victoria BC V8W 1P6 

City of Victoria 

JUL 1 3 30'lb 

Manning 6 Development Department 
r»i\Hcir»n nwelnnmeiit Services Division 

RE: Development Permit - 254 Belleville St. 

Dear Mayor Helps & Council: 

In the Spring, Council approved a Development Permit for Clipper Navigation to 
allow for: 

• A short-term addition to the terminal to accommodate passengers waiting to 
be processed by US Customs and security clearance (to be added in Fall 2015); 

• A food truck to provide limited food services for patrons waiting for passenger 

Since initial approval by Council, the original concept for the food truck has 
advanced in a way that has afforded an exciting partnership opportunity with the 
Songhees Nation. 

The food truck will be operated by the Songhees First Nation, and the menu will 
include authentic local Aboriginal food. Exterior graphics on the truck have been 
designed by Butch Dick, a respected Songhees artist. 

It has been determined that an on-site refrigeration unit is needed to store 
produce for the truck. The 20' x 8' x 8' unit will be located on the east side of the 
terminal, inside a secure fenced area already used for freight storage, which is well 
screened from public view (see attached plans). The unit is free standing and will 
sit on the paved surface. Its standard metal clad container is similar in colour and 
appearance to the terminal's exterior cladding. 

Attached to this letter is a site plan, as well as elevations illustrating the requested 
Development Permit for the installation of an on-site refrigeration unit. 

Thank you for your consideration in this matter. 

CitySpaces 
Consulting Ltd 

Victoria BC ' 

250.383.0304 Tel 
866.383.0304 Toli-
250.383.7273 Fax 

Sincerely, 

<2 y 

Received 
Crty ol Victoria 

JUL i 3 2015 

Deane Strongitharm 

Attachments 

cc: Merideth Tall, David Gudgel (Clipper Navigation Inc.) 
Svein Haugen (Ministry of Transportation & Infrastructure) 
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MATERIALS 

Q Existing Corrugated Metal Siding 

(jP) Existing Awning 

(^3^) Matching Metal Siding 

(V) Existing Fencing 

20'/6.1m 

145-/44m 

Existing Terminal New 20'x8'x8' refrigeration unit 

C I T Y  ML S P A C E S  
CitySpaces Consulting 
5th Fl - 544 Courtney St. 
Victoria, BC 
250.383.0304 

PROJECT 
Clipper Terminal 
Refrigeration Unit 
Development Permit 

SCALE 
1:120 on 11 "x17" 

DRAWN BY 
EP 

DATE 
09.07.2015 

DESCRIPTION 
East Elevation 

Received 
City of Victoria 

A. 
JUL 1 3 2015 

Wanning & Development Department 
Development Services Division 
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MATERIALS 

(T) Metal Siding 

8' / 2.4m 

East Elevation 

20'/6.1m 

8'/2.4m 

South Elevation 

8' /2.4m 

8' / 2.4m 

North Elevation 

8' /2.4m 

Received 
City of Victoria 

JUL 1 3 2015 

CitySpaces Consulting 
5th Fl - 544 Courtney St. 
Victoria, BC 
250.383.0304 

PROJECT 
Clipper Terminal 
Refrigeration Unit 
Development Permit 

SCALE 
1:50 on 11"x17" DRAWN BY 

EP 
DATE 
09.07.2015 

Wanning It Development Department 
Development Services Division 

DESCRIPTION 
Refrigeration Unit Elevations A 0.3 
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Interior of Refrigeration Unit 

East Side 

North Side 

P A C E S  

CitySpaces Consulting 
5th Fl - 544 Courtney St. 
Victoria, BC 
250.383.0304 

PROJECT 
Clipper Terminal 
Refrigeration Unit 
Development Permit 

SCALE 
N/A 

Received 
City of Victoria 

JUL 1 3 2015 
Planning & Development Department 

Bevslopmett Services Division 

DESCRIPTION 
Refrigeration Unit Images A 0.4 
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DP for Refrigeration Unit

Belleville Terminal
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Site Plan
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Refrigeration Unit Elevations
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Unit Images
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East Elevation of Terminal
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~ VICTORIA

Planning and Land Use Committee Report
For the Meeting of August 27, 2015

To: Planning and Land Use Committee Date: August 13, 2015

From: Jim Handy, Senior Planner - Development Agreements

Subject: Development Variance Permit No. 00153 for 239 Menzies Street

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. 00153 for
239 Menzies Street, in accordance with:

1. Plans date stamped June 19, 2015.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the

following variance:
i. Schedule C Section 16.C.12 - Parking requirement for an additional 20 seats

in the existing restaurant relaxed from 6 parking stalls to 2 parking stalls.
3. The Development Permit lapsing two years from the date of this resolution."

LEGISLATIVE AUTHORITY

In accordance with Section 922 of the Local Government Act, Council may issue a Development
Variance Permit that varies a Zoning Regulation Bylaw provided the Permit does not vary the
use or density of land from that specified in the Zoning Regulation Bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Variance Permit Application for the property located at 239 Menzies. The
business owner's request is to increase the number of seats within the existing restaurant from
10 seats to 30 seats resulting in a parking variance.

The following points were considered in assessing this Application:

• The site is located within James Bay Village and is within close proximity to walking,
cycling and public transit facilities.

Planning and Land Use Committee Report
Development Variance Permit Application No. 00153 for 239 Menzies Street

August 13,2015
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• The proposed four-stall parking variance will have a minimal impact on surrounding
residents and businesses.

BACKGROUND

Description of Proposal

The proposal is to increase the number seats from 10 seats to 30 seats within an existing
restaurant. Based on the parking requirements for restaurants outlined in Schedule C of the
Zoning Regulation Bylaw, one parking stall is required for every five seats provided. Therefore,
an additional four parking stalls are required.

The existing restaurant shares a parking area with other businesses located at this property.
Nineteen stalls are located on the property and a further 12 stalls are located on an adjacent
property and secured by way of any easement. These 31 stalls currently satisfy the Zoning
Regulation Bylaw requirements. As a result of the proposed additional restaurant seating, a
total of 35 parking stalls would be required to serve this commercial property. However, no
additional parking can be provided at this location and, therefore, a four-stall parking variance is
proposed.

It should be noted that, based on the information provided in the applicants letter dated June 19,
2015 (attached), the restaurant has been operating with seating for 26 to 30 customers for
several years.

Sustainability Features

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

Active Transportation Impacts

The applicant has not identified any active transportation impacts associated with this
application.

Public Realm Improvements

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

EXisting Site Development and Development Potential

The site is presently occupied by a number of commercial properties including restaurants, a
yoga studio and financial institutions.

Data Table

The following data table compares the proposal with the existing C1-S Zone, Commercial
Service Station District. An asterisk is used to identify where the proposal is less stringent than
the existing Zone.

Planning and Land Use Committee Report
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Zoning Criteria Proposal Zone Standard

Parking - minimum 19 stalls (provided on-site) 35
12 stalls (provided off-site

and secured by an
easement)

Total no. of stalls = 31*

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on June 22, 2015, the Application was
referred for a 3~-day comment period to the James Bay CALUC. At the time of writing this
report, a letter from the CALUC had not been received.

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

ANALYSIS

Proposed Parking Variance

The applicant has not provided a Parking Study to support the proposed four-stall parking
variance. However, staff have reviewed the proposal and consider that the requested variance
would have minimal additional impact, if any, on the surrounding residents or businesses as:

• The property is located within the James Bay Large Urban Village and, as outlined in the
applicant's supporting letter, many of the lunchtime customers would likely walk to the
restaurant.

• Evening parking demand for the restaurant can likely be accommodated on-site as many
of the other businesses located at this property (i.e. the financial institutions) would be
closed.

• The applicant has noted that the restaurant has been operating with 26 to 30 seats for
several years, so this application would serve to legalize an existing situation.

In light of the above, staff recommend for consideration that Council support the proposed
parking variance.

CONCLUSIONS

The proposed parking variance would have minimal impact on the neighbourhood and,
therefore, staff recommend for consideration that Council support the proposed parking
variance.
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ALTERNATE MOTION

That Council decline Development Variance Application No. 00153 for the property located at
239 Menzies Street.

Respectfully submitted,

~~y ~ ~~t~~sisrnnt
Senior Planner - Development Director, Development
Agreements Services Division
Development Services Division

fl, \
~oQ~an T ey, Director

Sustainable Planning and
Community Development

Report accepted and recommended by the City Manager:
Jason Johnson

JH:aw

S:\TEMPEST _ATTACHMENTS\PROSPERO\PL \DVP\DVP00153\DP DVP PLUC REPORT TEMPLATE 1.DOC

List of Attachments

• Zoning map
• Aerial photo
• Letter from applicant dated June 19, 2015
• Plans dated June 19, 2015.
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18 June 2015

City of Victoria
# 1 Centennial Square
Victoria, British Columbia, V8W lR6

Attention: Mayor and Councillors

Re: 239 Menzies Street, Victoria British Columbia

Dear Mayor Helps and Councillors;

My client is a local small business person who has successfully operated the 26 seat Sushi
Matsuri Restaurant in James Bay for the past 5 years and he has been trying to secure a
food primary liquor license for his customers. When he initially leased the space, he had
thought the space was appropriate to be used for a restaurant until he went to the City to
enquire about a liquor license. To his surprise, the premise was only for a maximum of
10 seats and the space was classified as retail. As my client looked further into how he
could legalize the use and acquire a liquor license for the premises, he needed to
approach his landlord with respect to the use of additional washrooms on the second floor
as well as the availability of parking stalls for his use.

The building recently leased space to a Yoga Studio on the second floor and when they
applied for their building permit, a project data sheet was produced showing the number
of parking stalls available and the number of parking stalls required. In the calculations,
31 parking stalls were required and 31 parking stalls were provided. This included 12
parking stalls off-site which had been secured through an easement. The calculations
however only provided for 2 parking stalls for the restaurant use as the records still show
that it only has 10 seats.

To legalize the 26 to 30 seat restaurant, we would require 6 parking stalls. At this time,
we only have 2 stalls allocated for our use and the rest of the parking stalls have been
allocated for other uses within the building.

#203-1110 Government Street, Victoria, B.C.
tel. 250.360.2888

Planning and Land Use Committee - 27 Aug 2015

Development Variance Permit No. 00153 for 239 Menzies Street... Page 497 of 622



The building cannot produce any more parking stalls on the property that they own and
cannot secure any further parking stalls through easements. The restaurant has been in
operation over the past 5 years and they have never had any parking issues. In the
evening, when the offices and credit union are closed, there is plenty of parking stalls
available to his customers. During the day, the majority of his customers are local
government workers who walk to his restaurant from the legislative precinct. We feel
that this restaurant is established and has been in operation for the past 5 years without
creating any parking problems for the neighbourhood and the variance which we are
applying for would not create any hardship to the other businesses and residents in this
area.

By creating a legal 26 to 30 seat restaurant, my client will also require more than one
washroom for his customers. My client has secured an agreement with the landlord to
allow him access to the second floor washrooms during his hours of operation. He will
be given a key to the main door of the building where his customers can access the
washrooms on the second floor. An elevator is located in the lobby to make these
washrooms handicap accessible. The washrooms located on the second floor exceed the
number of water closets required for the building. The additional capacity will be more
than adequate to meet the requirements of the restaurant use.

The British Columbia Building Code has a section allowing us to classify low occupancy
restaurants under 30 seats as a Group D occupancy. We feel that this restaurant qualifies
under this section of the building code. The client is also willing to place a sign in a
prominent location within his restaurant showing the maximum capacity.

We trust that this application for a minor parking variance is supportable. Should you
have any further questions regarding this application, please contact our office at 250-
360-2888.

Thank you.

Yours truly,

Alan Lowe

cc. Client

2
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Site Plan & Main Floor Plan
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Second floor Plan
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SITE PLAN
SECOND FLOOR PLAN

No. Issued / Revisions Date

drawing title:

project title:

seal:

project north:

1 DEVELOPMENT PERMIT 18 June /15

issue / revisions:

alan lowe architect inc.

t  250.360.2888
Victoria, British Columbia
203 - 1110 Government St.

ADDRESS

Sushi Matsuri Restaurant
239 Menzies Street
Victoria ,BC, V8V 1R9
VICTORIA,BC

W
E

SN

Unit 210

ated Health

Office

3 Seating Configuration

4 Seat

4 Seat

4 Seat

4 Seat

4 Seat

2 Seat

2 Seat

2 Seat

2 Seat

2 Seat

ted Health
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 13, 2015 

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

Subject: Development Variance Permit Application No. 00154 for 1610 Hillside 
Avenue - Variance to the Sign Bylaw 

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 Variance Permit Application 
No. 00154 for 1610 Hillside Avenue, in accordance with: 

1. Plans date stamped July 29, 2015. 
2. The following variances to the Sign Bylaw. 

Vary the size allowance for two of the Canadian Tire signs from 9m2 each to 12.9m2 and 
14.2m2 each. 

LEGISLATIVE AUTHORITY 

In accordance with the Land Use Procedures Bylaw, variances to the Sign Bylaw are processed 
as a Development Variance Permit application. 

EXECUTIVE SUMMARY 

The purpose of this report is to provide Council with information, analysis and recommendations 
regarding a requested variance to the Sign Bylaw for the property located at 1610 Hillside 
Avenue (Hillside Centre). 

Hillside Centre Holdings (the owners) have confirmed that there is no additional sign allowance 
required for the business frontage to accommodate the total amount of signage needed for their 
tenant, the Canadian Tire store. 

The Sign Bylaw restricts the size of each individual fascia sign on this property to a maximum of 
9m2 and an accumulative maximum signage area of 31.5m2. The maximum signage area is 
derived from Canadian Tire's business frontage of 101.6m. The aggregate total display area is 
31.5m2. Sign 1 (Customer Pick Up) is 4.4m2 and does not require a variance. Signs 2 
(Canadian Tire) and 3 (Triangle Logo) measure 14.2m2 and 12.9m2 respectively. Signs 2 and 3 
are in excess of 9m2 and require a variance. Cumulatively, the three signs do not exceed the 
overall allowance 31.5m2. 
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With consideration that there was a similar sign previously located on this property for the 
Target store, it is recommended that Council approve the Sign Development Variance Permit. 

Sign Bylaw Criteria 
Description Proposed Bylaw Standard 

Cumulative Sign Area 31.5 m2 (339.06 sq. ft.) 31.5 m2 (339.06 sq. ft.) Based 
on 101.6m (333'-4") frontage. 

Sign 1 - Customer Pick Up 4.4m2 (47.4 sq. ft.) 9m2 (96.9 sq.ft.) 

Sign 2 - Canadian Tire 14.2 m2 (152.8 sq. ft.) 9m2 (96.9 sq. ft.) 

Sign 3 - Triangle Logo 12.9 m2 (138.9 sq. ft.) 9m2 (96.9 sq. ft.) 

BACKGROUND 

Description of Proposal 

Relevant History 

Bentall Kennedy (Canada) LP, the owner of the mall property, has voluntarily prepared a 
comprehensive signage plan to facilitate allocation of permitted signage for each business 
which has street frontage facing one of the four streets adjacent to the mall. The owner has 
confirmed that several of the businesses are not, or will not, be using the full display area 
permitted, based on their individual store frontage calculations. The owner is allowing the 
Canadian Tire store to use the unused sign allowances from other businesses fronting Hillside 
Avenue; however, because the proposal for one of the signs exceeds the maximum permitted 
display area, the proponent needs to apply for a variance. 

In January of 2014, a variance to the Sign Bylaw was permitted for Target. The information 
regarding this approval is included in the following table. 

Sign Bylaw Criteria 
Description Proposed Bylaw Standard 

Maximum size of each 
individual sign 

23.78m2 (255.97 sq. ft.) 9m2 (96.9 sq. ft.) 

Maximum signage area 
allocated to Target 

39.34m2 (423.47 sq. ft.) 39.34m2 (123.47 sq. ft.) Based 
on 126.9m (416'-4") frontage 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on August 6, 2015, the application was 
referred for a 30-day comment period to the Oaklands CALUC. At the time of writing this report, 
a letter from the CALUC had not been received (August 6, 2015). 

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

Development Permit Area and Design Guidelines 

The variance requested is for the installation of three signs that have a total display surface of 
31.5m2 (339.06 sq. ft.), which as a whole will comply with the allowable percentage of the Sign 
Bylaw and the Canadian Tire Frontage. The area of focus is that of the three signs, two are 
over the allowable maximum sign size of 9 m2 (96.9 sq. ft.). 

In this instance, the variance is supportable for the following reasons: 

• Sign 3 (Triangle Logo) is 1.4 times the permitted size. It is proposed to be located on 
the upper portion of a two-storey section of the mall. 

• The proposed location of the signage is buffered by a 40 meter parking lot which itself 
faces a busy arterial road, thereby lessening the impact of the proposed signage. 

• Sign 2 (Canadian Tire) is 1.58 times the permitted size. It is centralized on the fagade 
and has a clear easy to read font. 

• The cumulative area of signage is not in excess of the overall permitted sign allowance. 

The Official Community Plan (OCP) identifies this property with in DPA 4, Town Centre Hillside. 
The Design Guidelines that apply to the signage are the Advisory Design Guidelines for 
Buildings, Signs and Awnings (1981). The signs respond to these guidelines by minimizing text, 
by providing only the company name and logo. The signs are also integrated into the design 
and do not conflict with the colours of the building. Given the context of a town centre and 
major mall, the size is appropriate. 

CONCLUSIONS 

As Canadian Tire is within the total allowable signage size, based on the amount of frontage as 
stated in the Sign Bylaw, this Development Variance Permit is brought to Council under a 
technicality of the signage not exceeding the 9m2 for each sign. 

ALTERNATE MOTION 

That Council decline Development Variance Permit Application No. 00154 for the property 
located at 1610 Hillside Avenue 

Respectfully submitted, 

Ryan Morhart 
Supervisor - Building Inspections 

Jonathan Tinney, Director 
Sustainable Planning and Community Development 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: 
List of Attachments 

• Aerial photo 
• Plans date stamped July 29, 2015. 

Planning and Land Use Committee Report 
Development Variance Permit Application No. 00154 for 1610 Hillside Avenue 

August 13, 2015 
Page 3 of 3 

Planning and Land Use Committee - 27 Aug 2015

Development Variance Permit Application No. 00154 for 1610 H... Page 519 of 622

janicea
Typewritten Text
August 19, 2015

janicea
Typewritten Text

janicea
Typewritten Text

janicea
Typewritten Text

janicea
Typewritten Text

janicea
Typewritten Text

janicea
Typewritten Text



7K 
1580-1644 Hillside Avenue 

Development Variance Permit #00154 CITY OF 
VICTORIA 

Planning and Land Use Committee - 27 Aug 2015

Development Variance Permit Application No. 00154 for 1610 H... Page 520 of 622



Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 521 of 622



* 

PERMITS & INSPECTIONS 
CITY OF VICTORIA 

MGB 

Canadian Tire 
Signage Variance 

SIGNAGE PLAN 

SK-OI 

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 522 of 622



0 00000 Q0 0Q 0 0 0 0 0 0 M 0 0 0 0 000000 0 0 0 

V EXISTING SOUTHEAST ELEVATION 

illljjjjDJliSlEJl 

© (2) (5) (i) 

mmm 
' HWfflffffl - n J 

EXISTING MATERIAL LEGEND: 

TRESPA•KETtOhr PANELS. CONCEALED FASUNt RS 

STUCCO - TARGET FED 

CLEAR CI ASS 

FROSTED ClASS 

AllJMNUM STOFf FRONT DOOR 

INSULATED METAL rANtl S FRAME 

SLUING GLA710 Ai i iP'tl. IM f )OOR 

METAl S CEDAR CANOFY 

BPJC< VFNFFR - "OOtlMN ROO- A SFA GRAY' 

ILt-JWNA'FD TARGET LOGO. IfJrDIAMTFR 

HI; iPHNATFD FT 'APMAry SIGN 

ARCHITECTURAL CONCREU RASE 

<NOW POOF SI FIXTURE 

FRFF1NISHFD OT' DOOR 

( XIST MG RPIC-

NOISF ATTENUA-mN W»lt 

LEGEND OF CHANGES: 

f~STEFl CANOPY 1C 

SGNAGF AREAS 
SIGN 1 "1A sq m 

S'GN 2 1-1.2 sq. rp 
SIGN -1 12.9 sq m 

315 sq. rr Tola) 

d)E©E0¥1 
JUL 2 9 2015 

PERMITS & INSPECTIONS 
CITY OF VICTOR'A 

Q PROPOSED PARTIAL SOUTHEAST ELEVATION 

MGB 

Canadian Tire 
Signage Variance 

SK-02 

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 523 of 622



E 
E ; 

LO J 

CUSTOMER 
PICK UP 
. .'Online purchases In-store purchases 

tnnnomn TIRE 
ONE (I) SF ILLUMINATED FASCIA (EXTERIOR) 

- 3/l6-THC<WVinT SG ACRYLIC SAC.F WITH 3M 
ViNYL GRAPHICS APPuED TO F'RST SURFACE 
- WHITE US LED ILIUM NATION 
• 120 VOLT CIRCUIT 
- SITE CHECK REQUIRED 

01 ONE (I) SELF-CONTAINED ILLUMINATED LETTERS 

- 3/16" WHTT SG FACE WIT-1 )M VINYL A°-"\IED TO FIRST 
SURFACE 
- WMTE LED ILLUMINATION 
-0.7 AMPS NFR LETTER 
- SRR CHECK REQUIRED 

01 
SUDANI?'NR/VTI 

ONE (I) S F ILLUMINATED LOGO 

- FLEXIBLE VINYL FACE 
- S" DEEP FILLER (PLUS FRAME) 
- WH.TE LED II11 )M NATION 
- 120 VOLT ORCU.T 
- S'TE CHECK REQUIRED 

SIGN SIGN TYPE FRONTAGE ALLOWABLE 
RATIO 

MAXIMUM AREA 
ALLOWED HEIGHT WIDTH AREA 

DISTANCE FROM 
BOTTOM OF SIGN 

TO GRADE 
SGN 1 FASCIA LED 

ILIUM MATED 101599 mm l.l 3150 sq.m 1215 mm 3616 mm 1.1 sq m 25II mm 

SiGN 2 FASCAIED |0,S9o 
UtUMNATED j 1:1 31.50 sq.m 1678 mm 163-11 mm 11.2 sq m S.92B mm 

S GN 3 FASOA LED 
ILLUMINATED 101599 mm 1:1 3150 sq.m <821 mm 5529 mm 12.9 sq m 5060 mm 

NOTES: 
I. AREA REFLECTS TOTAL S'GNAGE AREA NOI BASE DON SGNAGt DMENSIONS 

31 5 sq. m TOTAL 

PERMITS..4 INSPECTIONS 
_CITY OF VICTORIA 

MGB 

Canadian Tire 
Signage Variance 

SIGN ELEVATIONS 

SK-03 

5529 mm 

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 524 of 622



OSOUTHEAST ELEVATION 
FROM HILLSIDE AVENUE 

/Q\ NORTHEAST STREETSCAPE 
\ZJ FROM SIDEWALK 

/T\ WEST STREETSCAPE 
VI/ FROM DONCASTER DRIVE 

PERMITS & INSPECTIONS j 
CITY OF VICTORIA j 

MGB 

Canadian Tire 
Signage Variance 

EXISTING CONDITIONS 

SK-04 

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 525 of 622



Page 526 of 622



CANADIAN TIRE
1610 Hillside Avenue

Signage Development Variance 
Permit Proposal 

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 527 of 622



EXISTING ELEVATION

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 528 of 622



STREETSCAPE ELEVATIONS

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 529 of 622



CONTEXT PLAN

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 530 of 622



SITE PLAN

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 531 of 622



BUILDING ELEVATIONS

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 532 of 622



SIGNAGE ELEVATIONS

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 533 of 622



SAMPLES SIGNS

Planning and Land U
se C

om
m

ittee - 27 A
ug 2015

D
evelopm

ent V
ariance P

erm
it A

pplication N
o. 00154 for 1610 H

...
Page 534 of 622



C I T Y  OF  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 13, 2015 

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

Subject: Development Permit with Variances Application No. 000426 for 951 Johnson 
Street 

RECOMMENDATION 

Staff recommend that Committee forward this report to Council and that Council refer the 
Application to the Advisory Design Panel, with a request that the Panel pay particular attention 
to the following: 

• The appropriateness of the height of the street walls, with particular emphasis on the 
transition to the adjacent building to the west of Johnson Street. 

• The height of the podium corner at the intersection of Johnson Street and Vancouver 
Street, with opportunities to increase the building mass in this location. 

• Potential CPTED concerns associated with the primary residential entrance on Johnson 
Street. 

• The appropriateness of the building separation distances between the proposed building 
and the adjacent four-storey residential building to the west. 

Following this referral, 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 No. 000426 
with Variances for 951 Johnson Street, in accordance with: 

1. Plans date stamped August 4, 2015. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
a. Section 3.67.5(2) - increase the building height from 30m to 50m; 
b. Section 3.67.5(2) - increase the number of storeys from 10 storeys to 17 

storeys; 
3. The submission of revised plans that address comments from the Advisory Design 

Panel to the satisfaction of City staff. 
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4. Council authorizing anchor-pinning into the City Right-of-Way, provided that the 
applicant enters into an Encroachment Agreement in a form satisfactory to the City 
staff. 

5. Final plans to be generally in accordance with the plans identified above to the 
satisfaction of City staff. 

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

LEGISLATIVE AUTHORITY 

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

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

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application for the property located at 951 Johnson Street. The 
proposal is to construct a mixed-use building comprising of two towers, one at 15 storeys and 
one at 17 storeys, with ground-floor retail fronting Vancouver Street and Johnson Street with 
residential above. The variances are related to an increase in the building height and number of 
storeys. 

The following points were considered in assessing this Application: 

• The proposed building is subject to regulation under Development Permit Area 3 (HC) 
and is generally consistent with the applicable Design Guidelines in the Official 
Community Plan (OCP) and the Downtown Core Area Plan (DCAP). 

• Although the proposal is largely consistent with the relevant design guidelines, it would 
benefit from a review by the Advisory Design Panel with specific reference to the height 
of the street walls on Johnson Street and Vancouver Street, the height and massing of 
the podium corner, the primary residential entrance on Johnson Street, and the building 
separation distances on the west elevation as it relates to the adjacent building. 

• The proposed increase in building height and number of storeys is considered to be 
appropriate as the theoretical density under the R-48 Zone (Harris Green District) is not 
being exceeded and the proposal is consistent with the height limits of the DCAP. In 
addition, the location of the proposed towers would be offset from other recently 
approved developments within the same neighbourhood block. 

BACKGROUND 

Description of Proposal 

The proposal is to construct a mixed-use building comprised of two towers, one at 15 storeys 
and one at 17 storeys, with ground-floor retail fronting Vancouver Street and Johnson Street 
with residential above. The building has a floor space ratio (FSR) of 6.05:1, although the 
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current zone does not prescribe a maximum density. Specific details include: 

• a total of 807m2 for two commercial-retail units on the ground floor 
• three residential units at grade, located behind the commercial retail unit on Johnson 

Street 
• 209 residential units above the commercial retail units 
• four levels of underground parking accessed off Vancouver Street 
• a total of 214 bike storage lockers (210 residential and 4 commercial) comprised of: 

- 169 bicycle storage lockers located at Level 1 of the underground parkade 
- 7 bicycle storage lockers located at Level 2 of the underground parkade 
- 38 stalls for commuter bikes located on the ground floor, with provision of a work 

bench for bike maintenance 
• a total of 12 publicly accessible bike racks located at the residential entrance on 

Johnson Street 
• a total of 18 storage lockers located in the underground parkade 
• streetscape improvements to the frontages adjacent to the property on Johnson Street 

and Vancouver Street consistent with the Harris Green standards and the proposed new 
separated cycling facilities 

• replacement of the five street trees on Johnson Street and two street trees on 
Vancouver Street to meet City standards 

• an interior courtyard consisting of hard and soft landscaping and raised yoga deck, as 
noted on the landscape plan 

• exterior building materials consisting of: 
- a mixture of brick cladding, metal facia and wood soffits for the podium level 
- aluminium windows with white and grey metal spandrel panels, accent colour panels 

in dark blue and fritted spandrel panels 
- glass guardrails 
- custom designed security gate for the main residential entrance on Johnson Street. 

The proposed variances are related to: 

• an increase in the building height from 30m to 50m 
• an increase in the number of storeys from 10 to 17. 

Sustainability Features 

As indicated in the applicant's letter dated June 23, 2015, the following sustainability features 
are associated with this Application: 

• building constructed using LEED standards as a guideline (certification will not be 
achieved) 

• high-quality finishes for long-term durability and building lifecycle 
• meeting or exceeding the EngerGuide80 rating or equivalent 
• low flow plumbing fixtures 

Active Transportation Impacts 

The Application supports active transportation by the inclusion of bicycle storage facilities in the 
parkade and a bicycle commuter room with work bench at grade. 
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Public Realm Improvements 

The Vancouver Street corridor has been identified as an All Ages and Ability (AAA) bike route 
which will require physically separated cycling facilities. Council has approved AAA projects on 
these corridors as a priority project to be completed within the next few years. Development of 
detailed concept plans is underway. Detailed drawings for Building Permit submission will need 
to reflect this future alignment and new facility. The applicant is financially responsible for 
frontage works adjacent the property and has indicated their commitment to working with the 
City to achieve these upgrades. The attached plans demonstrate sidewalk upgrades along 
Johnson and Vancouver Streets consistent with the Harris Green Standards. 

Existing Site Development and Development Potential 

The site is presently occupied by a surface parking lot currently used for the McCall Funeral 
Directors at 1400 Vancouver Street. There are no legal agreements requiring parking to be 
maintained on the subject property for the use of 1400 Vancouver Street, although it is subject 
to the parking regulations under Schedule C of the Zoning Regulation Bylaw. Any 
redevelopment of the subject property would result in 1400 Vancouver Street being non-
compliant with parking provisions. The lease is due to expire in September 2016 and it is 
anticipated that the current tenant at 1400 Vancouver Street will vacate the building prior to the 
commencement of development on the subject property, should it be approved. 

Under the current R-48 Zone (Harris Green District), the property could be developed at a 
height of 10 storeys to accommodate a range of uses, including but not limited to retail, office, 
restaurant, theatres or daycares. The current zone does not prescribe a maximum density. 

Data Table 

The following data table compares the proposal with the existing R-48 Zone. An asterisk is 
used to identify where the proposal is less stringent than the existing zone. 

Zoning Criteria Proposal Zone Standard 
R-48 

Site area (m2) - minimum 2761.00 n/a 

Total floor area (m2) - maximum 16,700.00 n/a 

Height (m) - maximum 50* 30 

Storeys - maximum 17* 10 

Setbacks (m) - minimum 
Front (Vancouver Street) 
Rear (west) 
Side (north - Johnson Street) 
Side (south) 

0.50 
3.00 
0.00 
0.00 

0.50 
n/a 
n/a 
n/a 

Parking - minimum 202 n/a 

Bicycle storage (Class 1) - minimum 214 213 

Bicycle rack (Class 2) - minimum 12 9 
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Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on June 24, 2015, the Application was 
referred for a 30-day comment period to the Downtown Residents Association CALUC. A letter 
dated July 25, 2015, is attached to this report. 

A Development Permit Application does not require a meeting with the CALUC. However, the 
applicant exceeded consultation requirements and volunteered to arrange a CALUC meeting, 
which was held on March 18, 2015. The comments from the meeting are attached to this report 
in a letter from the CALUC dated July 25, 2015. 

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 2012 (OCP) Urban Place Designation for the subject property is 
Core Residential, which supports multi-unit residential, commercial and mixed-use buildings 
from three storeys up to approximately 20 storeys. The OCP also identifies this property in 
Development Permit Area 3 (HC) Core Mixed-Use Residential. The objectives of this DPA are 
to transform the form and character of the area through mid-to-high-rise residential mixed use 
and commercial buildings, with the greatest heights along Yates Street. Ensuring high quality 
architecture, landscape and urban design is also an important objective of this DPA. The 
proposed development at 951 Johnson Street is consistent with DPA 3 (HC) objectives for 
redevelopment and overall high-quality design. 

Downtown Core Area Plan 

With respect to local area plans, the Downtown Core Area Plan, 2011 (DCAP) applies to the 
subject site. Within the DCAP, the Residential Mixed District (RMD) includes the 900-block of 
Johnson Street, noted as a transitional zone from high-to-medium density, in the "Cross Town 
Concept" and where height transitions from high-rise to mid-rise buildings in the "Urban 
Amphitheatre Concept" with the concentration of tall buildings along Yates Street, east of 
Douglas Street. Although Yates Street is identified as the preferred location for taller buildings, 
the maximum height identified for Johnson Street is 50m, which is consistent with the maximum 
height for Yates Street within this neighbourhood block. 

Multi-unit residential development is encouraged in the RMD with higher density focussed along 
Yates Street. The RMD encourages multi-residential development appropriate to the context, 
respecting the allowable building heights in the neighbourhood. Active commercial street-level 
uses are encouraged to help increase pedestrian activity. The current proposal is generally 
consistent with these objectives as it contributes new street-level commercial space in the RMD, 
which is further supported by residential uses above. Although a height variance is proposed 
from the current zone, the proposed 50m maximum building height is consistent with the 
building height limits within the guidelines. 

The DCAP provides both broad urban design objectives for the Downtown Core and more 
detailed design guidelines for specific districts. The DCAP also includes policies related to the 

Planning and Land Use Committee Report 
Development Permit with Variances Application No. 000426 for 951 Johnson Street 

August 13, 2015 
Page 5 of 9 

Planning and Land Use Committee - 27 Aug 2015

Development Permit with Variances Application No. 000426 for... Page 539 of 622



design of buildings. Overall, the proposal is consistent with these policies, however, some 
inconsistencies with the design policies are discussed below. 

Building Setbacks and Street Walls 

DCAP contains policies for street wall heights and setbacks that are appropriate for the context 
of each street. The intent of these guidelines is to: 

• minimize the effects of shading and wind 
• maintain views to the open sky 
• avoid the visual presence of bulky upper building mass. 

Vancouver Street fits the category "wide street" in the DCAP, where the front setback should be 
less than 3m in order to create a sense of animation. The proposed site plan for the residential 
mixed-use development is consistent with this guideline, although minor deviations exist for 
other aspects of the building design. 

The primary street wall on Vancouver Street ranges from 7.35m to 10.5m in height, which is 
slightly shorter than the recommended 15m to 20m range. The applicant has indicated in the 
supporting letter that the intention of this design response is to respond to the geometries and 
heights of adjacent buildings. In addition, the secondary street wail for the building is 43.5m, 
which is 15m taller than recommended in the guidelines. The design response to mitigating the 
taller secondary street wall is providing articulation at the roof of the building with 
complementary white metal panels within a cantilevered roof at Level 15 and Level 17 of the 
towers. 

Similar deviations from the guidelines exist for the frontage along Johnson Street. There are 
modulations in the height of the primary street wall but, at its shortest location on the corner of 
the building (at the Johnson Street and Vancouver Street intersection), the street wall is only 
8.1m high which is approximately 2m shorter than the recommended range of 10 to 15m. Given 
the prominent location of the building on a corner site, staff have expressed concern with the 
height of the glass podium on the corner of the building and note that a taller podium would help 
to balance out the overall mass of the 17-storey tower. In addition, the street wall to the west of 
Johnson Street is proposed at five storeys (16.3m). The applicant responded to staff comments 
by reducing the street wall by one storey, which helps to provide a more sensitive transition from 
the adjacent building. 

For the reasons noted above, staff suggest the Application would benefit from a review by the 
Advisory Design Panel (ADP) on street walls, building separation and articulation of the upper 
storeys through exterior finishes and materials. 

Building Separation 

DCAP prescribes building separation guidelines based on the principle of increasing building 
separation in relation to increased building height. The intent of this is to enhance privacy and 
open up views in between buildings. The proposal is consistent with the tall building guidelines 
by offsetting the proposed two towers from the recently approved 18-storey building at 960-962 
Yates Street, directly to the rear of the subject property. In addition, the proposal is generally 
consistent with the residential building separation guidelines, which provide minimum distances 
from property lines and between tall buildings located on the same parcel. The only aspect 
where the Application does not comply with the guidelines is on the west elevation, where five 
balconies from Levels 11 to 15 have a setback of 4.75m, instead of the recommended 5.5m 
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from the side property line (a projection of 0.75m). As these balconies are on the upper floors, 
the direct privacy impact on the adjacent building is considered to be minimal. In addition, at the 
request of staff, the applicant has revised the design to enhance the landscaping along this 
property line with the provision of a yew hedge which will enhance privacy for the residents on 
the lowers floors of the adjacent building. Staff recommend that the ADP review this aspect of 
the design for any further refinement opportunities. 

Additional clearances for windows are encouraged where feasible to enhance liveability for 
residential uses. The proposal is consistent with the guidelines for minimum separation 
distances between the two towers on the subject property. This distance ranges from 10m (at 
Level 10) to 14m (Levels 11 to 15) between balconies, which is in excess of the minimum 
requirements in the guidelines. 

Building Design 

Overall, the proposed form and massing is organized to demarcate the building base, body and 
top. Commercial units provide multiple entrances off the street with canopies giving weather 
protection for pedestrians. Staff have raised concerns regarding the recessed residential 
entrance on Johnson Street which could become a Crime Prevention Through Environmental 
Design (CPTED) challenge. The applicant has responded to this by stating that the area will be 
well lit and finished with high-quality materials, although no lighting strategy has been provided 
at this date. Staff recommend that the Application be forwarded to the Advisory Design Panel 
for consideration of this issue. 

Building and Street Interface 

In the DCAP Appendix 5 "Building and Street Interface Guidelines", this block of Johnson Street 
is identified as an "Avenue". In these locations, public realm improvements should be designed 
to relate to adjacent residential uses and the street's transportation function through the 
provision of comfortable, safe and animated pedestrian environments. The proposal includes 
commercial uses at grade and this would contribute to street animation through multiple 
entrances, extensive glazing and awnings for weather protection for pedestrians. Also, seven 
replacement street trees are proposed along with sidewalk improvements consistent with the 
Harris Green standards for both the Johnson Street and Vancouver Street frontages. 

Advisory Design Guidelines for Buildings Signs and Awnings (1981) 

These Guidelines state that an acceptable application will include consideration of an attractive 
streetscape and that the architecture and landscaping of the immediate area be identified and 
acknowledged. In evaluating a design, particular emphasis will be placed on the solution to 
these general aspects: comprehensive design approach, relevancy of expression, context, 
pedestrian access, massing, scale, roofline, detailing, street relationship, vistas, landscaping 
plan, colours and textures. The Application is consistent with these Guidelines. 

Guidelines for Fences, Gates and Shutters (2010) 

The objective of these Guidelines is to ensure that where fences, gates and shutters are 
required, they are designed well and complement their surroundings. The Application is 
consistent with these Guidelines and proposes to introduce high-quality custom security fencing, 
details of which are included in the Application package. 
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Proposed Variances 

Three variances to the Zoning Regulation Bylaw are being proposed as part of this Application. 

Height and Number of Storeys 

An increase in the height from 30m to 50m and an increase in the number of storeys from 10 to 
17 is being requested. The R-48 Zone does not prescribe a maximum density through a FSR 
calculation. In the case of a height variance in this Zone, standard practice is to determine the 
"theoretical" FSR based on the height and setback regulations as they relate to the subject 
property. This determines the building envelope that can be achieved. The theoretical density 
for the subject property is 7.4:1 FSR and the proposal is for a building within this limit at 6.05:1 
FSR. 

As the building complies with the recommended height guidelines in the DCAP and appropriate 
measures have been taken to offset the towers from adjacent buildings, staff recommend for 
Council's consideration that the height variance is supported. 

CONCLUSIONS 

The proposed high-rise mixed-use development at 951 Johnson Street would support the 
planning objectives for the Downtown found in the OCP and the DCAP. The proposal is 
generally consistent with the design guidelines contained within the DCAP and includes high-
quality building materials and landscape finishes. The proposed height and number of storeys 
variance is recommended for consideration given the consistency with guidelines and the 
design measures taken to integrate the buildings into the surrounding context. The front yard 
setback variance is recommended for consideration due to the relatively minor nature of the 
variance and the provision for additional measures to help animate the street frontage (outdoor 
patio). However, the Application would benefit from a review by the ADP in relation to the street 
walls and podium height at the corner of the building, potential CPTED concerns for the 
residential entrance and opportunities to refine the design on the west elevation as they relate to 
the building separation guidelines. 

ALTERNATE MOTION 

That Council decline DP Application No. 000426 for the property located at 951 Johnson Street. 

Respectfully submitted, 

Charlotte Wain Alison Meyer, Assistan 
Senior Planner - Urban Design Director, Development 
Development Services Division Services Division 

Jonathan Tinney, Director 
Sustainable Planning and 
Community Development 

Report accepted and recommended by the City Manager: 

Date: 

Planning and Land Use Committee Report 
Development Permit with Variances Application No. 000426 for 951 Johnson Street 

August 13, 2015 
Page 8 of 9 

Planning and Land Use Committee - 27 Aug 2015

Development Permit with Variances Application No. 000426 for... Page 542 of 622



List of Attachments 

• Zoning map 
• Aerial photo 
• Letter from applicant, dated July 30, 2015 
• Letter from Downtown Residents Association, dated July 25, 2015 
• Plans for Development Permit Application with Variances No. 000426 dated 4 August 

2015. 
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City of Victoria 
1 Centennial Square 
Victoria, BC V8W 1P6 

Received 
City of Vittoits 

AUG 0 5 2015 
Planning 6 Development Department 

Development Services Division July 30th, 2015 

Attention: Mayor Helps and Councillors . 

Re: 951 Johnson Street 

Dear Mr. Mayor and Councillors, 

We are excited about the opportunity to continue to contribute to the growth of Victoria's 
Downtown Core, and are pleased to present this development at the corner of Johnson 
Street and Vancouver Street. As with every development site, we see both opportunities 
and challenges on this site, and are proudly offering a unique development, which will 
enhance Victoria's Downtown Core. 

The redevelopment of the McCalPs Funeral Home parking lot is a significant opportunity 
to help establish a vibrant community in Harris Green neighbourhood. Although the 
property has provided an important service for the past forty years as a parking lot for the 
funeral home service, the site has remained undeveloped for many decades. The 
neighbourhood has seen significant change over the past few years, and we've looked 
closely at how to contribute in a positive way to this growth. 

The property is approximately 28,800 square feet, and zoned R-48, which has simple 
setback and height guidelines without limiting floor space ratio. Also, R-48 is the only 
zone that is specifically mentioned in the Downtown Core Area Plan where the allowable 
density will be unaffected. Since this zone is not based on floor space ratio, the only way 
to calculate the allowable density under this zoning is to determine and understand the 
maximum building envelope based on the setbacks and height. We established the 
allowable density with a massing model. This totaled over 212,000 square feet of 
buildable with a 7.4 FSR. (See attached.) However, after looking closely at both existing 
buildings and proposed developments in the area, it was more fitting that we applied the 
Downtown Core Area Plan design and height guidelines. We started manipulating the 
density and form of the building and established a new square footage number that was 
less than the ten-story scheme. This totaled over 195,000 square of building with an FSR 
of 6.78. (See attached.) Under this scheme, however, we seek a height variance that is 
within the allowable height guidelines of the Downtown Core Area Plan. This is also 
beneficial, as it helps maximizes separation distances, and is much more complimentary 
to the neighbourhood than what is permitted under the R-48 zone. This massing model 
became our new base which we then continued to sculpt and design the building to its 
current proposed gross floor area of 179,437 square feet, which reflects 85% of the 
density attainable under the current zoning and an FSR of just over 6. 
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Massing & Composition 
The adjacent properties are a mixture of low-rise commercial as well as mid to high-rise 
residential. Particular care was taken to fit this development into the neighbouring 
context. In particular, it was important to maintain views from the recently approved 18-
storey tower on the adjacent site fronting Yates street. The mass is primarily arranged in 
two towers, 15 and 17-storeys, located to permit views through the site from the adjacent 
tower. The towers have been sculpted and angled to maximize views through the site and 
from within the suites. 

A key element of the DCAP design guidelines is the incorporation of a continuous street 
wall. This is a departure from how Harris Green traditionally developed with towers 
suiTOunded by green space. The lower floors have been carefully articulated and 
composed to respond to geometries and heights of adjacent buildings, which sets-up the 
two required street walls. The overall composition steps up from the corner, which will 
be a clean and bold glass volume for high retail exposure and a feature metal canopy. 
Along Johnson, the mass steps to 4 and 6 stories, and down to 5 stories adjacent to the 
neighbouring residential. 

Considerable articulation is proposed within the building facade. The palate of building 
materials includes masonry at the base with both white, gray and midnight blue metal 
panels incorporated into the glazing system. A feature element is the incorporation of 
glass frit within the towers and some balcony dividers. Balconies have been playfully 
arranged along some of the facades. A playful approach to the overall composition gives 
a sense of vibrancy and vitality to the development and neighbourhood. 

Building Details 

The proposed development is approximately 180,000 square feet, which is 85% of the 
maximum allowable density and will consist of 209 strata titled units including 3 home 
occupation units on the ground floor and approximately 8700 square feet of commercial 
space. The building will have 219 parking stalls. Storage lockers will be provided for 
every unit and bike parking for every unit will also be provided. 

The entry lobbies of the two residential towers are located off a shared south-facing 
courtyard. This entry is marked with feature entry gate, warmly lit wood soffit, and 
illuminated signage on a prominent brick pier. The gated entrance will be well lit in the 
evening and glazing will help activate the commercial units during the day. The shared 
courtyard is a major amenity to the residents and an opportunity for community building. 
Locating the elevator lobbies off this shared courtyard provides immediate access to all 
residents and promotes social interaction, a key element to developing 'happy' and 
livable cities. The two angled street wall components on Johnson gesture towards the 
main entrance, which is reinforced by paving patterns in the sidewalk along Johnson 
Street. 
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The commercial space will have 15-foot ceilings with storefronts activating both Johnson 
and Vancouver. The main commercial space will be prominent on the corner of Johnson 
and Vancouver and will feature double height glass and give any tenant an opportunity to 
have major exposure on a major corner. The second space will be featured under the 
West tower and will have a large outdoor amenity space. The exterior facade of the 
ground floor will have a robust masonry and glass finish. 

Green Features 
The Canada Green Building Council LEED rating system will guide the development of 
sustainable features within the building. To date, the design team has focused on 
incorporating features which provide long life cycle benefits for durability and efficiency, 
including a high performance envelope, finishes with 50+ year durability. We will be 
meeting or exceeding the EnerGuide 80 rating, or equivalent. In addition to all washers, 
dryers and dishwashers being EnerGuide rated, we will also incorporate low flow toilets 
and showerheads. We believe most residents will be able to walk to work or amenities 
due to the central downtown location. The building site is close to several bus routes and 
has been designed to encourage the use of bicycles. To promote cycling we have made it 
easy for bikers with the prevision of a separate bike ramp directly off the street into the 
secure underground bike garage. A number of bike stalls will be provided in a secure 
enclosure at grade along with a bike repair workshop. 

CEPTED 
There are several locations where the development is accessible to the community during 
the day. The commercial base will enliven the sidewalk and encourage interaction within 
the community. Placement of the residential lobbies off the courtyard will provide 'eyes 
on the street' and a sense of ownership of this area, which reduces risk of crime. 
Elimination of blind spots and careful placement of lighting also helps in reducing 
unwanted activity. -

Community Dialogue & Livability Design 
A neighbourhood meeting was held in March of 2015. The overall reception of the 
development was positive and the residents, including the downtown residents 
association were in general support. Most residents felt the tall, narrow and well-
articulated towers were a favourable solution, which kept buildings, separated and 
retained existing views. 

The 'building separation' guidelines in the Downtown Core Area Plan was a starting 
point to establish separation distances between the two new towers as well as between 
existing buildings. The design goes above and beyond the minimum separation 
requirements in an effort to retain existing views as well as maximize views of the new 
units in this project. The distance between the two towers is 150% wider than the 
separation guidelines. In addition, the living areas are oriented away from the adjacent 
tower, with only bedrooms located facing each other. The two towers are positioned to 
permit views between from the proposed adjacent development at 960 Yates. This 
separation is further enhanced by flaring the walls toward the south for an even greater 
opening. 
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The building is setback 6.75m and 8.3m at the south property, which is greater than the 
3m and 6m minimum, and steps back to 21m where the buildings are directly opposite 
each other. 

Similarly, along the West properly line we are setback 4.6m from the adjacent four-storey 
building [ 160% improvement over the 3.0m min|. Also, along this side of the building 
for the first 4 floors, most suites are oriented North or South, away from the adjacent 
building to the west. Bedroom windows from buildings may face each other but living 
areas do not. Additional landscape has also been introduced on the West property line to 
improve privacy. 

The existing 'Manhattan' building at 930 Yates was also considered in the development 
of the form and massing. At our two closest points of buildings, we are separated by 
more than 21 meters. 

Summary 
Much dialogue with the neighbours and city staff is reflected in the design of this 
proposed development. Our design response ensures that views of neighbouring 
buildings are affected as little as possible, which is achieved by reducing overall mass 
and density but increasing height and setbacks. We believe the design closely reflects 
the Downtown Core Area Plan and is a positive step for the future development of the 
Harris Green neighbourhood. 

Sincerely, 

Daniel cx>x 
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JnCTORIA 
DOWNTOWN 
RESIDENTS 

Wanning & Development Department 
Development Services Division 

JUL 2 7 2015 

Received 
City of Victoria 

1715 Government Street 
Victoria, BC 
V8W 1Z4 
250.386.5503 

Mayor and Council . 
City of Victoria 
No.1 Centennial Square 
Victoria, BC 
V8W 1P6 

July 25, 2015 

Re: CALUC Meeting-951 Johnson Street 

Dear Mayor Helps and Council, 

The DRA LUC has reviewed the drawings and hosted a CALUC meeting on March 18th, 2015 for 
the above-mentioned application. The applicant proposed the meeting, as it was not a 
requirement of the CALUC process. The applicant should be commended for undertaking this 
higher level of public consultation. Twenty-nine people registered their attendance at the door. 

Based on the information presented by the applicant, the purpose of the rezoning is to create two 
residential towers over a single four-storey podium, with ground floor commercial space fronting 
Johnson and Vancouver Streets. There will be 205 condominiums with the parking entry off 
Vancouver Street. The two buildings would share an underground parking structure. Units would 
range in size from <500 sq ft up to 1800 sq ft with the standard sizes of 600-800 sq ft. 

The applicant outlined how they had responded to early DRA LUC concerns regarding the 
viability of marginal, interior ground floor commercial spaces and had adapted the design to 
convert those spaces to work/live units. 

Comments and concerns raised at the CALUC meeting by the public are as follows; 

• A range of comments were heard regarding the street wall configuration for the podium 
levels and the setbacks for the building at the sidewalk. There were both concerns and 
complements from various attendees as to the City policy of no setback from the street. 

• Concerns were voiced regarding shadowing. The applicant provided shadow studies 
indicating the impacted areas to the north. It was pointed out that the applicant also 
owned much of the impacted property to the north. 

• Attendees suggested that visitor parking would be beneficial but would need to be 
controlled and monitored. 
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• Attendees also expressed concerns that not enough parking was proposed. Other 
attendees pointed out that many downtown residents don't have cars. 

• Concerns were voiced regarding that the eventual use proposed for the ground floor 
commercial space be compatible with the residential use above. For example, no late 
night pubs or restaurants. 

• Several attendees commented that the proposed cladding materials were of a high 
quality and the articulation of the buildings provided visual interest 

No attendees of the CALUC meeting voiced opposition to the proposal. 

The DRA generally supports this proposal as it appears to be of very high quality, conforms to the 
OOP and will bring vitality to the Harris Green precinct. 

Sincerely, 

Ian Sutherland 
Chair Land Use Committee 
Downtown Residents Association 

cc Planning and Development Department 
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CITY OF 
VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of August 27, 2015 

To: Planning and Land Use Committee Date: August 11, 2015 

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

Subject: Victoria Housing Fund Application for 3211-3223 Quadra Street (District of Saanich) 

RECOMMENDATIONS 
That Council approve a grant from the Victoria Housing Fund in the amount of $112,000 to the 
Victoria Cool Aid Society to assist in the development of 45 units of affordable rental housing 
within the project to be constructed at 3211-3223 Quadra Street, on the following conditions: 

1. The grant will be eligible for payment to the Victoria Cool Aid Society upon approval of the 
grant by Council. 

2. The grant is to be repaid by the Victoria Cool Aid Society if the project does not proceed. 
3. The Victoria Cool Aid Society will ensure that the City of Victoria receives public 

recognition for its role as a financial contributor to this housing project by identifying the 
City of Victoria as a contributor on publications and documents related to the project and 
at public events related to the development, completion and operation of the project. 

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

5. The Victoria Cool Aid Society enter into a Housing Agreement securing the housing units 
as rental in perpetuity at rental levels consistent with the Victoria Housing Reserve Fund 
Guidelines and other conditions of the grant in a form satisfactory to City staff. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Victoria Housing Fund grant application for a supportive housing project located at 3211 -
3223 Quadra Street (District of Saanich). 

The Victoria Housing Fund Guidelines permit consideration of grant applications for up to $10,000 
per residential unit for eligible projects. The current balance within the reserve fund is $2.3 
million, which includes $1.3 million in funding for previously approved projects. This decision will 
have no impact on the 2015 budget. 

An application from the Victoria Cool Aid Society has been received for the development of 
Cottage Grove, a project of 45 units of supportive housing for people over the age of 55 years 
who are homeless. The Application is for a project outside the City of Victoria's municipal 
boundary. The Victoria Housing Reserve Fund Guidelines state that any projects proposed for 
properties outside of the City of Victoria must be specifically directed to youth and the chronically 
homeless. 
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Cottage Grove supportive housing units will target the population within the lowest income quintile 
for the City (less than $16,000 per year). Tenants will be those who rely on income assistance, 
disability pension or government old age benefits for their income. Rent for tenants will be set at 
the income assistance rate or $375 per month and the Victoria Cool Aid Society hopes to also 
provide a meal daily for an additional $125/month. For most of the tenants this will take up almost 
all of their monthly income. 

The District of Saanich has provided a grant of $112,000 for this project. The applicant for 
Cottage Grove has asked the City of Victoria to consider matching the grant amount provided by 
the District of Saanich. Based on the rent levels proposed and the target client population, a 
recommendation to approve a grant of $112,000 is being presented for Council consideration. 
Should Council approve this request, the new balance of the fund available to support new 
projects will be approximately $910,000. 

BACKGROUND 

On May 28, 2015, the City of Victoria received an application from the Victoria Cool Aid Society, a 
registered non-profit society in Victoria, requesting a Victoria Housing Fund grant to assist with 
the capital costs of constructing 45 units of supportive housing units in five storeys of residential 
within a seven-storey mixed-use building at 3211-3223 Quadra Street (District of Saanich). The 
project will be built to serve the needs of seniors aged 55 and older who are homeless, or have a 
history of being chronically homeless, and/or are at risk of homelessness, many of whom are 
managing severe issues related to mental health, addiction and the effects of aging, and most of 
whom are currently living in the City of Victoria. 

The project is located in the District of Saanich. A Development Permit for the project was 
submitted on November 1, 2013, and approved by Saanich City Council on April 27, 2014. 

ISSUES & ANALYSIS 

In response to the application, City staff completed a Project Eligibility Evaluation and determined 
that this application meets the eligibility criteria contained in the Victoria Housing Fund Guidelines 
(attached). Details with respect to rental affordability and the applicant's ability to leverage other 
funding and use the grant funds as per the City's eligibility criteria are provided below. 

Affordability Requirements 

The 45-unit project will include a mix of studio and one-bedroom units (see Table 1 below). Rents 
are set to achieve affordability targets well below the City of Victoria's affordable housing rent 
limits set out in the Victoria Housing Fund Guidelines. Preliminary estimates for construction 
expenses are $7.4 million. 

Table 1 - Proposed Rent and Income Targets 

Unit Type 
Number 
of Units Affordability Levels 

Estimated 
Rents 

Target Income 

Low Income Units 
Studio 42 Social Assistance Shelter Rate $375 Below $15,000 
One bedroom 3 Social Assistance Shelter Rate $375 Below $15,000 

Total 45 
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Leveraging Additional Funding 

In addition to this funding request, the applicant has requested additional funding and 
contributions to support the affordability of the project. Grants for the project have been approved 
by BC Housing, the Capital Region Housing Trust Fund, the District of Saanich and Canada 
Mortgage and Housing Corporation (CMHC). In addition, the Victoria Cool Aid Society has 
secured donations totalling $1,045,000 for the project. The total amount of additional funding is 
summarized in Table 2. 

Table 2 - Additional Resource Contributions 

Source Amount Status 
BC Housing Grant $5,481,516 Approved 
CRD Housing Trust Fund $675,000 Pending 
District of Saanich $112,000 Approved 
CMHC PDF Grant/Loan $10,000 Approved 

Total Public Sources $6,278,516 
Private Donations (Cool Aid) $1,045,000 Confirmed 

TOTAL FUNDING $7,323,516 

The estimated capital budget for the project is $7,435,516. As Table 2 indicates, Cool Aid Society 
has raised $7,323,516 in funding for the project and requires an additional $112,000 in grants to 
ensure the project if fully funded. If successful, the project will leverage the equivalent of $62.4 of 
other investment for every $1 of investment from the Victoria Housing Fund. 

Use of Funds 

The applicant has made a commitment to enter into an agreement with the City securing the 
conditions of the grant, which includes repaying the grant should the project not proceed as 
presented by the applicant. The applicant has agreed to enter into a Housing Agreement with the 
City that secures this building as rental housing in perpetuity at rent levels that align with the City 
of Victoria Housing Fund Guidelines. The applicant is required to provide annual reports to the 
City outlining how the project is achieving the affordability targets outlined in the Housing 
Agreement. 

Capacity of Victoria Housing Reserve Fund 

Table 3 provides information on the current status of the Victoria Housing Reserve Fund. 
Currently the fund has $1,022,328 available to fund new projects. With respect to previously 
approved grants, construction is expected to commence in the next few weeks on the Pacifica 
Housing Advisory Association project on Wilson Street. Dockside Green has recently submitted a 
rezoning application and development permit application that include the development of 49 units 
of affordable rental housing. Dockside Green staff have indicated that they will not require a grant 
from the City's Housing Reserve Fund for this project. 

Two other applications to the Victoria Housing Reserve Fund have been received since receipt of 
the application from the Cool Aid Society. An application from a private developer has been 
received for 35 units of supportive housing on Comerford Street in Esquimalt. The application for 
this project is incomplete and the applicant has been asked to provide the information necessary 
to support a complete evaluation of the project. As well, section 25 of the Community Charter 
prohibits municipalities from providing grants to businesses. However, the Capital Regional 
District recently approved a grant from the Regional Housing Trust Fund for this project under 
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section 21 of the Charter, which permits a municipality to provide assistance to a business that 
enters into a partnering agreement for the provision of a service on behalf of the municipality. City 
staff are currently seeking a legal opinion as to whether this provision would apply under the 
circumstances for which the grant is being sought. 

Table 3 - Status of Victoria Housing Reserve Fund - July 8, 2015 

Balance to December 31, 2014 $1,866,083 

Plus Funds Received 

Annual City Contribution 2015 $250,000.00 
One time funding 2015- GPC minutes 
Apr 9/15 

$750,000.00 

Total City Contributions 2015 $1,000,000 

Grants Paid out in 2015 

Greater Victoria Rental Development Society - 1950 
Blanshard St 

$543,725 

Total Grants Paid out in 2015 $543,725 

GL Balance $2,322,358 

Grants Pending (Not yet Paid) 

CRHC (Capital Region Housing Corp -Dockside Green) $460,000.00 
Pacifica Housing Advisory Association - 105 Wilson $840,000.00 

Total Grants Committed ($1,300,000) 

Total GL Balance less Committed Grants $1,022,358 

The other applicant is a non-profit society building 42 units of supportive housing in Saanich that 
will support older women and women with children who are homeless or at risk of homelessness. 
Staff have reviewed a Letter of Intent from the applicant, a non-profit organization, and have 
advised them that the project meets the Housing Reserve Fund Guidelines and have encouraged 
them to submit a complete application. 

OPTIONS AND IMPACTS 

2015-2018 Strategic Plan 

Providing grants to support the development of supportive and affordable rental housing aligns 
with and supports Council's strategic priority of Making Victoria More Affordable. 

Impacts to 2015 - 2018 Financial Plan 

In April of 2015, Council approved an additional contribution of $750,000 to the Housing Reserve 
Fund from the 2014 surplus. Although this amount does not have any formal restrictions placed 
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on it, when this amount was approved, Council requested a report back on the potential to use 
this funding to support the development of secondary suites and micro-housing projects. 
Combined with the $250,000 annual contribution for 2015, the Fund currently has an uncommitted 
balance of $1,022,358, which is sufficient to support this grant application. 

Official Community Plan Consistency Statement 

Because this project is outside the boundary of the City of Victoria, the OCP does not apply. 

Option 1 - Approve the Grant Request (Recommended) 

Approval of the grant will allow the Victoria Cool Aid Society to build 45 units of supportive 
housing. It will help leverage a grant from the Regional Housing Trust Fund and will be added to 
the substantial investments in grants being provided by BC Housing, the District of Saanich and 
CMHC. Matching the Victoria Housing Reserve Fund grant to the amount granted to the project 
by the District of Saanich allows for a balance of funds to support future projects and sends a 
positive message to other municipalities with respect to the City of Victoria's willingness to partner 
with other regional municipalities in addressing homelessness and providing affordable housing. 

Option 2 - Decline the Grant Request 

Should the grant be declined, the Victoria Cool Aid Society will have to obtain additional grants or 
attempt to solicit more donations for the project and possibly may be forced to delay development 
while the additional funds are being solicited. 

CONCLUSIONS 

The housing development presented in this report meets the Victoria Housing Fund eligibility 
requirements and is being proposed by an applicant with a history of success in developing 
supportive housing in the community. A Housing Agreement will be registered on title securing 
the housing units as rental in perpetuity at rates that align with the Victoria Housing Fund 
Guidelines. The recommendations presented in this report also include conditions that allow for 
the timely provision of the grant to the applicant is a way that also provides additional security for 
the City's financial investment. 

Respectfully submitted, 

John Reilly, Senior Planner - Social Issues 
Community Planning Division 

Jonathan Tinney, Director 
Sustainable Planning and Community 
Devel 

Report accepted and recommended by the City Manager: 

Planning and Land Use Committee Report 
Victoria Housing Fund Application for 3211-3223 Quadra Street 

August 11, 2015 
Page 5 of 6 

Planning and Land Use Committee - 27 Aug 2015

Victoria Housing Fund Application for 3211-3223 Quadra Stree... Page 613 of 622



LIST OF ATTACHMENTS 

• Aerial photo of 3211-3223 Quadra Street (District of Saanich) 
• Applicant's Letter of Intent dated May 28, 2015 
• Cottage Grove - Project Summary Sheet 
• Development Permit Approved design rendering for 3211-3223 Quadra Street (District of 

Saanich) 
• Victoria Housing Fund - Guidelines. 
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Attachment 2 

R A 
Victoria ^ 1 

Building Homes, Lives and Community 

Cool Aid Society 

May 28, 2015 

Mayor and Council 
City of Victoria 
1 Centennial Square 
Victoria BC 

by hand and jreiJiytft, victoria. ca 

Letter of Intent 
Cottage Grove, Seniors Supportive Housing 

The Victoria Cool Aid Society has acquired an undevel< >ped property for the purpose of 
constructing 45 new units of supportive housing for seniors 55 and older who have been chronically 
homeless and who require support to maintain housing. The new apartment building will, in part, be 
modelled after three existing seniors buildings Cool Aid currently operates in the region: Hillside 
Terrace in Victoria, FairWay Woods in Langford and Olympic Vista in Saanich. 

The project has been selected by the G.V. Coalition to End Homelessness as one of the priority 
supportive housing projects in the CRD and tenants will be selected through the multi-agency 
CASH process (Centralized Access to Suppordve Housing). A development permit has been issued 
by the District of Saanich for the Quadra Street property, located one lot away from the City of 
Victoria boundary (Tolmic), and the building permit is now with Saanich Planning. Construction is 
anticipated to begin in the next few months. 

The Society is requesting a Victoria Housing Fund contribution of up to $10,000 per unit for a total 
possible grant of $450,000 on the total project cost of S7.435 million. 

#102 - "49 Pandora Avenue. V ictoria, BC, V8W 1\9 
Phone: (250) 414 4~81 fax: (250) 383-1639 \vww.( oolAul.org ancroftffl ((oolAid.org 
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The Society and its partners will also provide a wide range of support services, including 24/7 
staffing by professional housing support workers, and advocate for one meal daily provided on site 
as part of the rental agreement with tenants. 

The target population is seniors aged 55 and older who are homeless, or have a history of being 
chronically homeless, and/or are at risk of homelessness, many of whom are managing severe issues 
related to mental health, addiction and the effects of aging, and most of whom are currently living in 
the City of Victoria. Most tenants will be on income assistance and/or disability and seniors 
pensions. Thev will fit the existing profile of Cool Aid senior tenants; individuals who have a chronic 
history7 of difficulties in finding and maintaining housing with household incomes in the lowest 

As is the case with the general population, the average age of people who are homeless and need 
supportive housing is rising. Already, 50% of Cool Aid's 344 tenants across ten buildings are 55 
years or older. In Cool Aid's emergency shelter system, 244 individuals of 1,525 served, or 16%, 
were over 55 years old in 2014/15. Finally, the CASH (Centralized Access to Supportive Housing) 
data shows that 22% of people waiting for supportive housing are 55+, recording 188 on their 
waitlist in 2013. 

Cool Aid's objectives for tire operation of Cottage Grove include: 

o Provide safe, affordable, supportive housing for seniors aged 55 and older who have a history 
of being homeless. 

o Contribute to the building of a supportive, resilient and positive neighbourhood in tire 
community. 

o Reduce frequency and length of police involvement and hospital visits among the target group, 
o Leverage partnership opportunities for efficient service delivery. 

Cotrage Grove is the first building that will be re/constructed to fulfil Cool Aid's goal of providing 
360 new supportive housing apartments in the CRD to help end homelessness. In addition to the 
attachments requested in the Application form, three short documents outlining our overall new 
housing plan are enclosed: a one page brief which includes the list of community leaders helping 
raise capital dollars, a Cottage Grove factshect, and a longer Case for Support. 

Kathy Stinson, CM A 
Executive Director 
(250) 414-4792 
kstinson@CoolAid.org 

end: application, building & site plans, capital & operating budgets, 1-page brief, Case, Cottage 

cc: John Reilly, Senior Planner, Sustainable Planning & Community Development 

quintile. 

Sincerely, 

Victoria Housing Fund www.CoolAid.org/buildhomes 
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Attachment 3 

COTTAGE GROVE - A NEW BUILDING IN SAANICH 
DEDICATED TO SENIORS WHO ARE HOMELESS 
Cool Aid's new Cottage Grove Apartments near Quadra andTolmie will provide homes for 45 seniors (42 studio 
apartments and 3 one bedroom) aged 55 and older whose physical and mental health disabilities affect the quality of 
their lives and their ability to maintain housing. Construction can begin when the Province commits $4.8 million of the 
estimated $6.6 million cost. 

Cool Aid's objectives for the operation of Cottage Grove Manor include: 

• Provide safe, affordable, supportive housing for seniors aged 55 and older who have a history of being 
homeless and/or at risk of homelessness. 

• Provide one nutritious, hot meal daily to the residents and a variety of healthy activities. 

• Contribute to the building of a supportive, resilient and positive neighbourhood. 

Tenants and housing support workers at Cottage Grove will work closely with Island Health (VIHA): mental health 
and addictions, Assertive Community Teams (ACT), Victoria Innovative Seniors'Treatment Approach (VISTA); Beacon 
Community Services; Access Health Centre, and other support workers to ensure effective service delivery. 

Cool Aid has built relationships with Quadra Cedar Hill Community Association and Quadra Hillside Community 
Association to ensure the project fits well with the overall community plan. 

- o -' | V  
Victoria 1 Cool Aid Society 

Building Homes, Lives and Community 
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HOUSING SPECIFICATIONS 
The site has many features conducive to supported 
housing: 

The 45 apartments will be built on four stories on a large lot 
surrounded by other low-rise buildings. Large trees will remain 
intact and landscaping will be added. 

The 19,047 square foot property has the required zoning and 
the development permit has been approved (unanimously) by 
Saanich Council. 

• Common amenity spaces on the main floor includes a 
kitchen, communal dining room and multi-purpose activity 
room, laundry room and accessible washroom. 

• Administration space is centrally located beside the lobby 
on the main floor for reception, housing staff and for 
providing home support. 

• Outdoor common amenity spaces include a covered 
terrace opening out from the dining room and lounge, 
raised garden beds for planting vegetables, a shelter, an 
enlarged front entry patio, and a covered deck space on 
the second floor. 

• Will be built to LEED Gold (environmental) standards. 

• Cedar Hill Community Centre is 1.0 km away and other 
parks are also within a kilometre. Crystal Pool and Athletic 
Centre is just 2.0 km away. 

• Health services are available at the Cook Street Health 
Unit (2.5 km), Cool Aid's Community Health Clinic (2.95 
km) and the Royal Jubilee Hospital (4.0 km). 

• Mayfair Mall is 0.5 km away and a bakery, convenience 
store and other retail outlets are just a few properties 
down Quadra. 

BUILDING COSTS 
Cool Aid estimates a capital budget of $6.6 
million including land costs, which equates to 
a per-unit cost of $146,348. A total of $500,000 
more is required from individuals, foundations 
and corporations. 

For more information contact us at: 

250-414-4781 or CoolAid.org/endhomelessness 

Cool Aid believes that the location away from 
downtown is a bonus. Homeless and vulnerable 
individuals who are 55+ often prefer not to live 
in the downtown core and present few to no 
challenges to neighbours. 

Cool Aid looks forward to also building additional 
housing outside City of Victoria limits for people 
who are homeless. 

HELP END HOMELESSNESS: DONATE TODAY 
Building Homes, Lives and CortmunitY 
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Attachment 4 

Cottage Grove Manor 
Proposed 45-unit Housing Project 

A 
1 
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Attachment 5 

C I T Y  O F  
T VICTORIA 

CITY OF VICTORIA HOUSING RESERVE FUND 
PROGRAM APPLICATION GUIDELINES 
Program Overview 

The fund was established for the purpose of the providing grants for capital funding: 

• To assist in the development and retention of housing for households with no, low or 
moderate incomes to support community diversity and infrastructure; and 

• To facilitate the development of affordable rental housing. 

Who can apply? 

Eligible applicants must be a non-profit society or have a partnership with a non-profit 
organization that will own and operate the housing. 

The City encourages partnerships between non-profit societies and the private development 
industry. 

Project Eligibility 

Priority for project funding will be based on a consideration of the following criteria: 

• Projects that include leveraging and partnerships with other government funding 
agencies, private industry, community agencies and/or individuals; 

• Projects that target housing for no, low or moderate income households (definition 
below). 

• Projects that address the housing needs of families with dependent children, youth and 
the chronically homeless; 

• Projects that are in the City of Victoria (except for those specifically directed to youth 
and the chronically homeless); 

• Proponents with a proven track record of developing and operating non-profit housing. 

Funding Assistance 

The maximum assistance for eligible projects, under this program, is in the form of a grant of up 
to $10,000 per unit. 

Should construction of a project for which a grant is approved not commence within two years 
of the Development Permit approval or should a Development Permit in respect of an approved 
project not be issued within two years of Council's approval of the grant, the approved grant 
shall be rescinded. 

The City reserves the right to accept or reject any application for funding without limitation. 

Rev: April 10,2015 
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Application Procedure 

1. The proponent meets with the designated staff representative to determine project 
eligibility. 

2. Once it is determined that the project can be considered within the program, the 
proponent is directed to proceed with a full application. 

3. Proponent provides an application package for review. 
4. Using the Victoria Housing Reserve Fund Guidelines, the Administrator evaluates and 

scores the application. 
5. The Administrator submits the evaluation of the application and a recommendation 

report to Council for consideration, upon which Council will either approve or reject the 
recommendation, or request that the Administration provide further information. 

Approval of funding under this program does not limit Council's decision making with regard to 
Rezoning, Development Variance or Development Permit or any other approvals. 

Definition of Low and Moderate Income 

Low Income 
For the purpose of the definition of low income households in this policy, the City endorses the 
Housing Income Limits as published by BC Housing on an annual basis. 

2014 Housing Income Limits (HIL's)for Victoria: Bachelor = $29,000 
1 Brdm = $34,500 
2 Bdrm = $43,000 
3 Bdrm = $59,000 
4+ Bdrm = $65,000 

Moderate Income 
Households with incomes below the Victoria CMA median income are considered to be 
moderate income for the purposes of this policy. 

**The 2011 Victoria CMA household median income = $61,553.00 per annum (Source: Statistics 

Canada) 

Affordable housing is defined as costing no more than 30% of gross household income. 

Development Cost Charges 

All housing projects will be required to pay all City permits, fees and Development Cost Charges. 

Contacts 

John Reilly 
Senior Planner - Social Issues 
Community Planning Division 
Email: ireillvla>victoria, ca 
Ph: 250.361.0351 

Rev: April 10,2015 
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