CITY OF

VICTORIA

AMENDED AGENDA
PLANNING AND LAND USE COMMITTEE
MEETING OF FEBRUARY 19, 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 on February 5, 2015. 7-14

[Addenda]

COMBINED DEVELOPMENT APPLICATION REPORTS

2. Rezoning Application No. 00463 for 960-962 Yates Street 15-93
--A. Meyer, Assistant Director - Development Services Division, Sustainable
Planning and Community Development

A proposal to rezone the property to authorize an eighteen-storey residential
building with ground floor commercial space. A Public Hearing is required prior
to Council making a final decision on the application.

Staff Recommendation: To advance the application to Public Hearing.

3. Development Permit with Variances Application No. 000391 for 960- 95-134
962 Yates Street
--A. Meyer, Assistant Director — Development Services Division, Sustainable
Planning and Community Development

A development permit with variances application to authorize the design, siting
and landscaping for an 18-storey residential building, and to reduce the
number of required parking spaces.
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Staff Recommendation: Following the Public Hearing for the rezoning, that
Council consider the issuance of the development permit.

Rezoning Application No. 00475 for 838 Fort Street 135 - 150
--A. Meyer, Assistant Director - Development Services Department,
Sustainable Planning and Community Development Department

A proposal to rezone the property to increase the floor area of an existing
building in the Harris Green neighbourhood and to allow retail uses on the
ground floor and offices above. A Public Hearing is required prior to Council
making a final decision on the application.

Staff Recommendation: To advance the application to Public Hearing.

Development Permit with Variances Application No. 000407 for 838 151 -161
Fort Street

--A. Meyer, Assistant Director - Development Services Department,

Sustainable Planning and Community Development Department

A development permit with variances application to authorize renovations to an
existing vacant building to allow a street café and offices on the upper floors.
The variances are related to the building's street frontage and front yard
setback. A Hearing is required prior to Council making a final decision on the
application.

Staff Recommendation: To advance the application to a Hearing.

Official Community Plan Amendment Application, Development Permit 163 - 308
with Variance Application No. 000356 and Heritage Permit Application

No. 00180 for 251-259 Esquimalt Road

--A. Meyer, Assistant Director — Development Services Division, Sustainable

Planning and Community Development

A report to recommend an additional public consultation opportunity for the
Official Community Plan amendment, necessary to enable the commercial
Heritage Phase of the Roundhouse development in the Victoria West
neighbhourhood.

Staff Recommendation: To advance the application for further public
consultation, including those property owners and occupiers immediately
adjacent to the subject properties.

Proposed Amendment to the Master Development Agreement (MDA) 309 - 353
for 1952 Bay Street (Royal Jubilee Hospital)

--A. Meyer, Assistant Director — Development Services Division, Sustainable

Planning and Community Development
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A report regarding a request from Island Health to extend the deadline for
submission of a comprehensive Master Plan for the Royal Jubilee Hospital
Campus and to allow the replacement of the existing hospital boiler plant.

Staff Recommendation: That Council direct staff to prepare an amendment to
the Master Development Agreement.

DEVELOPMENT APPLICATION REPORTS

8. Development Permit Application No. 000400 for 2546 Government 355 - 384
Street
--A. Meyer, Assistant Director — Development Services Division, Sustainable
Planning and Community Development

A development permit application to authorize the construction of an addition
and porte cochere to an automobile dealership. No variances are requested
therefore a Hearing is not required.

Staff Recommendation: To authorize the issuance of the permit.

9. Development Permit with Variance Application No. 000403 for 450 385 - 406
Dallas Road
--A. Meyer, Assistant Director — Development Services Division, Sustainable
Planning and Community Development

A development permit with variance application to authorize the creation of an
additional residential unit within an existing multi-unit building, resulting in a
one-stall parking variance in the James Bay neighbourhood. A Hearing is
required prior to Council making a final decision on the application.

Staff Recommendation: To advance the application to a Hearing.

LATE CORRESPONDENCE:

[Addenda]

10. Development Permit with Variances Application No. 000395 for 1961 407 - 419
Douglas Street
--A. Meyer, Assistant Director — Development Services Division, Sustainable
Planning and Community Development

A development permit application to authorize the construction of a small
addition to the existing hotel and to convert an existing office to a hotel room in
the Rock Bay area of the Burnside-Gorge neighbourhood. The addition
triggers variances for open site space, site coverage, front yard setbacks and
one parking space. The addition of one hotel room triggers the requirement for
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one additional on-site parking space. A Hearing is required prior to Council
making a final decision on the application.

Staff Recommendation: To advance the application to a Hearing.

DECISION REQUEST
11. 2740 Richmond Road - Easement Over City Property
--R. Woodland, Director of Legislative & Regulatory Services

A report regarding an easement requested over City property at 2740
Richmond Road in the North Jubilee neighbourhood to enable development at
2732 Richmond Road.

Staff Recommendation: That the request be declined.

LATE CORRESPONDENCE:

[Addenda]

PROPERTY MAINTENANCE BYLAW HEARING 10:30 AM

12. lllegal Use and Work Without Permit for 315 Langford Street
--R. Woodland, Director of Legislative & Regulatory Services

A hearing to consider placing a Notice on the land title for an unauthorized
dwelling unit.

MOTION TO CLOSE THE FEBRUARY 19, 2015, PLANNING & LAND USE
COMMITTEE MEETING TO THE PUBLIC

That the Planning & Land Use Committee convene a closed meeting that
excludes the public under Section 12 (6) of the Council Bylaw for the reason
that the following agenda item deals with matters specified in Sections 12 (3)
and/or (4) of the Council Bylaw; namely:

« Section 12 (3) (i) - the receipt of advice that is subject to solicitor-client
privilege, including communications necessary for that purpose.

CLOSED MEETING

13. Legal Advice
--T. Zworksi, City Solicitor

ADJOURNMENT

421 - 439

441 - 471
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Planning and Land Use Committee - 19 Feb 2015

MINUTES OF THE
PLANNING & LAND USE COMMITTEE MEETING
HELD THURSDAY, FEBRUARY 5, 2015, 9:00 A.M.

1. THE CHAIR CALLED THE MEETING TO ORDER AT 9:00 A.M.

Committee Members Present: Mayor Helps; Councillors Coleman, Isitt,
Loveday, Lucas, Madoff, Thornton-Joe and

Young

Absent: Councillor Alto

Staff Present: J. Johnson - City Manager; A. Hudson -
Assistant Director, Community Planning; A.
Meyer — Assistant Director, Development

Services; B. Sikstrom — Senior Planner; L. Taylor
— Planner; R. Woodland — Director, Legislative &
Regulatory Services; J. Appleby - Recording
Secretary.

2. APPROVAL OF THE AGENDA
Action: It was moved by Councillor Coleman, seconded by Councillor Madoff, that
the Agenda of the February 2, 2015, Planning & Land Use Committee

meeting be approved.
CARRIED UNANIMOUSLY 15/PLUCO033

3. ADOPTION OF MINUTES
Minutes from the meeting held January 29, 2015.
A correction to the minutes was noted:
In Section 2 Councillor Coleman advised Committee that he will be leaving the
meeting at 10:30 a.m. due to an indirect pecuniary conflict of interest as his wife

works for the Anglican Diocese who are the owners of the property involved in ltem
# 11 — 520 Niagara Street.

Action: It was moved by Councillor Coleman, seconded by Councillor Madoff, that
the Minutes from the Planning & Land Use Committee meeting held

January 29, 2015, be approved as corrected.
CARRIED UNANIMOUSLY 15/PLUC034

4. COMBINED DEVELOPMENT APPLICATIONS

Planning & Land Use Committee Minutes Page 1
February 5, 2015
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Planning and Land Use Committee - 19 Feb 2015

4.1 Rezoning Application No. 00451 for 1049 Richmond Avenue

Committee received a report regarding a Rezoning Application No. 00451 for 1049
Richmond Avenue. The proposal is to rezone the property to authorize a new small
lot house and retain the existing house in the Fairfield-Gonzales neighbourhood.

Action: It was moved by Councillor Coleman, seconded by Councillor Loveday, that
Committee recommends:

1. That Council direct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00451 for 1049 Richmond Avenue.

2. That Council consider giving first and second reading to the Bylaw
Amendment after the Bylaw has been drafted.

3. That Council schedule a Public Hearing after the bylaw has received
second reading and the following condition has been met:

a. The provision of a Statutory Right-of-Way of 0.856m on Richmond
Avenue to the satisfaction of the Director of Engineering and Public

Works.
CARRIED UNANIMOUSLY 15/PLUC035
4.2 Development Permit Application No. 00451 for 1049 Richmond
Avenue

Committee received a report regarding Development Permit Application No. 00451
for 1049 Richmond Avenue. The proposal is for the construction of a new small lot
single family dwelling. The proposed new house would be two storeys with a
basement and would have three bedrooms and a single vehicle garage. There are
variances requested for both the existing and proposed single family dwellings and
these relate to building height, number of storeys, proposed side yards and front
yard parking.

Action: It was moved by Councillor Coleman, seconded by Councillor Loveday, that
Committee recommends that following the Public Hearing for the Rezoning;
that Council consider the following motion:

“That Council authorize the issuance of Development Permit Application
No. 00451 for 1049 Richmond Avenue, in accordance with:

1. Plans date stamped August 27, 2014 and November 26, 2014.
2. Development meeting all Zoning Regulation Bylaw requirements,
except for the following variances:

a. Part 4(2)(a): height increased from 7.50m to 8.55m for the existing
single family dwelling;

b. Part 4(2)(b): height increased from 1.5 storeys with basement to 2
storeys with basement for both the existing and proposed single
family dwelling;

c. Part 7(1): site coverage increased from 30% to 33.04% for the

Planning & Land Use Committee Minutes Page 2
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Planning and Land Use Committee - 19 Feb 2015

proposed single family dwelling;

d. Part9(1)(c): south side yard setback reduced from 2.40m to 1.56m
for the proposed single family dwelling;

e. Part 9(1)(c): north side yard setback reduced from 2.40m to 1.30m
(cantilever portion only) and south side yard setback reduced from
2.40m to 1.20m (cantilever portion only) for the existing single
family dwelling;

f.  Schedule C 3: parking behind the front wall of the building relaxed
to permit one parking stall in the front yard of the existing single
family dwelling.

3. Final plans to be generally in accordance with the plans identified
above to the satisfaction of the Assistant Director, Development
Services, Sustainable Planning and Community Development
Department.”

Committee discussed the motion:

e There are other options the applicant could have chosen that would have
had less of an impact on the neighbours quality of life such as a carriage
house or basement suite and still have achieved an increase in density.

¢ Ownership is the key; you cannot own a garden suite or a carriage house.

¢ The effect on the immediate neighbour is a concern. When variances are
requested they should affect the existing house more than the new house.

Action: It was moved by Councillor Thornton-Joe, seconded by Councillor
Coleman, that the applicant be invited to respond to specific questions from
Committee.

Committee discussed:
e That the owners to the south of the property are not in attendance to
respond.
e That Committee should be careful to provide procedural fairness. The
Committee’s role is not to turn this meeting into a public hearing.

Against: Mayor Helps, Councillors Isitt, Loveday and Madoff
: Councillors Thornton-Joe, Lucas, Young, Coleman

T
o
=

DEFEATED 15/PLUCO036

Main motion discussion:

o There is agreement that there should be an increase in density but it should not
be at the cost of the southerly neighbour. By going to a public hearing Council
will hear from all those concerned.

For: Mayor Helps, Councillors Coleman, Lucas, Loveday, Madoff, Thornton-Joe
Against: Councillors Young and Isitt
CARRIED 15/PLUCO037
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Planning and Land Use Committee - 19 Feb 2015

4.3 Official Community Plan Amendment Application and Rezoning
Application No. 00435 for 1310 Gladstone Avenue

Committee received a report regarding Official Community Plan Amendment and
Rezoning Application No. 00435 for 1310 Gladstone Avenue.

The purpose of this report is to provide Council with new information, analysis and
recommendations regarding a request for an Official Community Plan 2012 (OCP)
amendment, a Rezoning Application and a Development Permit Application for the
property located at 1310 Gladstone Avenue. The proposal is for a new three-storey
building with commercial uses at street level, and commercial or residential use on
the upper storey with a floor space ratio (FSR) of 1.49:1.

On October 23, 2014, Council (minutes attached) advanced these Applications to a
Public Hearing in a motion that included Council consideration of consultation for
the OCP amendment as recommended in an earlier staff report (dated October 2,
2014, attached).

The report provides an expanded recommendation that addresses statutory
obligations for consultation on the proposal to amend the Urban Place Designation
of the subject properties from Traditional Residential to Small Urban Village.
Specifically, staff recommends that notice of the proposed OCP Amendment be
provided to the adjacent property owners and occupiers and that notice be posted
on the City's website in advance of first and second reading of the OCP
Amendment. The notice will invite affected persons, organizations and authorities
to ask questions of staff and to provide any written or verbal comments to Council
for their consideration.

Committee discussed:

e The 200m natification area for CALUC meetings is a specific distance that has
set in the Land Use Procedures Bylaw. The Public Hearing notification area for
OCP amendments and rezoning applications remains at 100m.

Action: It was moved by Councillor Madoff, seconded by Mayor Helps, that
Committee recommends:

1. That Council direct staff to prepare the necessary Official Community
Plan Amendment Bylaw and that concurrent with the Rezoning
Application advancing to a Public Hearing:

a. That Council determine, pursuant to Section 879(1) of the Local
Government Act, that the affected persons, organizations and
authorities are those property owners and occupiers within a 200m
radius to the subject properties; determine that the appropriate
consultation measures would include a mailed notice of the
proposed OCP Amendment to the affected persons; posting of a
notice on the City’s website inviting affected persons, organizations
and authorities to ask questions of staff and provide written or verbal
comments to Council for their consideration.
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Planning and Land Use Committee - 19 Feb 2015

b. That Council determine, pursuant to section 879(2)(a) of the Local
Government Act, that having regard to the previous Community
Association Land Use Committee (CALUC) Community Meeting, the
consultation proposed at this stage is an adequate opportunity for
consultation.

c. That Council consider consultation under Section 879(2)(b) of the
Local Government Act and determine that no referrals are
necessary with the Capital Regional District Board; Councils of Oak
Bay, Esquimalt and Saanich; the Songhees and Esquimalt First
Nations; the School District Board; and the provincial and federal
governments and their agencies due to the nature of the proposed
amendments.

d. That Council give first reading to the Official Community Plan
Amendment Bylaw.

e. That Council consider the Official Community Plan Amendment
Bylaw in conjunction with the City of Victoria 2012-2016 Financial
Plan and the Capital Regional District Liquid Waste Management
Plan and Capital Regional District Solid Waste Management Plan
pursuant to Section 882(3)(a) of the Local Government Act and
deem those plans to be consistent with the proposed Official
Community Plan Amendment Bylaw.

f. That Council give second reading to the Official Community Plan
Amendment Bylaw.

g. That Council refer the Official Community Plan Bylaw Amendment
Bylaw for consideration at a Public Hearing.

2. That Council direct staff to prepare the Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00435 for 1310 Gladstone, subject to:

a. Registration on the relevant property title of the following:

i. Section 219 Covenant to the satisfaction of the City Solicitor and
Assistant Director of Sustainable Planning and Community
Development for an easement through the driveway of the
property located at 2009 Fernwood Road;

ii. Housing Agreement to the satisfaction of the City Solicitor and
Assistant Director of Sustainable Planning and Community
Development to ensure that the self-contained dwelling units are
rental in perpetuity;

iii.  Statutory Right-of-Way of 1.524m along Gladstone Avenue to
the satisfaction of the City Solicitor and Director of Engineering
and Public Works,

iv. Section 219 Covenant for sewage attenuation, as required, to
the satisfaction of the City Solicitor and Director of Engineering
and Public Works; and

v. Car Share Agreement for each residential and commercial unit
to the satisfaction of the City Solicitor, Assistant Director of
Sustainable Planning and Community Development, and the
Director of Engineering and Public Works.
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Planning and Land Use Committee - 19 Feb 2015

b. Securing the requisite monetary deposit to the Victoria Car Share
Co-op to be held in trust by the applicant’s lawyer, to the satisfaction
of the City Solicitor and Director of Engineering and Public Works.

3. Following consideration of the Official Community Plan Amendment
Bylaw and Rezoning Application No. 00435, that Council approve a
Development Permit for 1310 Gladstone Avenue, in accordance with:

a. Plans for Rezoning Application No. 00435 and Development Permit
Application No. 000354, stamped August 11, 2014.

b. Development meeting all Zoning Regulation Bylaw requirements.

c. Final plans to be generally in accordance with plans identified above
to the satisfaction of the Assistant Director of Sustainable Planning
and Community Development.

CARRIED UNANIMOUSLY 15/PLUCO038

5. POLICY REPORT
5.1 Official Community Plan Review 2014

Committee received a report regarding the Official Community Plan Annual Review
2014 (Annual Review). The Annual Review provides the second annual snapshot
of progress towards achieving the Official Community Plan (OCP) and presents 17
indicators related to the OCP and reports key findings from the 2013 calendar
year.

The preparation of the Annual Report is guided by the OCP adaptive management
approach, which establishes a regular cycle of plan implementation, monitoring
and adjustment. Overtime, once more information has been collected and
analyzed, the Annual Review will help identify emerging trends and issues that
may have an impact on the OCP and will inform potential changes to the OCP and
other plans, policies and practices.

Overall, the OCP indicators from the 2013 calendar year show that targets are
largely being met or exceeded.

These include:
» Exceeded targets for regional share of new housing
 Improved bicycle network by increasing cycling lanes
* Greater vibrancy through increased activities in public spaces
 Healthier environment through increased tree planting
» Balanced housing rental market.

Action: It was moved by Councillor Coleman, seconded by Councillor Loveday, that
Committee recommends:
1. That Council receive the Official Community Plan Annual Review 2014 for
information, and
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Planning and Land Use Committee - 19 Feb 2015

2. That Council direct staff to communicate the findings and highlights from
the Annual Review to the public.

Committee discussed:
o Demolition permits and if those numbers could be tracked and compared to
the City of Vancouver
e The 200 units of housing built in James Bay and a request to staff to
identify where those units are located.
e Pedestrian and cycling improvements.

Amendment: It was moved by Mayor Helps, seconded by Councillor Isitt, that the motion

be amended as follows:

1. That Council receive the Official Community Plan Annual Review 2014 for
information.

2. That Council direct staff to communicate the findings and highlights from
the Annual Review to the public.

3. That Council direct staff to create a separate status report to reflect
the updated timelines and priorities in the 2015-2018 Strategic Plan.

On the amendment:
CARRIED UNANIMOUSLY 15/PLUC039

On the main motion as amended:
CARRIED UNANIMOUSLY 15/PLUC040

6. NEW BUSINESS
6.1 Amendment to Highway Access Bylaw

Council amended the Highway Access Bylaw in 2013 to provide discretion to the
Director of Engineering to approve siting a driveway crossing for a corner lot on a
higher classification highway in order to avoid unsafe or impractical situations or
interference with protected trees or City infrastructure.

An additional minor amendment to the bylaw would extend this discretion to the
Director of Engineering to ensure that new developments do not contribute to
traffic volumes on highways that are inconsistent with the City's established
priorities for transportation corridors, such as people-priority greenways for walking
and cycling.

Several anticipated development applications in the City may contribute to traffic
volumes that are inconsistent with identified priorities for lower-classification
highways, and it is therefore prudent to proceed with a bylaw amendment at this
time, to ensure land-use patterns are consistent with established transportation
plans.
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Planning and Land Use Committee - 19 Feb 2015

Action: It was moved by Councillor Isitt, seconded by Councillor Loveday, that Council
direct staff to prepare on a priority basis an amendment to the Highway
Access Bylaw to add a new paragraph:

12(2)(d): interfere with established priorities for lower classification
highways including those identified in the Greenways Plan,

Cycling Master Plan, Pedestrian Master Plan and Official
Community Plan.

CARRIED UNANIMOUSLY 15/PLUC041

7. ADJOURNMENT
Action: It was moved by Councillor Coleman, seconded by Councillor Lucas, that
Committee adjourn the Planning & Land Use Committee meeting of

February 5, 2015, at 10:20 a.m.

CARRIED UNANIMOUSLY 15/PLUC042

Mayor Helps, Chair

Planning & Land Use Committee Minutes Page 8
February 5, 2015

Minutes from the meeting held on February 5, 2015. Page 14 of 471



Planning and Land Use Committee - 19 Feb 2015

CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2014

To: Planning and Land Use Committee Date: February 5, 2014

From: Charlotte Wain, Senior Planner — Urban Design, Development Services Division

Subject: Rezoning Application #00463 for 960-962 Yates Street

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 #00463 for 960-962 Yates Street, that first and
second reading of the Zoning Regulation Bylaw Amendment be considered by Council and a Public
Hearing date be set once legal agreements have been prepared to the satisfaction of the City
Solicitor and the Assistant Director, Development Services Division, Sustainable Planning and
Community Development Department to ensure that future strata bylaws cannot prohibit strata
owners from renting residential strata units.

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 960-962 Yates Street. The proposal is to increase
the density and allow a multi-unit residential use at this location.

The following points were considered in assessing this Application:

e The property is designated as Core Residential in the Official Community Plan 2012 (OCP).
e The proposal is generally consistent with the relevant design guidelines regarding land use

and density.
Planning and Land Use Committee Report February 5, 2015
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Planning and Land Use Committee - 19 Feb 2015

e The Downtown Core Area Plan includes the subject site within the density bonus area and
identifies a base density of 3:1 floor space ratio (FSR) and a maximum density of 5.5:1 FSR.

e A third party economic analysis of the project has been completed, which determined that a
monetary contribution of $261,750 should be made. The applicant is amenable to this
community amenity contribution.

BACKGROUND
Description of Proposal

This Rezoning Application is to allow a multi-unit residential use and increase the maximum density
(FSR) of 1.5:1 in the existing S-1 Zone (Limited Service District) to 5.5:1 FSR.

Under the requirements of Schedule C of the Zoning Regulation Bylaw, a parking variance is
associated with the Application and is addressed in the concurrent Development Permit Application
report.

Sustainability Features

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

Land Use Context

The area is characterized by a mixture of low-rise (one and two-storey buildings) and multi-unit
buildings ranging in height from four storeys to 15 storeys. Immediately adjacent land uses are
commercial buildings and surface parking lots.

Existing Site Development and Development Potential

The site is presently occupied by a single-storey commercial building and surface parking. Under
the current S-1 Zone (Limited Service District), the property could be developed up to 1.5:1 FSR with
a maximum height of 15m. The range of uses permitted in the Zone includes but is not limited to
restaurants, clubs, garages, automobile rental and retail sales.

Data Table

The following data table compares the proposal with the relevant guidelines from the Downtown
Core Area Plan (DCAP). An asterisk is used to identify where the proposal is less stringent than the

policy.
Zoning Criteria Proposal DCAP Guidelines
Density (Floor Space Ratio) — maximum 5.50:1 3:1 (base)
5.50:1 (bonus)
Total floor area (m?) — maximum 7570.00 N/A
Residential 7375.00
Retail 145.00
Planning and Land Use Committee Report February 5, 2015
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Zoning Criteria Proposal DCAP Guidelines
Floor Plate (m?) — maximum

Portion of building between 20-30m 475 930
Portion of building above 30m 460 Levels 15-16 650
330 Level 17
Height (m) - maximum 52.20* 50
Storeys — maximum 18*
: : 17
(mechanical unit only)
Setbacks (m) - minimum
Front (Yates Street) Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 4.00 Levels 4-10: 3.00
Levels 11-16: 4* Levels 11-17: 6.00
Levels 17: 5.35*
Rear ' Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 5.50 Levels 4-10: 3.00

Levels 11-16: 5.50* Levels 11-17: 6.00
Levels 17: 8.40

Side (east) Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 5.50 Levels 4-10: 3.00
Levels 11-17: 5.50* Levels 11-17: 6.00
Side (west) B Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 5.50 Levels 4-10: 3.00
Levels 11-17: 5.50* Levels 11-17: 6.00
Parking - minimum 96 N/A
Visitor parking - minimum 5 N/A
Included in the overall units
Bicycle storage - minimum 88 N/A
Bicycle rack - minimum 6 N/A

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted the Downtown
Residents Association CALUC at a Community Meeting held on August 14, 2014. A letter dated
October 15, 2014 is attached to this report.

ANALYSIS
Official Community Plan

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. Diverse housing types are noted as being appropriate for
this context including low, mid and high-rise multi-unit residential and mixed use. The OCP states

Planning and Land Use Committee Report February 5, 2015
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that new development in locations that are west of Quadra Street may exceed the maximum density
of 3:1 FSR prescribed for Core Residential areas with extra density up to 5.5:1 FSR.

At the local area level, the OCP provides a land use policy vision and strategic direction for the
Downtown and Harris Green within the City-wide context. Policies relevant to the subject property
include Yates Street (east of Douglas Street) being identified as an area appropriate for increased
height and density and overall support to accommodate a significant share of the forecasted new
population within the Urban Core.

The proposal is consistent with the objectives set out in the OCP in relation to land use and density.
Downtown Core Area Plan

Aligned with the OCP, the Downtown Core Area Plan (DCAP) has policies related to density and
land use and also supports the location of higher density development along Yates Street. The
subject property is identified in the Residential Mixed Use District, which encourages multi-
residential development appropriate to the context, respecting the allowable building heights in the
neighbourhood. Active commercial street-level uses are encouraged along Yates Street to help
increase pedestrian activity. The proposal is consistent with the objectives set out in the DCAP in
relation to land use and density.

The subject property falls within the density bonus area identified in the DCAP. New development in
this location may have a base density of 3:1 FSR with extra density up to 5.5:1 FSR. In accordance
with the policy contained within the DCAP, any development that seeks additional density through
the density bonus system should submit an independent third-party land lift analysis to quantify the
value (if any) of the land lift above the base density. The applicant has volunteered to undertake this
analysis in advance of the Planning and Land Use Committee meeting and the consultant concluded
that the proposed increase in density will result in an increased land value for the property. In line
with City policy, staff are recommending for Council’'s consideration, that a public amenity
contribution of 75% of the land lift which equates to $261,750, of which $196,312.50 (75%) be
contributed to the Downtown Core Area Public Realm Improvement Fund and $65,437.50 (25%) be
contributed to the Downtown Core Area Heritage Seismic Upgrade Fund. The applicant is
amenable to these amenity contributions.

Encroachment Agreement for Underpinning

With any project of this scale that has small setbacks and requires significant excavation,
construction methods often require a form of underpinning which can result in material being left in
the public Right-of-Way. The resulting material (typically rock anchors) present no concerns to the
public interest and do not impact underground infrastructure, however, an Encroachment Agreement
between the City and the developer is required. The staff recommendation, provided for Council’s
consideration, includes direction to allow staff to enter into such an agreement, if the Rezoning
Application is approved by Council and if underpinning is deemed necessary to facilitate the
construction of the project.

CONCLUSIONS

The proposal is aligned with the OCP and DCAP policies related to mixed-use and higher-density
development along Yates Street. The OCP states that new development in this location may
exceed the maximum density of 3:1 FSR prescribed for Core Residential areas with extra density up
to 5.5:1 FSR. Accordingly, the applicant has provided a land lift analysis for the increased density
from 3:1 FSR to 5.5:1 FSR and is amenable to the reports findings.

Planning and Land Use Committee Report February 5, 2015
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ALTERNATE MOTION

That Council decline Rezoning Application #00463 for the property located at 960-962 Yates Street.

Respectfully submitted,

T . L. Woon Ll {\u‘jﬁ

Charlotte Wain Alison Meyer, Assistant Director
Senior Planner — Urban Design Development Services Division
Development Services Division Sustainable Planning and

Community Development Department

Report accepted and recommended by the City Manager: - .
W/ Jason Johnson
Date: felorve~ I, Los”
CW:aw
SATEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00463\REZ PLUC REPORT1.DOC
List of Attachments
e Zoning map
e Aerial photo
e |Letter from de Hoog & Kierulf architects, dated November 27, 2014
e |Letter from Downtown Residents Association, dated October 15, 2014
e Land Lift and Amenity Contribution Analysis, dated January 27, 2014
e Plans for Rezoning Application #00463 and Development Permit Application #000391.

Planning and Land Use Committee Report February 5, 2015
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27 November 2014

Mayor and Council
City of Victoria

#1 Centennial Square
Victoria, BC V8W 1P6

RE: 960/962 Yates Street - Application for Re-zoning/Development Permit

Dear Mayor & Members of Council:

On behalf of our client, Alpha Project Developments Ltd., we are pleased to submit this
application for re-zoning and concurrent development permit for the above named proper-

ty.

The proposed development is located on the north side of Yates Street near the intersec-
tion of Vancouver and Yates in the Harris Green Neighborhood of Victoria. The site is
currently zoned S-1 - LIMITED SERVICE DISTRICT.

We are requesting a site specific zone that is generally in compliance with the City of Vic-
toria Downtown Core Area Plan (DCAP) and the Official Community Plan (OCP). The site
is located within Development Permit Area 3 (HC), and is currently used as a single sto-
rey retail store with surface parking.

The proposed development is consistent with the development potential identified in the
OCP and DCAP documents. The site is located in the Residential Mixed-Use District,
anticipating predominantly residential buildings with street level commercial uses. The
proposed mixed-use building is 17 storeys with three levels of underground parking and a
mechanical penthouse. Two commercial/retail units are located on the main floor with 16
floors of residential suites above. The DCAP identifies base density for this site as 3.0:1
with a maximum density of 5.5:1. The proposed project achieves this maximum density.
The DCAP identifies the maximum height for this site as 17 stories for residential use. The
proposed project achieves this maximum height. An additional storey is provided as a
mechanical penthouse to enclose mechanical equipment and the elevator controller clos-
et, rather than expose mechanical equipment on the roof. [t also provides space for a
Crest Communications transmission facility for the Victoria Fire Department.

The residential lobby and two commercial/retail units are located at street level on the
east half of the property and directly face the bus stop. Surface parking for visitors, and
the underground parking drive aisle is located on the west half. A decorative screen ex-
pressive of the building’s theme separates the surface parking from the sidewalk. Behind
this screen, space is provided for the temporary storage of garbage/recycling containers
on pick-up days. A 6-stall bicycle rack near the lobby entrance and convenient pedestrian
access from the secure underground parking are also within the covered area. The entire
area is directly observable from the street and is designed to be well-lit, finished with high
quality, light coloured materials on walls and soffits, and feature a decorative drive surface
creating a courtyard effect.

The existing street trees will be replaced with species consistent with City of Victoria re-
quirements in locations that do not conflict with underground services. The curved
grassed boulevards will be maintained. Sidewalk improvements adjacent to the building
will be consistent with the Harris Green standard and tie into the proposed column loca-
tions. Existing decorative paving elements along the street will be maintained, protected,
and reinstated, where necessary.

p.10of3
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The first two floors of apartments are located directly over the first floor with no set backs.
This creates a 3 storey street wall of living rooms and terraces facing directly onto the
street, enhancing the residential quality of the street frontage. Behind these street-front
units, the second and third floors are dedicated to the building core and double height
amenity spaces. The remainder of the second floor area is a landscaped podium with
deep planters that include bio-swales for rainwater management and appropriately scaled
trees and other plantings, patios, an outdoor kitchen, and exercise area for residents.

The upper fourteen residential floors of the building are set back from the main floor podi-
um creating expansive terraces along Yates Street at the 4" level. All suites on the fourth
to fourteenth levels are provided with baiconies that overlook the landscaped podium be-
low. There is a total of 88 residential suites consisting of 8 junior 1-bedroom suites, 4
junior 2-bedroom suites, 22 one bedroom/one bath suites, 44 two bedroom/two bath
suites, 8 sub penthouse suites and 2 penthouse suites. Suites range in size form 47m2 to
143m2 and have been designed to provide a good mix for downtown living within an af-
fordable price range. A covenant will be placed on title to allow rental use into perpetuity.

Proposed setbacks generally meet all requirements of the DCAP. .The first three storeys
are built to the front property line with no setback along the sidewalk in conformance with
primary commercial street (wide) interface guidelines. This podium is approximately 11.5
meters high and the apparent height is increased with the addition of a trellis structure at
the fourth floor. The tower then sets back 6m from all sides to meet the requirements in
the DCAP for buildings at 45m high. The 15th and 16th floors step back an additional 3m
at sides and back. The 17" floor generally steps back an additional 4m at sides and
back. Due to planning considerations and to provide articulation on the 17" floor, the
northwest and northeast corners infringe on this setback requirement. The result is a

slender, elegant building with an efficient floor plan creating high quality and affordable
residences.

The primary street-wall is proposed to be lower than recommended in the DCAP to pre-
vent a stark contrast to existing buildings beside and across from the proposed develop-
ment and provide a gentle transition to future buildings that would either need to conform
to lower scale Harris Green zoning requirements or larger scale DCAP requirements. A
secondary street wall, a strategy to reduce the bulk and mass of larger developments, is
not introduced due to the small size of the site. The podium has been divided into six
bays to provide a pedestrian scaled rhythm along the street frontage. Three bays are
retail units, one bay is the residential lobby entrance, one bay is the parking entrance, and
the last bay forms a screen between the surface parking and the sidewalk. The six bays
create an appropriately scaled rhythm to the sidewalk with canopies and a common sign-
age band weaving them into a cohesive urban fabric. Further articulation that may be
required of a larger scale development to reduce its mass would result in a broken ex-
pression of the street frontage at this smaller scaled site.

The building facade has been articulated vertically to emphasize its presence at a signifi-
cant site in the Harris Green neighborhood: Its location on the mid block and north side of
the street minimizes its shadowing effect on the street. The shadowing effect on neigh-

boring properties is mitigated by the generous setback from the north, east and west
property lines.

Commercial/retail use is provided at ground level along street frontage to provide activity
and interest to the pedestrian environment. There are no ground level suites along the
street frontage. Upper level residential windows and balconies have been placed to allow
overlook to the street below. Ground floor walls for retail/commercial spaces have max-
imized the amount of glazing to make activities and merchandise visible from the sidewalk
to increase interaction between pedestrians and businesses. Metal and glass canopies
are provided along the street frontage with a curved feature canopy at the residential en-
trance, giving the residential entrance a unique identity. Entrances to the commer-
ciallretail units are recessed into glazed alcoves to provide further weather protection and

p.20f3
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articulation of the building at the sidewalk. High quality, durable building materials are
proposed including stone tile and painted concrete. Balcony guards are treated as orna-
mentation and feature horizontal railing details and glass panel accents.

The proposed development provides 96 parking stalls, exceeding a ratio of 1:1 stalls per
suite. Secure, underground parking includes 88 parking stalls for residents and one stall
specifically designated as an electric car high-speed charging station. Surface parking
includes 5 stalls for visitors consistent with recommendations by the parking study (in-
cluded with the rezoning/development permit.package). One visitor stall is designated as
an accessible stall. There are also two designated commercial stalls, one for each com-
mercial unit. Bicycle parking includes one Class 1 bicycle stall for each suite located in
common bicycle rooms sized and arranged according to recommended City standards. A
6-space bicycle rack is also provided at the front of the building adjacent the residential
lobby entrance.

977 Fort Street All outdoor spaces will be designed in accordance with CPTED guidelines to ensure that
Victoria, BC VBV 3K3 safety and security requirements will be addressed for all users. The covered surface

T 250-658-3367 parking will be screened from the street. This area will also be finished with high quality

F 250-658-3397 materials, well lit, and protected with security cameras. Glass block and glazing at the
mail@dhk.ca residential entrance and other lighting will maintain a glowing atmosphere within the cov-
www.dhk.ca ered area that is inviting and safe for residents with no blind corners. Visibility and securi-

ty will also be addressed in the parkade by eliminating blind corners and providing glass
enclosed elevator lobbies, painted walls, and appropriate lighting levels.

Conclusion

The proposed development is a high quality mixed use building that conforms to the new
OCP requirements, and with only a few minor variances, is also consistent with the Down-
town Core Area Plan. All recommended guidelines are followed with a few minor excep-
tions for architectural expression.

This project develops a significant urban site in Harris Green, enlivens the street-front
along Yates Street, and expands the available housing options in the downtown area by
providing a good mix of suite sizes accessible to all income levels. The project is of an
appropriate scale to its location and has been designed to minimize the impact of the
building on the street and adjacent building sites, while providing a handsome and afford-
able addition to the Harris Green neighborhood.

Sincerely your

Peter de Hoog Architect AIB
de Hoog & Kierulf architects

p.30f3
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1715 Government Street
Victoria, BC

V8W 1Z4

250.386.5503

Mayor and Council

City of Victoria

No.1 Centennial Square
Victoria, BC

V8W 1P6

October 15, 2014

Re: 960 Yates Street — CALUC Meeting Review

Dear Mayor Fortin and Council,

The DRA LUC has reviewed the drawings for the proposed building and hosted a CALUC
meeting on August 14, 2014 for the above-mentioned application. Thirty-two people registered
their attendance at the door. The presentation was conducted by Peter De Hoog of Kierulf de
Hoog Architects.

Based on the information presented by the applicant, the purpose of the rezoning is to create a
17 storey, 88 unit residential condominium tower with ground floor commercial space fronting
Yates Street. The building would have an underground parking structure for 88 cars. The
proposal appears to comply with OCP guidelines and no variances are requested.

Comments and concerns raised at the CALUC meeting by the public are as follows;

Concerns were expressed about the excavation and the possibility of neighbouring
properties subsiding. The architect mentioned much of the excavation will be primarily in
rock.

Questions were asked about the future land use for the property between the proposal
and the Manhattan building. The Architect responded that they had no control over that
property as the applicant did not own it.

A resident of the 12" floor of the Manhattan building at 930 Yates expressed the height
should be reduced as his view would be obstructed.

An attendee commented that when they purchased their units downtown they expected
to lose their view eventually as they did not own the adjacent properties.

A resident of the Manhattan building asked if a traffic study would be conducted and
recommended that the number of parking stalls be increased as their experience was
that there was a need for additional stalls in more upmarket buildings.

An attendee suggested that a carshare spot be dedicated for residents and a carshare
program be set up by the strata.

Rezoning Application No. 00463 for 960-962 Yates Street --A....
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e Two attendees expressed concerns regarding the proposed height and density of the
proposal.

e Concerns were expressed that the exterior be clad in the highest quality materials
possible. The Architect described the exterior cladding as a combination of rough cut
limestone aluminum and metal spandrels and painted concrete.

e Concerns were expressed about the colour scheme and that any proposed colour
scheme should avoid the gray pallet if possible.

o Complements were made regarding the design and colour scheme of the developers last
project “The Mondrian”.

DRA Land Use Committee review of this proposal finds it in keeping with the objectives of the
OCP and of a high build quality and design. It is also commendable that stormwater management
has been included within the proposal to treat and detain roof runoff.

The DRA supports this proposal will bring additional vitality to the Harris Green precinct and
provide additional high quality residences Downtown.

Sincerely,

lan Sutherland
Chair Land Use Committee
Downtown Residents Association

cc COV Planning
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January 27, 2015

Charlotte Wain

City of Victoria

1 Centennial Square
Victoria, BC, V8W 1P6

Re: 960-962 Yates Street Amenity Contribution Analysis

G.P. Rollo & Associates (GPRA) has been retained by the City of Victoria to complete an Amenity
Contribution Analysis for the rezoning of 960-962 Yates Street (hereafter referred to as ‘the Site’)
in order to determine an estimate of potential fees that could be collected for public amenities
from the lift in land values created from rezoning the Site.

Specifically, GPRA has been retained to determine the potential lift in land value from the current
Official Community Plan (OCP) planning policy which would support the development of mixed
residential and commercial to a density of 3.0 FSR to a new zone that would allow for
development up to 5.5 FSR for a mix of residential strata apartments, with the ground level
commercial retail uses.

The analysis consisted of preparation of residual land value analyses which determines the
maximum value that a developer could afford to pay for the site assuming it already had the new
zoning for 5.5 FSR under current market conditions, as well as to determine the value that could
be afforded if developed under the base density expressed in the OCP. GPRA used standard
developer proformas for each case to model the economics of typical development as
proposed/allowed under the new zoning. The ‘Lift' is then calculated as the difference in residual
land values under both current OCP designation and the proposed new zoning/density.

METHODOLOGY & ASSUMPTIONS

The Site is 1,377 square metres in area and can be developed under the current OCP policy
which supports a mix of ground floor commercial with residential above at a density up to 3.0
FSR. The proposed new development would be 7,570 square metres of GBA, comprised of 7,425
square metres of multi-unit apartments, and 145 square metres of ground floor commercial
space.

The analyses are created using a standard developer proforma wherein estimates of revenues

and costs are inputs and the remaining variable is the desired output. In typical proformas this
output is usually profit, following a revenues minus costs equals profit formula.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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For a residual land valuation, however, an assumption on developer's return needs to be included
in order to leave the land value as the variable to solve for. For these analyses GPRA has
determined the residual value based on the developer achieving an acceptable profit of 15% on
total project costs (calculated as a representative portion of overall project costs for the proposed
development). The residual values are the maximum supported land value a developer could pay
for the site (under the density and conditions tested) while achieving an acceptable return for their
project.

The residual land value determined from this analysis is then compared to the value of the site
using the supported base density as noted in the OCP to establish a ‘lift' in value that arises from
the change in density. This lift in value is the total potential monies that are available for public
amenities or other public works not considered as part of the analysis. GPRA have made
allowances for streetscape and public realm improvements that would typically be incurred
through development in both sets of analysis. Any additional improvements that would be
required only from the proposed rezoning to 5.5 FSR and not from development under current
planning would impact the lift and would need to be identified, priced, and included in a revised
analysis.

Typically there is some sharing of the lift value between the Municipality/District and the
developer, but the percentage shared varies by community and by project. It is GPRA's
understanding that in compliance with current policy, the City has determined that they will seek
75% of the lift for amenities.

GPRA determined strata revenues used in the analyses from a review of recent sales and
offerings for sale of recently developed apartments of concrete construction within roughly 10 km
of the Site, with a focus on projects that were deemed comparable to that which has been
proposed for the Site. Project costs were derived from sources deemed reliable, including
information readily available from quantity surveyors on average hard construction costs in the
City. Development or soft costs have been drawn from industry standards, and from the City's
sources. All other assumptions have been derived from a review of the market and from other
sources deemed reliable by GPRA.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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CONCLUSIONS & RECOMMENDATIONS

GPRA identifies the lift on the 930-932 Yates Street Site from rezoning as being roughly
$349,000. As indicated above it is our understanding that the City would be seeking 75% of the
lift in value, which would be approximately $262,000. If there are additional costs identified that
would be applicable solely to requirements by the City for developing to 5.5 FAR these should be
reflected in the final contribution through additional analysis.

| trust that our work will be of use in the City’s determination of the Amenity Contribution they will
seek as part of rezoning 960-962 Yates Street. | am available to discuss this further at your
convenience.

>

Gerry Mulholland |Vice President

G.P. Rollo & Associates Ltd., Land Economists

T 604 275 4848 | M 778 772 8872 |

E gerry@rolloassociates.com | W www.rolloassociates.com

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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MATERIALS SCHEDULE

WOOD ACCENT (interior & Exterior)

SLATE (Exterior Paving, Interior Lobby Floor)

OPAQUE GLASS (SPANDREL)

TRANSLUCENT GLASS (PRIVACY SCREENS)

CARPET TILE (Interior Corridors)

LIMESTONE VENEER - Field

PAINTED CONCRETE - Accent

PAINTED CONCRETE - Field

PRE-FINISHED ALUMINUM WINDOW,
ACCENT METAL (Canopies, Guards, Trellis)

CEMENTITIOUS PANEL (Soffits)

LIMESTONE VENEER - Accent
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2014

To: Planning and Land Use Committee Date: February 5, 2014
From: Charlotte Wain, Senior Planner — Urban Design, Development Services Division

Subject: Development Permit with Variances Application #000391 for 960-962 Yates 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:

e the surface parking courtyard
e the residential entrance
e the design of the primary tower and the perceived massing of the upper storeys.

Following this referral, and after giving notice and allowing an opportunity for public comment and
after the Public Hearing for Rezoning Application #00463, if it is approved, that Council consider the
following motion:

“That Council authorize the issuance of Development Permit with Variances Application
#000391 for 960-962 Yates Street, in accordance with:

1. Plans date stamped December 3, 2014.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following
variances:
i.  Schedule C, 7.2(g) — Required residential visitor parking is reduced from 10 spaces
to five;
i. Schedule C, 16.A.12(c) — Required residential parking is reduced from 1.4 spaces
per dwelling unit to 1 space per dwelling unit;
ii.  Schedule C, 16.C.4 — Required commercial parking is reduced from four spaces to
two.
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.”

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.

Planning and Land Use Committee Report February 5, 2015
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Pursuant to Section 920(8) of the Local Government Act, where the purpose of 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, 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 960-962 Yates Street. The proposal is
to construct an 18-storey mixed-use building containing 88 residential units and two ground-floor
commercial units. A parking variance is related to this Application.

The following points were considered in assessing this Application:

e 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).

e 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 surface
parking courtyard, the recessed residential entrance and the design of the primary tower.

e A parking reduction for both residential and visitor spaces is being proposed. The results
from the accompanying parking study conclude that the impacts on the surrounding
neighbourhood would be minimal.

BACKGROUND
Description of Proposal

The proposal is for an 18-storey mixed-use building with 88 residential units and two ground-floor
commercial units. The proposed site plan, architecture and landscape design include the following
details:

e high-rise building form with a primary street wall along the Yates Street and all parking
provided underground

¢ a mixture of siding, including rough and honed limestone veneer, painted concrete in cream

and grey colours

aluminum windows with accent metal and panels of insulated spandrel glazing

replacement of the two existing street trees with two new trees consistent with City standards

sidewalk improvements adjacent to the building, consistent with the Harris Green standards

a landscaped podium and recreational amenity space on the roof of the second floor, with

deep planters that include bio-swales for rainwater management as well as various tree and

shrub species

e 96 vehicle parking spaces and five visitor parking spaces located within three levels of
underground parking

e 88 class one bike storage spaces located underground

e six class two bike racks located at street level adjacent to the main residential entrance.

A parking variance is associated with the proposal and is discussed in more detail later in this report.

Planning and Land Use Committee Report February 5, 2015
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Sustainability Features

As indicated in the applicant’s letter dated November 27, 2014, the sustainability features associated
with this Application include an electric vehicle charging station, secure bike storage for each
residential unit and bioswales on the roof of the second floor podium for rainwater management.
Existing Site Development and Development Potential

The site is presently occupied by a single storey commercial building and surface parking.

Under the current S-1 Zone (Limited Service District), the property could be developed up to 1.5:1
FSR with a maximum height of 15m. The range of uses permitted in the Zone includes but is not

limited to restaurants, clubs, garages, automobile rental and retail sales.

Data Table

The following data table compares the proposal with the relevant guidelines from the Downtown
Core Area Plan (DCAP). An asterisk is used to identify where the proposal is less stringent than the

policy.
Zoning Criteria Proposal DCAP Guidelines
Density (Floor Space Ratio) — maximum 5.50:1 3:1 (base)
5.50:1 (bonus)
Total floor area (m?) — maximum 7570.00 N/A
Residential 7375.00
Retail 145.00
Floor Plate (m?) — maximum
Portion of building between 20-30m 475 930
Portion of building above 30m 460 Levels 15-16 650
330 Level 17
Height (m) - maximum 52.20* 50
A 18*
RGHCS. TR (mechanical unit only) L}
Setbacks (m) - minimum
Front (Yates Street) Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 4.00 Levels 4-10: 3.00
Levels 11-16: 4* Levels 11-17: 6.00
Levels 17: 5.35*
Rear Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 5.50 Levels 4-10: 3.00
Levels 11-16: 5.50* Levels 11-17: 6.00
Levels 17: 8.40

Planning and Land Use Committee Report February 5, 2015
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Zoning Criteria Proposal DCAP Guidelines
Side (east) Levels 1-3: Nil Levels 1-3: Nil
Levels 4-10: 5.50 Levels 4-10: 3.00
Levels 11-17: 5.50* Levels 11-17: 6.00
Side (west) Levels 1-3: Nil Levels 1-3: Nil

Levels 4-10: 5.50
Levels 11-17: 5.50*

Levels 4-10: 3.00
Levels 11-17: 6.00

Parking - minimum 96 N/A
Visitor parking - minimum

Included in the overall units . I
Bicycle storage - minimum 88 N/A
Bicycle rack - minimum 6 N/A

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted the Downtown
Residents Association CALUC at a Community Meeting held on August 14, 2014. A letter dated
October 15, 2014 is attached to this report.

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 960-962 Yates 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 Yates 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.

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 along Yates Street 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. However the proposal is for a 52.5m
high building, which is 2.5m above the recommended 50m maximum height in the guidelines. Staff
recommend for Council’s consideration that this is supportable as it does meet the recommended

Planning and Land Use Committee Report February 5, 2015
Development Permit Application #000391 for 960-962 Yates Street Page 4 of 7

Development Permit with Variances Application No. 000391 for... Page 98 of 471



Planning and Land Use Committee - 19 Feb 2015
number of storeys (17) and the additional height relates only to the mechanical penthouse on the

roof, which is also intended to be used for a transmission facility for the Victoria Fire Department.

The DCAP provides both broad urban design objectives for the Downtown Core and more detailed
design guidelines for specific districts. The DCAP also includes policies related to the design of
buildings. 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:

e minimize the effects of shading and wind
e maintain views to the open sky
e avoid the visual presence of bulky upper building mass.

Yates 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 design guidelines recommend a side and rear setback of 6m for portions of
buildings above 30m in height (in this case, for level 11 and above). The proposal does not comply
with this for levels 11 to 16, which are setback 5.5m (half a meter under the recommended setback).
This is considered an acceptable minor deviation from the design guidelines.

The primary street wall is 11.5m in height, which is slightly shorter (by 3.5m) than the recommended
15m. The applicant has indicated in the supporting letter that the intention of this design response is
to ensure an appropriate transition from the adjacent building to the east and that the provision of a
trellis helps to increase the apparent height at the street. In addition, there is no secondary street
wall for the building as recommended in the guidelines. Instead the entire building is stepped back
4m at the fourth storey, with vertical articulation being emphasized from levels four to 14, and
horizontal articulation at the top three storeys. This setback is 2m below the recommended
guidelines for portions of buildings above 30m in height. Although the reduced floor plate of the
tower and setbacks on the rear and sides, do help to reduce the apparent mass of the main building,
staff suggest the Application would benefit from a review by the Advisory Design Panel (ADP) on
this matter.

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 and visitor
parking on the ground level of the building, 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 specific details have been
provided. 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 Yates Street is
identified as a “Primary Commercial Street”. In these locations, public realm improvements should
be designed to relate to adjacent land uses and to provide comfortable, safe and animated

Planning and Land Use Committee Report February 5, 2015
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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, two new street trees are proposed along with sidewalk
improvements consistent with the Harris Green standards for the Yates Street frontage (south.)

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 screening between the sidewalk and the surface
level ‘courtyard’ parking.

Proposed Parking Variances

The proposed parking supply is for a total of 96 stalls, which is 41 fewer than the requirements under
Schedule C. However, it is worth noting that the R-48 Zone (Harris Green District) is a common
multi-unit residential zone that is applied to a number of properties in the area, which does not
contain a parking requirement. Instead, it allows the market and developer to dictate the number of
parking stalls that are provided. The requirements of Schedule C of the Zoning Regulation Bylaw
are summarized below:

Parking Stall Type Requi:ﬂ::tu(ﬁi?ﬁmum) Proposed
Residential 123 (ratio of 1.4:1) 88 (ratio of 1:1)
Residential visitor 10 5
Commercial 4 2
Electric Charging Station 0 1

Total . 137 96

The applicant has submitted a parking study to review the proposed parking supply and assess if the
reduced parking provision will meet the demand for the subject site. The parking study has
compared similar multi-unit sites in the Harris Green neighbourhood as well as vehicle ownership
data from ICBC and concluded that the proposed resident and visitor parking supply will meet the
parking demand. In addition, commercial visitor parking will be exceeded only in peak periods
resulting in up to two vehicles seeking parking on the street. As the impacts to the surrounding
neighbourhood will be minimal and on-street parking is available within one block of the subject site,
staff recommend that Council support the proposed parking variance.

Planning and Land Use Committee Report February 5, 2015
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CONCLUSIONS

The proposed high-rise mixed-use development at 960-962 Yates 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 parking variance is considered supportable based on the
vehicle ownership and demand within the surrounding area. However, the Application would benefit
from a review by the ADP in relation to the potential CPTED concerns for the recessed residential
entrance, surface parking courtyard and the and the perceived massing of the upper storeys.

ALTERNATE MOTION

That Council decline Development Permit Application #000391 for the property located at 960-962
Yates Street.

Respectfully submitted,

L £ . Nouo &Mé

Charlotte Wain Alison Meyer, Assistant Director
Senior Planner — Urban Design Development Services Division
Development Services Division Sustainable Planning and

Community Development Department

Report accepted and recommended by the City Manager: /1( P
wv Jason Johnson

Date: fe0.i,10)S

CW:aw

SA\TEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00463\PLUC REPORT DP.DOC

List of Attachments

Zoning map

Aerial photo

Letter from de Hoog & Kierulf architects, dated November 27, 2014

Letter from Downtown Residents Association, dated October 15, 2014

Plans for Rezoning Application #00463 and Development Permit Application #000391.
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27 November 2014

Mayor and Council
City of Victoria

#1 Centennial Square
Victoria, BC V8W 1P6

RE: 960/962 Yates Street - Application for Re-zoning/Development Permit

dH<a Dear Mayor & Members of Council:

977 Fort Street On behalf of our client, Alpha Project Developments Ltd., we are pleased to submit this
Victoria, BC V8V 3K3 application for re-zoning and concurrent development permit for the above named proper-
T 250-658-3367 ty.

F 250-658-3397

maii@dnk.ca The proposed development is located on the north side of Yates Street near the intersec-
woww.dhk.ca tion of Vancouver and Yates in the Harris Green Neighborhood of Victoria. The site is

currently zoned S-1 - LIMITED SERVICE DISTRICT.

We are requesting a site specific zone that is generally in compliance with the City of Vic-
toria Downtown Core Area Plan (DCAP) and the Official Community Plan (OCP). The site
is located within Development Permit Area 3 (HC), and is currently used as a single sto-
rey retail store with surface parking.

The proposed development is consistent with the development potential identified in the
OCP and DCAP documents. The site is located in the Residential Mixed-Use District,
anticipating predominantly residential buildings with street level commercial uses. The
proposed mixed-use building is 17 storeys with three levels of underground parking and a
mechanical penthouse. Two commercial/retail units are located on the main floor with 16
floors of residential suites above. The DCAP identifies base density for this site as 3.0:1
with a maximum density of 5.5:1. The proposed project achieves this maximum density.
The DCAP identifies the maximum height for this site as 17 stories for residential use. The
proposed project achieves this maximum height. An additional storey is provided as a
mechanical penthouse to enclose mechanical equipment and the elevator controller clos-
et, rather than expose mechanical equipment on the roof. It also provides space for a
Crest Communications transmission facility for the Victoria Fire Department.

The residential lobby and two commercial/retail units are located at street level on the
east half of the property and directly face the bus stop. Surface parking for visitors, and
the underground parking drive aisle is located on the west half. A decorative screen ex-
pressive of the building’s theme separates the surface parking from the sidewalk. Behind
this screen, space is provided for the temporary storage of garbage/recycling containers
on pick-up days. A 6-stall bicycle rack near the lobby entrance and convenient pedestrian
access from the secure underground parking are also within the covered area. The entire
area is directly observable from the street and is designed to be well-lit, finished with high
quality, light coloured materials on walls and soffits, and feature a decorative drive surface
creating a courtyard effect.

The existing street trees will be replaced with species consistent with City of Victoria re-
quirements in locations that do not conflict with underground services. The curved
grassed boulevards will be maintained. Sidewalk improvements adjacent to the building
will be consistent with the Harris Green standard and tie into the proposed column loca-
tions. Existing decorative paving elements along the street will be maintained, protected,
and reinstated, where necessary.

p.10f3
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The first two floors of apartments are located directly over the first floor with no set backs.
This creates a 3 storey street wall of living rooms and terraces facing directly onto the
street, enhancing the residential quality of the street frontage. Behind these street-front
units, the second and third floors are dedicated to the building core and double height
amenity spaces. The remainder of the second floor area is a landscaped podium with
deep planters that include bio-swales for rainwater management and appropriately scaled
trees and other plantings, patios, an outdoor kitchen, and exercise area for residents.

The upper fourteen residential floors of the building are set back from the main floor podi-
um creating expansive terraces along Yates Street at the 4" level. All suites on the fourth
to fourteenth levels are provided with balconies that overlook the landscaped podium be-
low. There is a total of 88 residential suites consisting of 8 junior 1-bedroom suites, 4
junior 2-bedroom suites, 22 one bedroom/one bath suites, 44 two bedroom/two bath
suites, 8 sub penthouse suites and 2 penthouse suites. Suites range in size form 47m2 to
143m2 and have been designed to provide a good mix for downtown living within an af-
fordable price range. A covenant will be placed on title to allow rental use into perpetuity.

Proposed setbacks generally meet all requirements of the DCAP. The first three storeys
are built to the front property line with no setback along the sidewalk in conformance with
primary commercial street (wide) interface guidelines. This podium is approximately 11.5
meters high and the apparent height is increased with the addition of a trellis structure at
the fourth floor. The tower then sets back 6m from all sides to meet the requirements in
the DCAP for buildings at 45m high. The 15th and 16th floors step back an additional 3m
at sides and back. The 17" floor generally steps back an additional 4m at sides and
back. Due to planning considerations and to provide articulation on the 17" floor, the
northwest and northeast corners infringe on this setback requirement. The result is a
slender, elegant building with an efficient floor plan creating high quality and affordable
residences.

The primary street-wall is proposed to be lower than recommended in the DCAP to pre-
vent a stark contrast to existing buildings beside and across from the proposed develop-
ment and provide a gentle transition to future buildings that would either need to conform
to lower scale Harris Green zoning requirements or larger scale DCAP requirements. A
secondary street wall, a strategy to reduce the bulk and mass of larger developments, is
not introduced due to the small size of the site. The podium has been divided into six
bays to provide a pedestrian scaled rhythm along the street frontage. Three bays are
retail units, one bay is the residential lobby entrance, one bay is the parking entrance, and
the last bay forms a screen between the surface parking and the sidewalk. The six bays
create an appropriately scaled rhythm to the sidewalk with canopies and a common sign-
age band weaving them into a cohesive urban fabric. Further articulation that may be
required of a larger scale development to reduce its mass would result in a broken ex-
pression of the street frontage at this smaller scaled site.

The building facade has been articulated vertically to emphasize its presence at a signifi-
cant site in the Harris Green neighborhood: Its location on the mid block and north side of
the street minimizes its shadowing effect on the street. The shadowing effect on neigh-
boring properties is mitigated by the generous setback from the north, east and west
property lines.

Commercial/retail use is provided at ground level along street frontage to provide activity
and interest to the pedestrian environment. There are no ground level suites along the
street frontage. Upper level residential windows and balconies have been placed to allow
overlook to the street below. Ground floor walls for retail/commercial spaces have max-
imized the amount of glazing to make activities and merchandise visible from the sidewalk
to increase interaction between pedestrians and businesses. Metal and glass canopies
are provided along the street frontage with a curved feature canopy at the residential en-
trance, giving the residential entrance a unique identity. Entrances to the commer-
ciallretail units are recessed into glazed alcoves to provide further weather protection and
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articulation of the building at the sidewalk. High quality, durable building materials are
proposed including stone tile and painted concrete. Balcony guards are treated as orna-
mentation and feature horizontal railing details and glass panel accents.

The proposed development provides 96 parking stalls, exceeding a ratio of 1:1 stalls per
suite. Secure, underground parking includes 88 parking stalls for residents and one stall
specifically designated as an electric car high-speed charging station. Surface parking
includes 5 stalls for visitors consistent with recommendations by the parking study (in-
cluded with the rezoning/development permit package). One visitor stall is designated as
an accessible stall. There are also two designated commercial stalls, one for each com-
mercial unit. Bicycle parking includes one Class 1 bicycle stall for each suite located in
common bicycle rooms sized and arranged according to recommended City standards. A

6-space bicycle rack is also provided at the front of the building adjacent the residential
lobby entrance.

977 Fort Street All outdoor spaces will be designed in accordance with CPTED guidelines to ensure that
Victoria, BC V8V 3K3 safety and security requirements will be addressed for all users. The covered surface

T 250-658-3367 parking will be screened from the street. This area will also be finished with high quality

F 950-658-3397 materials, well lit, and protected with security cameras. Glass block and glazing at the
mail@dhk.ca residential entrance and other lighting will maintain a glowing atmosphere within the cov-
Vourni bl e ered area that is inviting and safe for residents with no blind corners. Visibility and securi-

ty will also be addressed in the parkade by eliminating blind corners and providing glass
enclosed elevator lobbies, painted walls, and appropriate lighting levels.

Conclusion

The proposed development is a high quality mixed use building that conforms to the new
OCP requirements, and with only a few minor variances, is also consistent with the Down-
town Core Area Plan. All recommended guidelines are followed with a few minor excep-
tions for architectural expression.

This project develops a significant urban site in Harris Green, enlivens the street-front
along Yates Street, and expands the available housing options in the downtown area by
providing a good mix of suite sizes accessible to all income levels. The project is of an
appropriate scale to its location and has been designed to minimize the impact of the
building on the street and adjacent building sites, while providing a handsome and afford-
able addition to the Harris Green neighborhood.

Peter de Hoog Architect AIBC/MRAIC
de Hoog & Kierulf architects,

(/’ :
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VICTORIA
DOWNTOWN
RESIDENTS
ASSOCIATION

1715 Government Street
Victoria, BC

V8W 1Z4

250.386.5503

Mayor and Council

City of Victoria

No.1 Centennial Square
Victoria, BC

V8W 1P6

October 15, 2014
Re: 960 Yates Street — CALUC Meeting Review
Dear Mayor Fortin and Council,

The DRA LUC has reviewed the drawings for the proposed building and hosted a CALUC
meeting on August 14, 2014 for the above-mentioned application. Thirty-two people registered
their attendance at the door. The presentation was conducted by Peter De Hoog of Kierulf de
Hoog Architects.

Based on the information presented by the applicant, the purpose of the rezoning is to create a
17 storey, 88 unit residential condominium tower with ground floor commercial space fronting
Yates Street. The building would have an underground parking structure for 88 cars. The
proposal appears to comply with OCP guidelines and no variances are requested.

Comments and concerns raised at the CALUC meeting by the public are as follows;

e Concerns were expressed about the excavation and the possibility of neighbouring
properties subsiding. The architect mentioned much of the excavation will be primarily in
rock.

e Questions were asked about the future land use for the property between the proposal
and the Manhattan building. The Architect responded that they had no control over that
property as the applicant did not own it.

o A resident of the 12" floor of the Manhattan building at 930 Yates expressed the height
should be reduced as his view would be obstructed.

e An attendee commented that when they purchased their units downtown they expected
to lose their view eventually as they did not own the adjacent properties.

e A resident of the Manhattan building asked if a traffic study would be conducted and
recommended that the number of parking stalls be increased as their experience was
that there was a need for additional stalls in more upmarket buildings.

e An attendee suggested that a carshare spot be dedicated for residents and a carshare
program be set up by the strata.
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o Two attendees expressed concerns regarding the proposed height and density of the
proposal.

e Concerns were expressed that the exterior be clad in the highest quality materials
possible. The Architect described the exterior cladding as a combination of rough cut
limestone aluminum and metal spandrels and painted concrete.

e« Concerns were expressed about the colour scheme and that any proposed colour
scheme should avoid the gray pallet if possible.

e Complements were made regarding the design and colour scheme of the developers last
project “The Mondrian”.

DRA Land Use Committee review of this proposal finds it in keeping with the objectives of the
OCP and of a high build quality and design. It is also commendable that stormwater management
has been included within the proposal to treat and detain roof runoff.

The DRA supports this proposal will bring additional vitality to the Harris Green precinct and
provide additional high quality residences Downtown.

Sincerely,

lan Sutherland
Chair Land Use Committee
Downtown Residents Association

cc COV Planning
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Planning and Land Use Committee - 19 Feb 2015

CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: February 12, 2015
From: Charlotte Wain, Senior Planner - Urban Design

Subject: Rezoning Application No. 00475 for 838 Fort Street

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. 00475 for 838 Fort Street, 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 838 Fort Street. The proposal is to amend
the existing CA-42 Zone (Harris Green Commercial District) to increase the floor area of an
existing vacant building and allow retail uses on the ground floor and offices above.

The following points were considered in assessing this application:

e The property is designated as Core Business in the Official Community Plan 2012
(OCP.)

e The proposal is consistent with the objectives of the OCP regarding use and density.
The proposal is consistent with the design guidelines within The Downtown Core Area
Plan (DCAP).

e The proposal will allow for the renovation of an existing vacant building through the
introduction of a street level café and offices above.

Planning and Land Use Committee Report February 12, 2015
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BACKGROUND

Description of Proposal

This Rezoning Application is to amend the existing CA-42 Zone (Harris Green Commercial
District) to increase the floor area of an existing vacant building and allow retail uses on the

ground floor and offices above.

The following differences from the standard CA-42 Zone are being proposed and would be
accommodated in the new zone:

e increasing the permitted density from 2.5:1 Floor Space Ratio (FSR) to 2.8:1 FSR.
Sustainability Features

The applicant has not identified any sustainability features associated with this proposal.
However, the proposal does include the retention and renovation of an existing vacant building.

Land Use Context

The area is characterized by a mixture of commercial and office buildings ranging in height from
one to three storeys.

Existing Site Development and Development Potential

The site presently contains a vacant building. Under the current CA-42 Zone, the property could
be developed up to 2.5:1 FSR with a maximum height of 15m. The range of uses permitted in
the Zone includes but is not limited to restaurants, professional offices and retail sales.

Data Table

The following data table compares the proposal with the existing CA-42 Zone. An asterisk is
used to identify where the proposal is less stringent than the existing zone. A double asterisk is
used to indicate where the building is legally non-conforming.

: e dn Existing Zone Standard

Zoning Criteria Building Proposal CA-42
Site area (M?) - minimum 652.65 652.65 N/A
Dengity (Floor Space Ratio) - 2 76%* 2 80:1* 2 50:1
maximum
Total floor area (m?) - maximum 1726.00** 1754.00* 1564.12
Height (m) - maximum 11.86 15.11 15.5
Storeys - maximum 3 4 4
Setbacks (m) - minimum

Front (Fort Street) 127 12 3

Rear 0 0 N/A

Side (east) 0 0 N/A

Side (west) 0 0 N/A

Planning and Land Use Committee Report
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Zoning Criteria gz:f;::g Proposal Zon%it_a;;dard
Parking - minimum 0 0 N/A

Community Consultation

The applicant has consulted with the Downtown Residents Association. The CALUC have
agreed that due to the minor nature of the application, they are willing to waive the requirement
for a formal CALUC meeting.

ANALYSIS
Official Community Plan

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is
Core Business, which supports commercial (including office and retail) uses in buildings up to
approximately 24 storeys.

The proposal is consistent with the objectives set out in the OCP in relation to land use and
density.

Downtown Core Area Plan

Aligned with the OCP, the Downtown Core Area Plan (DCAP) has policies related to density
and land use and also supports the location of commercial employment uses alongside
complimentary uses such as restaurants and retail stores. The subject property is identified in
the Central Business District (CBD), which encourages active commercial street-level uses
along Fort Street to help increase pedestrian activity. The proposal is consistent with the
objectives set out in the DCAP in relation to land use and density.

CONCLUSIONS

The proposal is aligned with the OCP and DCAP policies related to use and density and would
allow the retention and renovation of an existing vacant building within the CBD.

ALTERNATE MOTION
That Council decline Rezoning Application No. 00475 for the property located at 838 Fort Street.

Respectfully submitted,

f‘\

i
u(\w/\%/ﬁ

Charlot Wam Alison Meyer, Assistant Director
Senior Planner - Urban Design Development Services Division
Development Services Division Sustainable Planning and Community Development
Report accepted and recommended by the City Manager: // o
Jason Johnson
Date: Tea L i€
CW/ljm
SATEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00475\REZ PLUC REPORT1.DOC
Planning and Land Use Committee Report February 12, 2015
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List of Attachments

Zoning map
Aerial photo
Letter from applicant, dated January 31, 2015

Plans for Rezoning Application No. 00475 and Development Permit Application No.
000407.

Planning and Land Use Committee Report February 12, 2015
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City of Victoria
31 JanuaTy 2015

FEB 10 2015

Planning & Development Department
Devetepment Services Division

Re: Rezoning Application at 838 Fort Street

Dear Mayor and Council,

We are pleased to submit this application for rezoning of the above-described property.
Project Description

The proposed development is located on the north side of Fort Street between Blanshard
Street and Quadra Street. The property is currently zoned CA-42 and is in the Harris
Green District. The property is improved with a three-storey building set back from the
property line approximately 1.2 metres. A portion of the building (approximately 40%) is
further setback from the property line creating a “dead space” which is presently enclosed
with a black metal, picket-style fence. The building is currently 100% vacant. It is
contemplated that the building will house a mix of retail and office on the main floor and
office above.

The intention is to create a café at street level and a roof top patio. The above-described
metal fence at street level would be replaced with a glazed storefront with multiple large
doors opening onto a south-facing outdoor seating area. In addition to animating the
building facade/street presence via the café and roof patio, showers and bike storage will
be constructed in the basement. It is intended that the building will be a “technology hub”
housing a number of Victoria’s established and start-up tech companies.

Under the CA-42 zone, the maximum FSR is 2.5:1. The existing building is non-
conforming at 2.74:1. The proposed work (i.e., replacing the metal fence with a glazed
wall at street level and the roof patio) will increase the density to 2.80:1 and because the
enclosed portion of the roof patio (i.e., landing at top of stairs) is considered to add a
floor to the existing building, a front yard setback variance will be required. Further, the
CA-42 zone requires retail uses to occupy a minimum of 75% of the building street
frontage. Currently, 0% of the frontage is occupied by retail. The proposed café will
occupy 45% of the frontage. The construction of the building (i.e., structural concrete
columns at the west and east ends of the building and elevator lobby) preclude 75% of the
frontage being occupied by retail use. The proposed 45% is the maximum retail frontage
achievable. This application is being made in order to increase the density above that
allowable, relax the front yard setback requirement triggered by the enclosed portion of
the roof patio and to decrease the required retail frontage. The subject site is designated
core business under the urban place designation.

Policy & Benefits
The project is consistent with the broad objectives of the land management and

development policies of the official community plan. The project will revitalize an area,
in part defined by vacant buildings. A vacant and neglected building will be transformed
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into a vibrant and collaborative working space housing knowledge-based workers. The
work force is made up predominantly of young well-educated (e.g., masters level
computer engineering qualifications) urbanites who live, play and would like to work in
the city core. Commuting will be predominantly by foot and bike. Given previous and
existing uses, the project greatly improves the building and surrounding area without
negatively affecting immediate neighbours.

Conclusion

Our plan to convert a vacant and uninviting building into an animated and welcoming
modern collaborative working space will provide economic and social benefits to the City
and neighbourhood. The project enhances the neighbourhood and the economic viability
of the City of Victoria.

Included in this package are:

1. City of Victoria rezone application form.

2. Architectural drawings of proposed work (inc. survey and photograph of
existing building).

Five sets of plans 64 x 91 cm (24" x 36")
Three sets of plans 22 x 28 cm (8.5" x 11")
One set of plans 28 x 44 cm (11" x 17")

3. Letter to Mayor and Council providing a rationale for the rezoning.
4. Current Certificate of Title.
5. Project information table.

Further information is available upon request.

Sincerely yours,

Daniel Robbins

Rezoning Application No. 00475 for 838 Fort Street --A. Meye... Page 140 of 471
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CONTEXT
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CONTEXT
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Planning and Land Use Committee - 19 Feb 2015

CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2014

To: Planning and Land Use Committee Date: February 12, 2015
From: Charlotte Wain, Senior Planner - Urban Design, Development Services Division

Subject: Development Permit with Variances Application No. 000407 for 838 Fort Street

RECOMMENDATION

Staff recommend that Committee forward this report to Council and after giving notice and
allowing an opportunity for public comment and after the Public Hearing for Rezoning Application
#00475, if it is approved, that Council consider the following motion:

“That Council authorize the issuance of Development Permit with Variances Application
#000407 for 838 Fort Street, in accordance with:

1. Plans dated February 12, 2015.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
i. Section 6.55.2(1) - access to a building on the building street frontage is
increased from 4.5m to 9.55m;
ii.  Section 6.55.2(2) - retail uses on the building street frontage are reduced from
75% to 45.5%;
ii.  Section 6.55.4 - front setback reduced from 3m to 1.18m
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.”

LEGISLATIVE AUTHORITY

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

Pursuant to Section 920(8) of the Local Government Act, where the purpose of 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, the
siting, form, exterior design and finish of buildings and other structures.
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EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit Application with Variances for the property located at 838 Fort Street.
The proposal is to retain and renovate an existing vacant building to allow a street level café and
offices on the upper floors. Three variances are related to this Application:

e increasing the proportion of access to a building on the building street frontage from
4.5m to 9.95m

e reducing the proportion of retail uses on the building street frontage from 75% to
45.5%

¢ reducing the front setback from 3m to 1.18m

The following points were considered in assessing this Application:

e The proposed building is subject to regulation under Development Permit Area 2 (HC) and
is consistent with the applicable Design Guidelines in the Official Community Plan (OCP)
and the Downtown Core Area Plan (DCAP).

BACKGROUND
Description of Proposal

The proposal is for the retention and renovation of an existing vacant building to accommodate a
60m? street level café, offices on the upper floors and a roof top patio. The proposed site plan
and architectural design include the following details:

e a portion of the ground floor is currently setback approximately 2m from the building edge
and is enclosed by a black picket fence. The proposal would replace the fence with a
glazed storefront with multiple doors opening onto a south facing seating area.

e new showers and bicycle storage would be provided in the basement.

e a roof top patio with glass and aluminum guardrails would be proposed above the third
floor.

e a new block wall is proposed to enclose the stair access to the roof and would be painted
red.

Three variances are associated with the proposal and are discussed in more detail later in this
report.

Sustainability Features

The applicant has not identified any sustainability features associated with this proposal.
However, the proposal does include the retention and renovation of an existing vacant building
and the inclusion of new cycling facilities.

Existing Site Development and Development Potential

The site presently contains a vacant building. Under the current CA-42 Zone, the property could

be developed up to 2.5:1 FSR with a maximum height of 15m. The range of uses permitted in the
Zone includes but is not limited to restaurants, professional offices and retail sales.

Planning and Land Use Committee Report February 12, 2015
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Data Table
The following data table compares the proposal with the existing CA-42 Zone. An asterisk is used

to identify where the proposal is less stringent than the existing zone. A double asterisk is used to
indicate where the building is legally non-conforming.

X e Existing Zone Standard

Zoning Criteria Building Proposal CA-42
Site area (m?) - minimum 652.65 652.65 N/A
Den_sity (Floor Space Ratio) - 2 76 2 80:1* 2 50:1
maximum
Total floor area (m?) - maximum 1726.00** 1754.00* 1564.12
Height (m) - maximum 11.86 15.11 155
Storeys - maximum 3 4 4
Setbacks (m) - minimum

Front (Fort Street) 32" 1.2" 3

Rear 0 0 N/A

Side (east) 0 0 N/A

Side (west) 0 0 N/A
Parking - minimum 0 0 N/A

Community Consultation

The applicant has consulted with the Downtown Residents Association. The CALUC have agreed
that due to the minor nature of the application, they are willing to waive the requirement for a
formal CALUC meeting.

ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is
Core Business, which supports commercial (including office and retail) uses in buildings up to
approximately 24 storeys. The OCP also identifies this property in Development Permit Area 2
(HC) Core Business. The objectives of this DPA are to revitalize the Central Business District
(CBD) through high-rise commercial buildings and low-to-medium rise residential mixed-use
buildings. Fort Street is not identified as a location for high-rise buildings. Ensuring high quality
architecture, landscape and urban design is also an important objective of this DPA, as is the
conservation and enhancement of the special features and characteristics of this area. The
proposed development at 838 Fort Street is consistent with DPA 2 (HC) objectives for
redevelopment.

Planning and Land Use Committee Report February 12, 2015
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Downtown Core Area Plan

With respect to local area plans, the Downtown Core Area Plan, 2011 (DCAP) applies to the
subject site. Within the DCAP, the subject property is identified in the CBD which encourages
public and private streetscape enhancements through active commercial street-level uses along
Fort Street to help increase pedestrian activity.

The DCAP provides both broad urban design objectives for the Downtown Core and more
detailed design guidelines for specific districts. The DCAP also includes policies related to the
design of buildings including built form and setbacks. Overall, the proposal is consistent with
these policies. The proposal also helps to achieve the broad objectives related to community
vitality by strengthening the employment base through suitable office space.

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.

Proposed Variances

Three variances are proposed as part of this application. The CA-42 Zone requires that the
access to a building must not occupy more than 4.5m and that retail uses (including cafes) must
occupy at least 75% of the street frontage. The intent of this is to create ‘active’ uses at the
ground floor and enhance the pedestrian environment. The proposal would increase the access
from 4.5m to 9.95m and reduce the retail use from 75% to 45.5%. These variances are largely as
a result of the existing building configuration as the two vertical columns are not considered as
part of the ‘active’ use. In addition, building code requirements has created the need for additional
doors at the street level. Given that the proposal would improve the building to street interface
through the removal of the fence and creation of additional glazing, staff recommend for Council’s
consideration that these variances be approved.

A third variance relates to the front setback, which is proposed to be reduced from 3m to 1.18m,
since the new enclosed stair access to the roof, results in the building being classed as four
storeys, which increases the setback requirements. The improvements at the street level are
considered an appropriate response to the context and staff recommend for Council's
consideration that Council approve the front setback variance.

CONCLUSIONS

The proposed retention and renovation at 838 Fort Street would support the planning objectives
for the Downtown, found in the OCP and the DCAP through the creation of an improved building
frontage with active street level uses. The variances are considered supportable given the existing
constraints of the building configuration.

Planning and Land Use Committee Report February 12, 2015
Development Permit Application No. 000407 for 838 Fort Street Page 4 of 5

Development Permit with Variances Application No. 000407 for... Page 154 of 471



Planning and Land Use Committee - 19 Feb 2015

ALTERNATE MOTION

That Council decline Development Permit Application #000407 for the property located at 838
Fort Street.

Respectfully submitted,
a &+
(1. J/M/\ LAt A

Charlotte V(/éfi Alison M §'é“r, Assistant Director
Senior Planner — Urban Design Development Services Division
Development Services Division Sustainable Planning and
Community Developmgnt Department
Report accepted and recommended by the City Manager: //n/ P
] Jason Johnson
Date: .11\ 1S
CW/ljm

SA\TEMPEST_ATTACHMENTS\PROSPEROPL\REZ\REZ00463\PLUC REPORT DP.DOC

List of Attachments

° Zoning map

° Aerial photo

° Letter from applicant dated January 31, 2015

° Plans for Rezoning Application #00475 and Development Permit Application #000407.
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Received
City of Victorie
31 JanuaT'y 2015
. L FEB 10 2015
Re: Rezoning Application at 838 Fort Street
""‘o‘:‘! & Devetopment Department
Dear Mayor and Council, etopment Services Diviston

We are pleased to submit this application for rezoning of the above-described property.
Project Description

The proposed development is located on the north side of Fort Street between Blanshard
Street and Quadra Street. The property is currently zoned CA-42 and is in the Harris
Green District. The property is improved with a three-storey building set back from the
property line approximately 1.2 metres. A portion of the building (approximately 40%) is
further setback from the property line creating a “dead space™ which is presently enclosed
with a black metal, picket-style fence. The building is currently 100% vacant. It is
contemplated that the building will house a mix of retail and office on the main floor and
office above.

The intention is to create a café at street level and a roof top patio. The above-described
metal fence at street level would be replaced with a glazed storefront with multiple large
doors opening onto a south-facing outdoor seating area. In addition to animating the
building fagade/street presence via the café and roof patio, showers and bike storage will
be constructed in the basement. It is intended that the building will be a “technology hub”
housing a number of Victoria’s established and start-up tech companies.

Under the CA-42 zone, the maximum FSR is 2.5:1. The existing building is non-
conforming at 2.74:1. The proposed work (i.e., replacing the metal fence with a glazed
wall at street level and the roof patio) will increase the density to 2.80:1 and because the
enclosed portion of the roof patio (i.e., landing at top of stairs) is considered to add a
floor to the existing building, a front yard setback variance will be required. Further, the
CA-42 zone requires retail uses to occupy a minimum of 75% of the building street
frontage. Currently, 0% of the frontage is occupied by retail. The proposed café will
occupy 45% of the frontage. The construction of the building (i.e., structural concrete
columns at the west and east ends of the building and elevator lobby) preclude 75% of the
frontage being occupied by retail use. The proposed 45% is the maximum retail frontage
achievable. This application is being made in order to increase the density above that
allowable, relax the front yard setback requirement triggered by the enclosed portion of
the roof patio and to decrease the required retail frontage. The subject site is designated
core business under the urban place designation.

Policy & Benefits
The project is consistent with the broad objectives of the land management and

development policies of the official community plan. The project will revitalize an area,
in part defined by vacant buildings. A vacant and neglected building will be transformed
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into a vibrant and collaborative working space housing knowledge-based workers. The
work force is made up predominantly of young well-educated (e.g., masters level
computer engineering qualifications) urbanites who live, play and would like to work in
the city core. Commuting will be predominantly by foot and bike. Given previous and
existing uses, the project greatly improves the building and surrounding area without
negatively affecting immediate neighbours.

Conclusion

Our plan to convert a vacant and uninviting building into an animated and welcoming
modern collaborative working space will provide economic and social benefits to the City
and neighbourhood. The project enhances the neighbourhood and the economic viability
of the City of Victoria.

Included in this package are:

1. City of Victoria rezone application form.

2. Architectural drawings of proposed work (inc. survey and photograph of
existing building).

Five sets of plans 64 x 91 cm (24" x 36")
Three sets of plans 22 x 28 cm (8.5" x 11")
One set of plans 28 x 44 cm (11" x 17")

3. Letter to Mayor and Council providing a rationale for the rezoning.
4. Current Certificate of Title.
5. Project information table.

Further information is available upon request.

Sincerely yours,

X
Y N
Yo

Daniel Robbins
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: February 5, 2015
From: Jim Handy, Senior Planner — Development Agreements, Development Services
Division

Subject:  Official Community Plan Amendment Application, Development Permit with
Variance Application #000356 and Heritage Alteration Permit Application #00180
for 251 - 259 Esquimalt Road

RECOMMENDATION

Staff recommend that Committee forward this report to Council and that the following consultation
requirements, pertaining to the proposed Official Community Plan Amendment, be added to the
October 23, 2014, Council motion after item 1. b.:

“c. That Council determine pursuant to section 879(1) of the Local Government Act, that the
affected persons, organizations and authorities are those property owners and occupiers
immediately adjacent to the subject properties and determine that the appropriate
consultation measures would include mailed notice of the proposed OCP Amendment to
the affected persons and posting of a notice on the City’'s website inviting affected
persons, organizations and authorities to ask questions of staff and provide written or
verbal comments to Council for their consideration;

d. That Council determine pursuant to section 879 (2)(a) of the Local Government Act, that
having regard to the previous Community Association Land Use Committee (CALUC)
Community Meeting, the consultation proposed at this stage is an adequate opportunity
for consultation;”

LEGISLATIVE AUTHORITY

In accordance with Section 876 of the Local Government Act, Council may adopt one or more
Official Community Plans. Pursuant to Section 137(1)(b) of the Community Charter, the power to
amend an Official Community Plan Bylaw is subject to the same approval and other requirements as
the power to adopt a new Official Community Plan Bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to provide Council with new information, analysis and recommendations
regarding a request for an Official Community Plan (OCP) Amendment Application, a Development
Permit with Variance Application and a Heritage Alteration Permit Application for the property
located at 251-259 Esquimalt Road. The proposal is for the Commercial Heritage Phase of the
Roundhouse development which includes the following components:

Planning and Land Use Committee Report February 5, 2015
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e the rehabilitation of the Heritage-Designated Roundhouse, Back Shop, Boiler House, Car
Shop, Stores Building and the Turntable

the construction of three new single-storey retail buildings

the siting of seven reconditioned boxcars for retail and interpretive purposes

a public plaza with the focal point being the rehabilitated Heritage-Designated Turntable

a comprehensive program of cultural interpretive features.

As the proposal does not address a number of mandatory design requirements outlined in the
applicable Roundhouse Design Guidelines, an amendment to the OCP is required to amend these
Guidelines.

On October 23, 2014, Council (minutes attached) advanced these Applications to a Public Hearing
in a motion that included Council consideration of consultation for the OCP amendment as
recommended in an earlier staff report (dated October 2, 2014, attached).

This report provides an expanded recommendation that addresses statutory obligations for
consultation on the proposal to amend the OCP.

Waste Management Plan, Financial Plan and Statutory Consultation

As a result of the proposed OCP Amendment, the Local Government Act requires that Council
consider Financial Plan Implications, Waste Management Plan Implications and statutory
consultation requirements as part of any proposed OCP Amendments. The following sections
outline details related to these considerations:

Waste Management Plans (the Capital Regional District Liquid Waste Management Plan and Capital
Regional District Solid Waste Management Plan)

There are no waste management plan implications anticipated.

Financial Plan Implications

There are no potential financial plan implications anticipated with respect to the proposal.

Statutory Consultation

The Local Government Act (LGA) Section 879(1) requires a Council to provide one or more
opportunities it considers appropriate for consultation with persons, organizations and authorities it
considers will be affected. Consistent with Section 879 (2) (a) of the LGA, Council must further
consider whether consultation should be early and ongoing. This statutory obligation is in addition to
the Public Hearing requirements.

In this instance, the proposed OCP amendment would replace the existing Roundhouse Design
Guidelines with revised Guidelines which would then apply to the Roundhouse site as identified in
the OCP under Development Permit Area 13: Core Songhees. The Guidelines have been revised to
reflect where the current proposal differs from the existing mandatory Guidelines and, therefore, the
Official Community Plan Amendment is only applicable to the Roundhouse site and is visually
represented in the project design, shown in the Development Permit plans, that have been circulated
to the Victoria West Neighbourhood Association consistent with the Community Association Land
Use Committee (CALUC) consultation procedures. In addition all owners and occupiers of property
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within a 200 metre radius of the site were notified and invited to participate in a Community Meeting,
through the CALUC Community Meeting Notice process. On this basis, staff recommend for
Council’s consideration, that notifying the immediately adjacent owners and occupiers of land along

with posting a notice on the City’s website will provide adequate opportunities for consultation with
those affected.

The recommendation provided above contains the appropriate language to advance the Official
Community Plan Amendment Bylaw for consideration at a Public Hearing and to advance
Development Permit with Variance Application #000356 and the Heritage Revitalization Agreement
to a meeting of Council for community input.

Respectfully submitted,

Jim Handy Alison Meyer, Assistant Director
Senior Planner — Development Agreements Development Services Division
Development Services Division Sustainable Planning and Community

Development Department

Report accepted and recommended by the City Manager: / i
(/' Jason Johnson

Date: ~

JH:aw

SATEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000356\PLUC REPORT FEB 2015.D00C
List of Attachments
e PLUC Report, October 2, 2014

PLUC Minutes, October 16, 2014
e Council Minutes, October 23, 2014.
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the meeting of October 16, 2014

To: Planning and Land Use Committee Date: October 2, 2014
From: Jim Handy, Senior Planner — Development Agreements

Subject:  Official Community Plan Amendment, Development Permit with Variance
Application #000356 and Heritage Alteration Permit Application #00180 for
251 - 259 Esquimalt Road - Proposed rehabilitation of five Heritage-Designated
buildings and rail turntable, construction of three new single-storey buildings,
public plaza, temporary and permanent surface parking lots, cultural interpretation
features and siting of boxcars for retail use.

Executive Summary

The purpose of this report is to present Council with information, analysis and recommendations
regarding an Official Community Plan (OCP) Amendment, Development Permit with Variance
Application and Heritage Alteration Permit Application at 251-259 Esquimait Road, also known
as the Roundhouse Commercial Heritage Phase.

These Applications propose a number of components including:

o the rehabilitation of the Heritage-Designated Roundhouse, Back Shop, Boiler
House, Car Shop, Stores Building and the Turntable
the construction of three new single-storey retail buildings
the siting of seven reconditioned boxcars for retail and interpretive purposes
a public plaza with the focal point being the rehabilitated Heritage-Designated
Turntable

o a comprehensive program of cultural interpretive features.

The following points were considered when reviewing these Applications:

) the proposal is generally consistent with the applicable City Design Guidelines,
however, it fails to address a number of mandatory design requirements outlined
in the Roundhouse Design Guidelines. An amendment to the OCP is required to
amend these Guidelines.

° the proposal is generally consistent with the goals, broad objectives and policies
outlined in the OCP, in particular, the Standards and Guidelines for the
Conservation of Historic Places in Canada.

° the Development Permit Application proposes a variance to the Zoning
Regulation Bylaw to allow a new building to be constructed within 1 m of an
existing rail easement. The location and design of the proposed building is
generally supported in the Roundhouse Design Guidelines and, therefore, staff
recommend that Council support the proposed variance.

o the Development Permit Application proposes a crossing over the existing rail
easement that is not currently contemplated in the Roundhouse Master
Development Agreement (MDA). In the event that Council support the provision
of this new rail crossing, then an amendment to the MDA is required.
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Staff recommend that Council approve an amendment to the OCP to allow revisions to the
Roundhouse Design Guidelines and advance an OCP Amendment Bylaw to a Public Hearing,
subject to referral of the Development Permit with Variance Application and Heritage Alteration
Permit Application to the Joint Advisory Design Panel and Heritage Advisory Panel, registration
of a Section 219 Agreement to secure the future design of Lime Bay Mews and an amendment
to the Roundhouse MDA to allow for an additional rail crossing. Furthermore, staff recommend
that Council require revisions to the plans submitted with both the Development Permit with
Variance Application and the Heritage Alteration Permit Application providing additional
information in relation to the proposal.

Recommendations

1. That Council direct City staff to prepare the necessary Official Community Plan
Amendment Bylaw and that Council:
a. consider giving first reading to the Official Community Plan Amendment Bylaw;
b. consider the Official Community Plan, Amendment Bylaw in conjunction with the

City of Victoria 2012-2016 Financial Plan and the Capital Regional District Liquid
Waste Management Plan and Capital Regional District Solid Waste Management
Plan pursuant to section 882(3)(a) of the Local Government Act and deem those
Plans to be consistent with the proposed Official Community Plan Amendment
Bylaw;

C. consider consultation under section 879(2) of the Local Government Act and
determine that no referrals are necessary with the Capital Regional District
Board; Councils of Oak Bay, Esquimalt and Saanich;, the Songhees and
Esquimalt First Nations; the School District Board; and the provincial and federal
governments and their agencies due to the nature of the proposed amendments;

d. consider giving second reading to the Official Community Plan Amendment
Bylaw;
e. consider referring the Official Community Plan Amendment Bylaw for

consideration at a Public Hearing.

v Following consideration of the Official Community Plan Amendment Bylaw that
Development Permit with Variance Application #000356 for 251-259 Esquimalt Road
proceed to a Hearing, subject to:

a) development meeting all Zoning Regulation Bylaw requirements, except for the
following variance:
° Section 12.12.8.4 - relaxation for the distance from a railway easement

from 10.00 m to 1.00 m;

b) referral of the Application to a Joint Advisory Design Panel and Heritage Advisory
Panel with the Joint Panel giving special attention to the exterior rehabilitation of
the Heritage-Designated structures;

c) the submission of revised plans that:

(i) include the provision of a public footpath from Kimta Road, along the
proposed Lime Bay Mews, to the edge of the proposed Turntable Plaza,
to the satisfaction of the Director of Sustainable Planning and Community
Development and the Director of Engineering and Public Works,

(i) provide details of the proposed glass canopy over the boxcars between
the Roundhouse and Car Shop buildings, to the satisfaction of the
Director of Sustainable Planning and Community Development,

(iii) provide details of the proposed railway crossings including details of any
finishing materials, to the satisfaction of the Director of Sustainable
Planning and Community Development;

Planning and Land Use Committee October 2, 2014
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d) an amendment to the Roundhouse Master Development Agreement to reflect the
location of the proposed rail crossings and requiring that the Developer provide
the City with a copy of the Rail Crossing Agreement and any other necessary
documentation between the Developer, Island Corridor Foundation, the rail
operator and any other necessary Government bodies for the proposed rail
crossings prior to the submission of any Building Permit relating to the
Commercial Heritage Phase, to the satisfaction of the City Solicitor and the
Director of Sustainable Planning and Community Development;

e) a Section 219 Covenant to link the proposed temporary surface parking areas to
the use of the Commercial Heritage Phase and to ensure the final design of Lime
Bay Mews is consistent with the Roundhouse Design Guidelines being registered
on title, to the satisfaction of the City Solicitor and the Director of Sustainable
Planning and Community Development;

f) a Statutory Right-of-Way for the Roundhouse Mews being registered on title, to
the satisfaction of the City Solicitor and the Director of Sustainable Planning and
Community Development;

a) final plans to be in accordance with the plans identified above to the satisfaction
of the Director of Sustainable Planning and Community Development.

3. That concurrent with Development Permit with Variance Application #000356, Council
consider authorizing the issuance of Heritage Alteration Permit Application #00180 in
accordance with the revised Heritage Conservation Plan dated July 2014 and plans
date-stamped September 15, 2014, for Heritage Alteration Permit Application #00180,
subject to:

a) referral of the Application to a Joint Advisory Design Panel and Heritage Advisory
Panel with the Joint Panel giving special attention to the exterior rehabilitation of
the Heritage-Designated structures;

b) a Heritage Revitalization Agreement being registered on title to secure the
exterior conservation of the Heritage-Designated buildings and structures, to the
satisfaction of the City Solicitor and the Director of Sustainable Planning and
Community Development;

c) the submission of revised plans and Heritage Conservation Plan to ensure
consistency between documents and providing details of, but not limited to, the
rehabilitation of the Roundhouse large double doors, existing and proposed
parapets, seismic restraining for the historic chimneys, details of any proposed
signage, new interior construction to be located within 2 m of an opening and
condition assessments for all historic fabric that is proposed to be replaced, to
the satisfaction of the Director of Sustainable Planning and Community

Development.
| U O Moy
Jim Handy Deb Day, Direct

Respectfully submitted,

Senior Planner — Development Agreements Sustainable Pjanining and Community
Development Services Development/Départment
Report accepted and recommended by the City Manager: ‘ o
s Jason Johnson
Date: Octows 9 q01Y
JH:aw
SATEMPEST_ATTACHMENTSWROSPEROPLIDPDPO003S6\IROUNDHOUSE PLUC REPORT.DOCX
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1.0 Purpose

The purpose of this report is to present Council with information, analysis and recommendations
regarding an Official Community Plan (OCP) Amendment, Development Permit with Variance
Application and a Heritage Alteration Permit Application at 251-259 Esquimalt Road, also known
as the Roundhouse Commercial Heritage Phase.

2.0 Background
5 | Description of Proposal

The Development Permit Application and Heritage Alteration Permit Application propose a
number of components which are discussed in detail in the following sections of this report.

2.1.1 Heritage-Designated Buildings and Structures

There are a number of Heritage-Designated buildings and structures located on the subject site.
This includes the E&N Railway Roundhouse, Back Shop, Boiler House, Car Shop, Stores
Building and the Turntable. Together, in conjunction with the rail yard, these structures comprise
the Esquimalt and Nanaimo Railway Roundhouse National Historic Site.

These Applications propose the rehabilitation of all of these buildings and structures which are
proposed to be used for commercial, retail, office, restaurant, brewery, brew pub and other uses
permitted in the existing CD-12 Zone, Roundhouse District.

2.1.2 New Buildings

These Applications propose the construction of three new single-storey retail buildings. Two of
the buildings would be situated on the southern edge of the site, 1 m from the existing railway
easement and framing a proposed public plaza. These two buildings would each include a
monopitch roof design, a significant area of glazing with corrugated metal siding and roofing
material.

One of these new buildings (west of the proposed Lime Bay Mews) is located in Development
Area 1 (DA-1) of the CD-12 Zone, Roundhouse District, while the proposed new building
immediately to the east is located in Development Area 2 (DA-2). The existing zoning requires
that buildings located in DA-1 are set back a minimum of 1 m from the rail easement, however,
in DA-2 that setback requirement increases to a minimum of 10 m. Therefore, a setback
variance is required for the proposed new building adjacent to the rail easement in DA-2.

The new third building would be situated immediately adjacent to the existing Heritage-
Designated Roundhouse and Back Shop buildings and separated from these buildings by way
of a new glass atrium structure.

The applicant proposes to introduce a total of seven reconditioned boxcars throughout the site.
The boxcars would be used for retail and interpretive purposes.

2.1.3 Public Plaza

The rehabilitated Turntable would be the focal point of a public plaza space framed by the
existing and proposed buildings. The north side of the Turntable would be designed to
accommodate seating, a stage area for performances and for public access to and across the
historic structure. The south side of the Turntable would remain open to reveal historic steam-

Planning and Land Use Committee October 2, 2014
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powered mechanical works of the Turntable. A map of the original E&N railway route on
Vancouver Island is proposed on the base of the Turntable as an interpretive feature, along with
interpretive panels. The Turntable would be rehabilitated to be operational but would be
maintained in a fixed position to align with the rail line.

The Railway Yard is a key character-defining element of the site and the surrounding plaza area
has been designed to reflect this “working yard" character. The surface treatment of the plaza
includes unit pavers inlaid with rail tracks and rail artifacts displayed in an interpretative
installation. Rail artifacts include the reconstruction of a Water Tower and Sand Tower which
were both original features of the site. Rail-themed canopies, bollards, lamp standards,
benches, tables and outdoor seating areas would be provided with steel and timber being the
principal finishing materials.

2.1.4 Public Amenities

The Roundhouse Master Development Agreement (MDA) requires the Developer to provide a
number of amenities as part of the Commercial Heritage Phase. These amenities include the
rehabilitation of Heritage-Designated buildings and the Turntable Plaza. Other required
amenities that the Developer is providing at this stage are as follows:

o Naturalized Landscape Knoll

In accordance with the MDA, the proposal indicates that the rock outcropping in
the northwest comer of the site will be preserved as a naturalized landscape
feature supplemented with native species.

° Roundhouse Mews

The Roundhouse Mews is a shared-use corridor accommodating vehicular traffic,
pedestrians, cyclists and rolling traffic, emergency and service vehicles. The
proponent indicates that the Roundhouse Mews will be provided through the site
between Esquimalt Road and Sitkum Road, skirting the southern edge of the
Turntable Plaza.

° Temporary Pathway

A 4 m wide pathway linking Sitkum Road and Catherine Street will be provided
on a temporary basis until a multi-purpose pathway, forming part of the E&N Rail
Trail, is constructed. The MDA requires that the multi-purpose pathway be
developed in stages in conjunction with future phases of development.

The MDA also envisages that, in conjunction with a later phase of development, a shared-use
corridor would be provided from the waterfront at Lime Bay directly to the proposed Turntable
Plaza. The applicant proposes that this corridor, referred to as Lime Bay Mews, be partially
constructed as part of the Commercial Heritage Phase. The initial design of this corridor,
featuring a two-lane road, is only an interim solution to provide access to temporary surface
parking lots serving the Commercial Heritage Phase. As required by the Roundhouse Design
Guidelines, the final Lime Bay Mews design should be focused on pedestrians and cyclists with
only one-way traffic permitted along the corridor from Kimta Road to Catherine Street. Staff
recommend that, prior to advancing to a Hearing, Council require that the developer enter into a
Section 219 Covenant with the City to ensure that the final design of Lime Bay Mews is
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consistent with the Roundhouse Design Guidelines.
2.1.5 Surface Parking

These Applications propose a limited amount of surface parking within the Commercial Heritage
Phase of the development, utilizing unit paving as a finishing material. However, significant
areas of temporary surface car parking are also proposed on the adjacent Development Areas.
These temporary parking areas, which would be finished with asphalt, would serve the
Commercial Heritage Phase of the development until an underground parkade is constructed as
part of Phase 2, as envisaged in the Roundhouse Design Guidelines.

The CD-12 Zone, Roundhouse District, allows parking to be located on any lot within the Zone
regardless of the Development Area of the lot where the parking is actually required, provided
that a covenant is registered on the title of the property linking the parking to the use.

2.1.6 Cultural Interpretive Features
The applicant is proposing a comprehensive interpretive program which includes:

site banners

interpretive signage

interior theming in historic buildings

recreated and reconstructed historic structures

artifact displays

installation of concrete railway map

rehabilitated Turntable to occasionally display rolling stock.

A comprehensive Interpretive Program Report has been provided by the applicant and is
attached to this report.

2.1.7 Sustainability Features

The development is a registered Leadership in Energy and Environmental Design (LEED)
Neighbourhood Development (ND) project. The applicant has confirmed that the proposed
development is adhering to the LEED ND guidelines and that the two new buildings, situated
adjacent to the rail easement, are designed to LEED Silver standard.

2.1.8 Transportation Demand Management Strategies'
Under the terms of the Roundhouse MDA, the Developer covenants and agrees to provide a

number of Transportation Demand Management (TDM) strategies. The applicant has identified
that the following TDM measures will be provided with the Commercial Heritage Phase of the

development:
° Commercial units will have access to a transit ProPass for a minimum of three
years. This will be fully subsidized by the Developer.
° The Developer will ensure that transit facilities, such as bus lay-bys and

improved bus stop amenities, will be provided at the developer's cost where the
transit facilities border the site.

° Class 1 and Class 2 bicycle facilities are provided and exceed the City of Victoria
requirements.
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. The development team will appoint a staff member to act as TDM Coordinator for
a minimum period of one year following occupancy of each building on site.

2.2 Existing Site Development and Development Potential

The current zoning allows for a diverse range of uses at this location, including but not limited
to: limited light industrial including processing, manufacturing and assembly, offices,
restaurants, retail, breweries and brew pubs, pubs and lounges, tourist facilities, railway
operations, artist studios and theatres. There are a number of Heritage-Designated buildings
and structures located on the subject site. This includes the E&N Railway Roundhouse, Back
Shop, Boiler House, Car Shop, Stores Building and the Turntable. Together, in conjunction with
the Rail Yard, these structures comprise the Esquimalt and Nanaimo Railway Roundhouse
National Historic Site,

2.3  Data Table

The proposed development is located in DA-1 and partially within DA-2 of the CD-12 Zone,
Roundhouse District. The following data tables compare the proposal with the regulations
specifically outlined in the CD-12 Zone and then with those regulations applicable to DA-1 and
DA-2. An asterisk is used to identify where the proposal is less stringent than the existing zone.

z_'dqlng Criteria (Overall Site) - Proposal Zone Standard
Site area (m?) ~ minimum 42,455 n/a
Density (Floor Space Ratio) — maximum 0.11:1 21
Total floor area (m?) — maximum 4691.56 84,910
Total floor area for non-residential uses (m?) -
sy B 4376.56 9180
Setback from any street of park (m) — minimum 3 2
Parking = minimum 199 144
Bicycle storage — minimum 22 13
Bicycle rack — minimum 50 13
Zoning Criteria (DA-1 & DA-2) Proposal Zone Proposal Zone

- (DA-1) Standard (DA-2) Standard

' (DA-1) (DA-2)
Height (m) — maximum 8.49 19 5.48 76
Setbacks (m) — minimum
Rail easement setback 1 1 1* 10
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2.4 Land Use Context

The Roundhouse site consists of several parcels situated between Esquimalt Road to the north,
Sitkum Road to the east, Kimta Road to the south and Catherine Street to the west. The E&N
Railway Right-of-Way bisects the site from the northwest to the southeast.

The Application site is located within the CD-12 Zone, Roundhouse District. This Zone identifies
sub-areas, referred to as Development Areas, and it is envisaged that the development will be
constructed in phases generally consistent with those identified sub-areas. In this instance, the
proposal specifically relates to DA-1, also referred to as the Commercial Heritage Phase, and
part of DA-2 situated in the northeast corner of the Roundhouse site. Victoria West Park and
the existing multi-family dwellings are situated to the north of the Application site, to the east is
Vista Park and multi-family dwellings at Bayview Place and future development phases of the
Roundhouse project are located directly to the south and west.

2.5 Legal Description

Lot 1, Part of the Bed of Victoria Harbour, Victoria District, Plan VIP79333

Lot 1, District Lot 119, Esquimalt District, Plan 3237 Except Part in Plans 5424,
1461R and 43176

Lot 1, District Lot 119, Esquimalt District Plan VIP74716

Lot 2, of the unnumbered part of Esquimalt District, Plan VIP81036

Lot 52, Section 31, Esquimalt District, Plan 549

Lot 52A, Section 31, Esquimalt District, Plan 549

Lot 53, Section 31, Esquimalt District, Plan 549

Lot 54, Section 31, Esquimalt District, Plan 549

Lot 65, Section 31, Esquimalt District, Plan 549

Lot 56, Section 31, Esquimalt District, Plan 549

Lot 56A, Section 31, Esquimalt District, Plan 549

Lot 57, Section 31, Esquimalt District, Plan 549

Lot 58, Section 31, Esquimalt District, Plan 549

Lot 69, Section 31, Esquimalt District, Plan 549

All that part of Section 31, Esquimalt District, described as commencing on the
east boundary of said Section, at the high water mark of the public harbour of
Victoria, 125 feet more or less, in a southerly direction from the south east corner
of Lot 52-A, Plan 549, thence northerly along the east boundary of Section 31 to
the said south east corner of Lot 52A, thence westerly along the southerly
boundaries of said Lot 52A and Lot 52, Plan 549, 86 feet more or less, to high
water mark, thence in a south easterly direction following said high water mark to
the point of commencement.

2.6 Relevant Design Guidelines

The following Design Guidelines are to be considered and applied for Development Permits
relating to the Roundhouse site:

° Roundhouse Design Guidelines (2008)
o Standards and Guidelines for the Conservation of Historic Places in Canada
(2010)
o Crime Prevention Through Environmental Design Guidelines (2004).
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The following sections of the report outline where the proposal is consistent with the
aforementioned Design Guidelines.
2.6.1 Roundhouse Design Guidelines
The Roundhouse Design Guidelines are comprehensive and detailed in order to sustain and

reinforce the historic and geographic significance of the site. The proposal has been reviewed
against these Guidelines and is considered consistent with them in the following ways:

o These Applications propose the preservation and adaptive reuse of the historic
Roundhouse buildings and structures.

o The proposed new buildings are limited to a single storey and are located in a
manner that respects the historic precinct and animates the proposed Turntable
Plaza.

o the proposed new buildings are contemporary in nature in contrast to the

heritage buildings on the site. They are finished with glass and metal panel
siding and the overall appearance of these buildings is light and transparent in
contrast to the heavy historic structures.

° The new building proposed immediately to the south of the Car Shop has been
designed with a glass atrium to permit views of the heritage facade.

o The new buildings would not adversely impact the Turntable Plaza by way of
overshadowing.

° The Heritage-Designated Turntable is being rehabilitated and will be the focal

point of a public plaza.

Significant structures, such as the water tower and sand tower, will be rebuilt.

A key pedestrian corridor, referred to as Lime Bay Mews, will provide a
connection from the waterfront directly to the proposed Turntable Plaza. The
Mews will also allow for a view corridor from the waterfront into the Plaza.

° A pedestrian crossing over the E&N tracks will occur at the alignment of Lime
Bay Mews.
° A shared-use corridor, referred to as Roundhouse Mews, will be provided

through the Historic Railway Precinct, along the north side of the rail corridor and
additional access to the site will be provided from Esquimalt Road and Sitkum

Road.

o The Knoll in the northwest corner of the site will be preserved and enhanced as a
natural feature and visual amenity.

° The proposal fosters sustainable landscape design by protecting indigenous

trees during site construction and by virtue of new native and drought-tolerant
plant material to minimize water usage and maintenance needs.

The Roundhouse Design Guidelines use the terms “must, will and shall” to describe mandatory
Guidelines that must be met. In this instance, there are several mandatory Guidelines that have
not been addressed and, in each case, staff recommend that Council support the proposed
alternative design solution. These are identified and discussed in detail in Section 4.1 of this
report.

2.6.2 Standards and Guidelines for the Conservation of Historic Places in Canada
The Standards and Guidelines for the Conservation of Historic Places in Canada (the

“Standards and Guidelines") outline sound, practical advice aimed at achieving good
conservation practice. The Standards and Guidelines recognize three treatments, including
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preservation, restoration and rehabilitation. The primary treatment associated with the scope of
proposed work associated with the Heritage Alteration Permit Application is rehabilitation.
Rehabilitation includes actions or processes of making possible a continuing or compatible
contemporary use of an historic place, or an individual component, while protecting its heritage
value.

A detailed assessment of impacts on Heritage-Designated buildings and structures is provided
in Section 4.2 of this report and it is considered that the proposed work is generally consistent
with the aforementioned Standards and Guidelines.

2.6.3 Crime Prevention Through Environmental Design Guidelines

The applicant states that they are implementing the following Crime Prevention Through
Environmental Design (CPTED) measures:

natural surveillance

glazing and sightlines between interior and exterior
central public space

central access corridor

temporary surface parking areas.

2.7  Consistency with other City Policy
2.7.1 Official Community Plan

As outlined in the OCP, a key strategic direction for the Victoria West neighbourhood is to
complete the revitalization of the Roundhouse site. The development of the Commercial
Heritage portion of the Roundhouse development responds directly to this key direction.

Although, as outlined in Section 2.6.1 of this report, the proposal is generally consistent with the
applicable City Design Guidelines, it fails to address a number of mandatory design
requirements outlined in the Roundhouse Design Guidelines. An amendment to the OCP is
required to amend these Guidelines.

Should Council support the OCP amendment, Council is required to consider consuiltation with
the Capital Regional District Board; Councils of Oak Bay, Esquimalt and Saanich; the Songhees
and Esquimalt First Nations; the School District Board and the provincial government and its
agencies. However, further consultation is not recommended as necessary for this amendment
to change the Urban Place Designation as this matter can be considered under policies in the
OCP Bylaw.

Council is also required to consider OCP Amendments in relation to the City's Financial Plan
and the Capital Regional District Liquid Waste Management Plan and the Capital District Solid
Waste Management Plan. This proposal will have no impact on any of these plans.

2.8 Community Consultation

In compliance with the Community Association Land Use Committee Procedures (CALUC) for
Processing an OCP amendment, the applicant consulted with the Victoria West Neighbourhood
Association on February 18, 2014. Notification of the CALUC meeting was circulated to
neighbours living within 200 m of the subject site. In addition, as the Development Permit
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Application proposes a variance, the Application was referred to the Victoria West
Neighbourhood Association on June 16, 2014, for a 30-day comment period. No comments
were received at the time of writing this report.

3.0 Issues
The key issues related to this application are:

OCP amendment and revisions to the Roundhouse Design Guidelines
impact on Heritage-Designated buildings and structures

interim proposal for Lime Bay Mews

MDA amendment

proposed variance

recommended plan revisions.

4.0 Analysis
4.1 OCP Amendment and Revisions to the Roundhouse Design Guidelines

As outlined earlier in this report, the Roundhouse Design Guidelines use the terms “must, will
and shall’ to describe mandatory Guidelines that must be met. In this instance, there are
several such Guidelines that have not been addressed and these are discussed in turn below.
Should Council approve the proposal, the Design Guidelines must be revised to reflect where
the proposal differs from the mandatory Guidelines. Since the Roundhouse Design Guidelines
are specifically referenced in the OCP, an OCP amendment is also necessary.

For the reasons outlined below, staff recommend that Council consider approving an OCP
amendment allowing revisions to the Roundhouse Design Guidelines to accommodate the
proposed project design.

411 Use of Brick in all New Buildings

The Roundhouse Design Guidelines require that elements of brick be used in all buildings to
match the material used in the historic Roundhouse structures and the new buildings at the
adjacent Bayview development. However, they also state that:

New buildings on the site should be designed with a contemporary appearance. It is
anticipated that they will be built from structural steel or heavy timber with exterior walls
made of glass and metal panel siding where solid areas are required. The overall
appearance of these buildings should be very light and transparent as a contrast to the
heavy historic structures.

The design of the proposed new buildings is consistent with the above Guideline, however, as
the proposed design does not include a brick element, a revision to the Guidelines is required.

4.1.2 Location of Site Servicing Facilities

These Applications propose that site servicing will be provided between the Heritage-
Designated buildings and Esquimalt Road; however, the Roundhouse Design Guidelines state
that servicing, deliveries and garbage/recycling facilities within the historic and mixed-use
precincts will be provided within the underground parking structure beneath a future residential-
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hotel building in DA-2. However, at this stage, the residential-hotel and underground parkade
are not proposed and the Developer is not obligated by City policy, legal agreement or
otherwise, to construct the parkade prior to the Commercial Heritage Phase. Furthermore, the
applicant has explained that an underground parkade would not be a suitable solution for site
servicing as it would not be able to accommodate large trucks and their turning manoeuvres.

The Guidelines also require that a dynamic and animated streetscape be created along the
Esquimalt Road frontage behind the Back Shop. To some degree, the location of site servicing
in this area is an impediment to a satisfactory design response to this requirement. However,
as outlined above, the underground parkade associated with the future residential-hotel
development is not part of the current proposal and may not present a workable solution to site
servicing requirements. Alternative solutions would result in truck movements through the
Turntable Plaza which could create potential conflicts between service vehicles, pedestrians
and site features such as landscaping, decorative surface materials and interpretive features.
The proposed solution represents the most practical and workable way of servicing the site.

It should also be noted that there is a significant grade change (approximately 4 m) between
Esquimalt Road and the Back Shop and, therefore, some public views from Esquimalt Road
towards the site will mainly consist of the upper parts of the rehabilitated Heritage-Designated
buildings. However, these Applications propose the siting of box cars between the Roundhouse
and Car Shop buildings which would provide interesting views from certain public vantage
points along Esquimalt Road. .

In response to the above issues, the Guidelines must be revised to reflect the proposed site
servicing plan.

41.3 Extent of Surface Parking

The Roundhouse Design Guidelines state that only a limited amount of surface parking will be
provided on-site and any surface parking areas will be surfaced with brick or unit pavers,
however, these Applications propose significant areas of temporary surface car parking using
asphalt as a finishing material. These parking areas are required to temporarily serve the
Commercial Heritage Phase of the development. However, it is envisaged that the second
phase of the development would include the construction of an underground parkade which
would ultimately serve the commercial development and replace these temporary parking areas.
As outlined in the CD-12 Zone, a Section 219 Covenant must be registered on fitle linking the
proposed temporary surface parking areas to the use of the Commercial Heritage Phase.

it should be noted that the areas proposed for temporary surface parking are used for vehicle
parking in association with existing businesses operating on site. The proposal includes the
addition of landscaping to soften the appearance of these temporary parking areas.

In this instance, the Guidelines must be revised to identify that the provision of surface car
parking to support the Commercial Heritage Phase is acceptable on a temporary basis, until the
underground parkade associated with DA-2 has been constructed.

4.1.4 Configuration of the Turntable Plaza

The Roundhouse Design Guidelines state that the Turntable Plaza will be shaped by the semi-
circular Roundhouse building along its eastern flank and will extend to the car shop in the north,
Roundhouse Mews in the west and the E&N line in the south. The siting of proposed new
buildings adjacent to the E&N line has resulted in the Roundhouse Mews shifting northwards
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and a slight reconfiguration of the Turntable Plaza area. The Guidelines must be revised to
accommodate this design revision. However, the resulting plaza space is not substantially
reduced and there are benefits derived from the location of the new buildings which will frame
the public space and create opportunities for vibrancy and activity along the southern edge of
the plaza.

4.1.5 Ongoing Railway Use

The Roundhouse Design Guidelines state that ongoing railway use will occur utilizing elements
for the E&N line and access to the Turntable and Roundhouse building. Since the Guidelines
were written and adopted, the Island rail service ceased to operate, however, it may operate
again in the future. The rail tracks will be maintained across the site and the Turntable will be
rehabilitated so that, if required, it can function to accommodate future rail use.

In light of the above, the Guidelines must be revised to reflect that railway use is not currently
ongoing, however, the development had been designed to accommodate future rail use.

4.2 Impact on Heritage Designated Buildings and Structures

In relation to the Heritage-Designated buildings, structure and rail yard, the proposed scope of
work involves actions aimed at making possible a compatible contemporary use of the E&N
National Historic Site, while protecting its heritage value. Specific interventions, such as those
that change character-defining elements of the Roundhouse, could be mitigated to reduce the
visual effect of the proposed change. The repairs to the exterior envelope and the seismic
strengthening of the unreinforced masonry buildings represent a significant commitment to one
of the City's most important cultural assets.

The proposed work is generally consistent with City policy, in particular, the Standards and
Guidelines for the Conservation of Historic Places in Canada. However, staff recommend that
Council require the submission of revised plans and the Heritage Conservation Plan to address
minor inconsistencies between the submitted documents and to provide additional details to
ensure that the Heritage Conservation Plan satisfactorily identifies all works required in relation
to the exterior conservation of the Heritage-Designated buildings and structures.

The key work associated with the rehabilitation and reuse of the Heritage-Designated buildings
and structures is identified below.

4.2.1 Roofs

The proposed work to the roofs of the Heritage-Designated buildings includes the removal of
temporary trusses and replacing them with new decking to match the original, removal of
temporary gutters and down pipes and the installation of new gutters and down pipes to match
the original profiles; repair of parapets; and the rehabilitation of flashings.

4.2.2 Exterior Walls and Structural Systems

The proposed work to the exterior unreinforced masonry walls of the Heritage-Designated
buildings includes performing shear tests on the brick walls, masonry repair, repointing and
seismic upgrading. It is proposed that the exterior walls of buildings such as the Car Shop and
Back Shop will be altered at certain window openings in order to increase access through
exterior walls.

Planning and Land Use Committee October 2, 2014
Official Community Plan Amendment, Development Permit with Variance Application #000356
and Heritage Alteration Permit Application #00180 for 251-259 Esquimalt Road Page 13 of 18

Official Community Plan Amendment Application, Development P... Page 178 of 471



Planning and Land Use Committee - 19 Feb 2015

Work associated with the heavy-timber structural systems of the Heritage-Designated buildings
includes the proposed replacement of defective material with new reinforced structural
members.

4.2.3 Windows, Doors and Storefronts

The proposed plans indicate that a considerable number of windows will be removed, sanded,
repaired, re-glazed where necessary and repainted. A new roller door will be installed behind
an existing arched opening at the Back Shop and an existing doorway opening will be widened
to match a window opening above it at the Car Shop.

The scope of proposed work to the doors and windows is generally consistent with the
Standards and Guidelines, particularly where new construction is intended to ensure that the
essential form and integrity of the historic place will not be impaired if the new work is removed
in the future.

It should be noted that there is a discrepancy between the plans submitted, which indicate that
the Roundhouse large double doors will be altered to accommodate new glass elements, and
the Heritage Conservation Plan which does not identify this intervention. The applicant has
been made aware of this discrepancy and has agreed to submit revised plans and
documentation to address this issue. They have also indicated that the final plans will propose
the introduction of glass elements in the double doors. While the introduction of these glass
elements supports the proposed commercial reuse of the building, staff have recommended that
Council refer the proposal to a Joint Advisory Design Panel and Heritage Design Panel and that
the Joint Panel give special attention to the exterior rehabilitation of the Heritage-Designated
structures.

4.2.4 Turntable and Rail Yard

These Applications propose the retention of the Turntable and all of its mechanical elements.
The circular pit in which the Turntable revolves will also be retained and developed as the focal
point of the Rail Yard.

The work associated with the Rail Yard includes the proposed removal of material and railway
tracks from the site as part of its decontamination. The final configuration of the space
surrounding the major structures that provides the circulation area for the locomotives and the
rolling stock will be altered but will be sufficiently reinstated to allow for interpretation.

4.3 Interim Proposal for Lime Bay Mews

The applicant proposes that the amenity required by the MDA and referred to as Lime Bay
Mews be constructed as part of the Commercial Heritage Phase. The applicant has explained
that the initial design of this corridor, featuring a two-lane road only, is an interim solution to
provide access to temporary surface parking lots serving the Commercial Heritage Phase. As
required by the Roundhouse Design Guidelines, the final Lime Bay Mews design must be
pedestrian and cyclist focused with only one-way traffic permitted along the corridor from Kimta
Road to Catherine Street. Staff recommend that Council support the proposed interim design
solution for Lime Bay Mews subject to:

o the submission of revised plans demonstrating that the interim solution includes
the provision of a public footpath from Kimta Road to the edge of the proposed
Turntable Plaza
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e the developer registering a Section 219 Covenant on title to ensure the final
design of Lime Bay Mews is consistent with the Roundhouse Design Guidelines.

The above requirements are reflected in the staff recommendation.

4.4 MDA Amendment

Under the terms of the Roundhouse MDA, the Developer is required to develop and perpetually
maintain rail crossings in the locations generally identified within the agreement. The current
proposal identifies two rail crossings, one of which would form part of Lime Bay Mews and is
identified in the MDA, the other, which is not contemplated in the Roundhouse MDA, would
provide an additional pedestrian link from an area of temporary parking to the south-east corner
of the Turntable Plaza. In the event that Council support the provision of this new rail crossing,
an amendment to the Roundhouse MDA would be required. Staff also recommend to Council
that the MDA be revised so that the Developer is required to provide the City with the Rail
Crossing Agreement between the Developer, Island Corridor Foundation, the rail operator and
any other necessary Government bodies for the proposed rail crossings prior to the occupancy
of any building in the Commercial Heritage Phase.

4.5 Proposed Variance

The Development Permit Application proposes the construction of two new buildings adjacent to
the existing rail easement that runs east to west along the southern edge of the site. One of
these new buildings (located west of the proposed Lime Bay Mews) is located in DA-1 of the

- CD-12 Zone, Roundhouse District, while the proposed new building immediately to the east is
located in DA-2. The existing zoning requires that buildings located in DA-1 are set back a
minimum of 1 m from the rail easement, however, in DA-2 the required setback increases to a
minimum of 10 m. Therefore, a setback variance is required for the proposed new building
adjacent to the rail easement in DA-2.

The purpose of the 10 m setback was to facilitate the provision of the Roundhouse Mews along
the northern edge of the rail easement. The Application now proposes an alternative location
for the Roundhouse Mews north of the proposed new buildings. The location of the buildings
allows them to frame the proposed Turntable which, in principle, is a design concept supported
in the Roundhouse Design Guidelines. As such, staff recommend that Council support the
proposed variance.

4.6 Recommended Plan Revisions

The following information has been omitted from the Development Permit Application

submission:
° details of the proposed glass canopy over the boxcars between the Roundhouse
and Car Shop buildings
° details of the proposed railway crossings including details of any finishing '
materials.

The applicant has indicated to staff that this information will be provided prior to setting the
Public Hearing.
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5.0 Resource Impacts
There are no resource impacts anticipated.

6.0 Conclusions

The proposal is considered to be generally consistent with City policy, as outlined in the OCP,
the applicable Roundhouse Design Guidelines and Standards and Guidelines for the
Conservation of Historic Places in Canada. However, the proposal does not address a number
of mandatory design requirements outlined in the Roundhouse Design Guidelines; therefore, an
amendment to the OCP is required to amend these Guidelines. Staff recommend that Council
approve the OCP amendment as, in each instance where the proposal is not consistent with the
mandatory Guidelines, staff recommend that Council support the proposed rationale and
alternative design solution.

Staff recommend that Council approve an OCP amendment to allow revisions to the
Roundhouse Design Guidelines and advance an OCP Amendment Bylaw to a Public Hearing
subject to: referral of the Development Permit with Variance Application and Heritage Alteration
Permit Application to the Joint Advisory Design Panel and Heritage Advisory Panel, registration
of a Section 219 Agreement to secure the future design of Lime Bay Mews and an amendment
to the Roundhouse MDA to allow for an additional rail crossing.

7.0 Recommendations

71 Staff Recommendations

y B That Council direct City staff to prepare the necessary Official Community Plan
Amendment Bylaw and that Council:

a. consider giving first reading to the Official Community Plan Amendment
Bylaw;

b. consider the Official Community Plan, Amendment Bylaw in conjunction
with the City of Victoria 2012-2016 Financial Plan and the Capital
Regional District Liquid Waste Management Plan and Capital Regional
District Solid Waste Management Plan pursuant to section 882(3)(a) of
the Local Government Act and deem those plans to be consistent with the
proposed Official Community Plan Amendment Bylaw;

& consider consultation under section 879(2) of the Local Government Act
and determine that no referrals are necessary with the Capital Regional
District Board; Councils of Oak Bay, Esquimalt and Saanich; the
Songhees and Esquimalt First Nations; the School District Board; and the
provincial and federal governments and their agencies due to the nature
of the proposed amendments;

d. consider giving second reading to the Official Community Plan
Amendment Bylaw;
e. consider referring the Official Community Plan Amendment Bylaw for

consideration at a Public Hearing.

2. Following consideration of the Official Community Plan Amendment Bylaw that
Development Permit with Variance Application #000356 for 251 — 259 Esquimalt
Road proceed to a Hearing, subject to:

Planning and Land Use Committee October 2, 2014
Official Community Plan Amendment, Development Permit with Variance Application #000356
and Heritage Alteration Permit Application #00180 for 251-259 Esquimalt Road Page 16 of 18
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a) the development meeting all Zoning Regulation Bylaw requirements,
except for the following variances:

o Section 12.12.8.4 - relaxation for the distance from a railway
easement from 10.00 m to 1.00 m;

b) referral of these Applications to a Joint Advisory Design Panel and
Heritage Advisory Panel with the Joint Panel giving special attention to
the exterior rehabilitation of the Heritage-Designated structures;

c) the submission of revised plans that:

(i) include the provision of a public footpath from Kimta Road, along
the proposed Lime Bay Mews, to the edge of the proposed
Turntable Plaza, to the satisfaction of the Director of Sustainable
Planning and Community Development and the Director of
Engineering and Public Works,

(i) provide details of the proposed glass canopy over the boxcars
between the Roundhouse and Car Shop buildings,

(i) provide details of the proposed railway crossings including details
of any finishing materials;

d) an amendment to the Roundhouse Master Development Agreement to
reflect the location of the proposed rail crossings and requiring that the
Developer provide the City with a copy of the Rail Crossing Agreement
and any other necessary documentation between the Developer, Island
Corridor Foundation, the rail operator and any other necessary
Government bodies for the proposed rail crossings prior to the
submission of any Building Permit relating to the Commercial Heritage
Phase, to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development;

e) a Section 219 Covenant to link the proposed temporary surface parking
areas to the use of the Commercial Heritage Phase and to ensure the
final design of Lime Bay Mews is consistent with the Roundhouse Design
Guidelines being registered on title, to the satisfaction of the City Solicitor
and the Director of Sustainable Planning and Community Development;

f) a Statutory Right-of-Way for the Roundhouse Mews being registered on
title, to the satisfaction of the City Solicitor and the Director of Sustainable
Planning and Community Development;

g) final plans to be in accordance with the plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

3. That concurrent with Development Permit with Variance Application #000356,
Council consider authorizing the issuance of Heritage Alteration Permit
Application #00180 in accordance with the revised Heritage Conservation Plan
dated July 2014 and plans date stamped September 15, 2014, for Heritage
Alteration Permit Application #00180, subject to:

a) referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures;

b) a Heritage Revitalization Agreement being registered on title to secure
the exterior conservation of the Heritage-Designated buildings and
structures, to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development;

c) the submission of revised plans and Heritage Conservation Plan to
Planning and Land Use Committee October 2, 2014
Official Community Plan Amendment, Development Permit with Variance Application #000356
and Heritage Alteration Permit Application #00180 for 251-259 Esquimalt Road Page 17 of 18
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ensure consistency between documents and providing details of, but not
limited to, the rehabilitation of the Roundhouse large double doors,
existing and proposed parapets, seismic restraining for the historic
chimneys, details of any proposed signage, new interior construction to
be located within 2 m of an opening and condition assessments for all
historic fabric that is proposed to be replaced, to the satisfaction of the
Director of Sustainable Planning and Community Development.

7.2  Alternate Recommendation (Decline)

That Council decline the Development Permit Application and Heritage Alteration Permit
Application.

8.0 List of Attachments

Zoning map

Aerial map

Letter from applicant dated May 26, 2014

Plans date stamped September 15, 2014
Submission summary document dated October, 2014
Interpretive Program Report, March 2014

Heritage Conservation Plan, revised July 2014.

Planning and Land Use Committee October 2, 2014
Official Community Plan Amendment, Development Permit with Variance Application #000356
and Heritage Alteration Permit Application #00180 for 251-259 Esquimalt Road Page 18 of 18
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R
26 May 2014 jecoived

City of Victoria MAY 2 6 2014

1 Centennial Square Planang & Development Departrment
Victoria, BC VBW 1P6 _ Development Services Division

Dear Mayor and Council:

Re: Roundhouse Development Permit / Heritage Alteration Permit (DP/HAP) Application

Originally constructed in 1913, Victoria’s former CPR Roundhouse celebrated its centennial last year and
Focus Equities is proud to be stewarding the revitalization of the heritage buildings and the
transformation of the National Historic Site into a community destination: the Roundhouse
Marketplace. The Roundhouse will become a commercial and social focal point for the Bayview Place
neighbourhood and an amenity for the surrounding Victoria West community. It will attract people
from other parts of the region as well, including visitors to the city.

Development Permit / Heritage Alteration Permit Application

The submission of this combined Development Permit (DP) and Heritage Alteration Permit (HAP)
application marks a major milestone in the history of Victoria and advances detailed plans that have
been developed through significant community collaboration and design consideration. Focus Equities
has made the decision to advance the development of this precinct as the first phase of the Roundhouse
site. Previously, it was thought that it would follow the completion of one or two residential towers at
Roundhouse. The project will now bring a significant neighbourhood and community amenity on stream
much earlier than anticipated. Getting to this stage has taken longer than originally anticipated, largely
due to the major changes in the urban development market as a result of the recession in 2008/2009.
This additional time, however, has been used to further refine the concepts presented during the 2008

rezoning process to develop more robust plans, which also support the implementation of the
Roundhouse as a first phase of development.

The scope of the project includes site remediation; reconstruction of the historic rail yard; restoration of
the Turntable; renovation and adaptive re-use of four, early 20th century buildings; and, construction of
three new one-storey buildings. The principal functions in the project include retail, restaurant, food
market, arts and crafts and light industrial uses. Outdoor areas will be developed for multi-modal
circulation, parking, public open space activities and cultural interpretation.

Official Community Plan Amendment Application

The proposal is substantially consistent with the overall project vision established by the Roundhouse
Design Guidelines (RDG) and the Guidelines for the Conservation of Historic Places in Canada (SGCHPC).
The proposal is consistent with the CD-12 Zone, Roundhouse District and requires only one minor
building setback variance. Through preliminary work with City staff over the last 12-18 months, a few
guidelines have been identified as requiring amendment in response to our proposed DP/HAP plans. An
application to revise the RDG through an Official Community Plan (OCP) Amendment has been
submitted concurrently with the DP/HAP Application, and the full details of the design guideline
amendments are included in our submission document. The following is a brief statement of rationale

FOCUS i i1 A0 SAGHALIE ROAD | VICTORIA BC VOA 0A1 T 250 3882924 1 250 338 9414
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for each of the design guideline amendments proposed:

1. Design Guideline:
Buildings terrace vertically above a pedestrian-scaled podium element. The podium of the
residential-hotel building shall be the same height as the adjacent Roundhouse building; other
podiums shall be of similar height as the Roundhouse building.

Rationale for Amendment:

The proposed new Retail 1 building adjoins the Roundhouse and effectively acts as the podium
of the future building on the adjacent DA-2 site (the residential-hotel building). The height of
this new building is proposed to be slightly lower than the Roundhouse, to remain subordinate
to and respectful of the heritage building.

2. Design Guideline:
Building designs and materials will contribute to the creation of an overall “family of buildings”
at Roundhouse; for example, some elements of brick shall be used in all buildings to match the
material used in the historic Roundhouse structures and the new buildings at the adjacent
Bayview development.

Rationale for Amendment:

The intent of this guideline when originally drafted was to ensure the new residential and
mixed-use buildings relate to the heritage buildings, as has been achieved through the use of
brick elements at Bayview One and Promontory. The use of brick on new retail buildings within
the historic precinct was never intended, as other guidelines specifically direct that these new
infill buildings be contemporary and finished with timber, glass and metal to act as a contrast to
the heavy historic structures. An amendment is required to clarify the guideline and address the
inconsistency of the original guidelines.

3. Design Guideline:
On-going rail operations will occur utilizing easements for the E&N line and access to the
turntable and Roundhouse building.

Rationale for Amendment:

The applicant cannot control whether railway operations will occur on or through the site and
therefore it is proposed that the guideline statement be revised. All easements for railway
access to the site are to be retained.

4, Design Guideline:
These surface parking areas will be surfaced with brick or unit pavers to be consistent with the
pedestrian-friendly and heritage character of the precinct.

Rationale for Amendment:
The majority of surface parking will be surfaced with unit pavers. A small amount of surface

parking intended for staff use is located behind the Roundhouse and adjacent to the site
FOCUS - ONTILS | B0 SAGHALIE ROAD | VICTORIA BC VOA OAY | 1 250 3BB 9924 | F 250.388 9414
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servicing area. These surface parking spaces will be finished with asphalt to provide a more
durable surface, given their proximity to the servicing area.

5. Design Guideline:
The Plaza, incorporating the historic Turntable, will be shaped by the semi-circular Roundhouse
building along its eastern flank and will extend to the Car Shop in the north, Roundhouse Mews
in the west and the E&N line in the south.

Rationale for Amendment:

The shape of the Turntable Plaza has been redesigned since the rezoning in 2008. The edges
remain defined by the Roundhouse building along its eastern flank, the Car Shop in the north
and Roundhouse Mews in the west. However, the guideline statement as adopted does not
reflect the 2008 concept plan, as the Turntable Plaza was never envisioned to extend all the way
to E&N line in the south, but rather was defined by the infill retail podium building and

Roundhouse Mews. For clarity and to correct the inconsistency in the original guideline, an
amendment is proposed.

Finally, staff noted that some additional minor changes are also required with respect to the heritage
conservation guidelines to ensure the language follows the conservation terminology contained within
Parks Canada's Standards and Guidelines for the Conservation of Historic Places in Canada. We will work
with staff to ensure consistent language is updated.

Roundhouse at Bayview Place

The Roundhouse project is one component of the overall 20-acre Bayview Place neighbourhood, and
serves to advance a number of the project’s guiding principles. Since completion of the 2008
Roundhouse zoning, the Focus Equities team has worked to integrate the site planning for the overall

Bayview Place project to fully link the development of the Bayview hilltop lands with the plans for
revitalization of the former brownfield Roundhouse lands.

Achieving a Sustainable Neighbourhood

Bayview Place is a registered LEED for Neighbourhood Development (ND) project and the Roundhouse
proposal will bring about tangible improvements to the physical environment by commencing
remediation of the brownfield lands and creating a lasting community legacy. Advancement of the
Roundhouse as an initial phase allows the upland soil contamination on the north side of the rail
corridor to be addressed first. Two of the new buildings are designed to LEED Silver standard. Work to
advance the site remediation plan will commence this spring.

Revitalizing the National Historic Site

The National Historic Site will be realized as a public destination. All of the heritage buildings will be
seismically upgraded and rehabilitated, showcasing the site’s heritage values through their sensitive and
adaptive reuse. A rail theme guides the landscape and architectural design character of the site, but all
new interventions will be contemporary, consistent with federal standards for this designated National
Historic Site. Much of the cultural interpretation is presented in the richly layered public realm,
welcoming residents and visitors to experience history in the context of the heritage buildings.
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Presenting a cohesive architectural character

The architecture of the complex will be timeless. That is, there will be the careful restoration of the
historic resources on the site contrasted by simple, steel and glass infill buildings in a modern idiom. A
“kit-of-parts” has been designed for the site using steel and timber as the principal materials. The
components include canopies, bollards, lamp standards, structural columns, decks, ramps, benches and

tables for outdoor eating. The design of a number of these exterior features has been inspired by the
design of railway components.

Realizing economic vitality and viability

With a strong emphasis on promoting local business, the Roundhouse will attract both Victoria and area
merchants, as well as outside organizations that share the same passions, interests and goals as the
region’s diverse and vibrant community. Leasing efforts are underway to secure interest from
businesses with a food and beverage focus that will meet community needs and create a vibrant
shopping destination. A separate zoning amendment application has been submitted, proposing the
addition of ‘distillery’ and ‘accessory retail liquor sales’ to be compatible with the currently permitted
brewery and brew pub uses. The amendment will further the potential to welcome the growing artisan
and craft brewery and distillery industries to the Roundhouse.

Creating a unique sense of place

The century-old working history of the CPR Roundhouse will come alive with a detailed interpretative
program that includes artifacts as public art, story boards, repurposed railcars, exposed rail lines,
multifunctional Turntable and rebuilt Water and Sand Towers. Rail theme inspired public space
furnishings will contrast with new, contemporary buildings. As envisioned, the Roundhouse will be

unique, a place where visitors can appreciate history while experiencing the vitality of a new
neighbourhood centre.

Providing a contribution of public open spaces

A core public space is provided at Turntable Plaza. The sunken floor of the turntable serves two
functions — with south-facing terraced seating on the north side and a feature relief map of Vancouver
Island and the E&N Railway corridor on the south side. Visitors will be able to walk across the turntable
structure, which can also serve as a special display space for rail cars and a performance stage for
programmed events and cultural celebrations. Naturalized remnant landscapes of the site will be
preserved and rehabilitated to contribute additional open spaces.

Establishing a strengthened network of community linkages

The project will see the implementation of the E&N Rail Trail connection through the site, with the
installation of an interim multi-use pathway to welcome pedestrian and cyclist activity. While it is
uncertain whether the E&N will again feature active rail uses, the project design accommodates its
potential and maintains the railway easements through the site. The construction of Roundhouse Mews
and Lime Bay Mews will enable further community connectivity.

Enhancing livability for all residents
Neighbourhood livability means creating places where people want to live and where visitors want to
be, where there is a range of housing choices and places to shop, gather, work and take part in

community life. This redevelopment breathes new life into the brownfield site, creating a unique and
FOCUS L rittilz: | 80 SAGHALIC ROAD | VICTORIA BC YA GAY | T 250 3885 2924 F 250 388 0414 |
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exciting opportunity for Greater Victoria to experience history and culture combined.

The Roundhouse will serve new and existing residents of the surrounding community with a dynamic
mix of uses: shopping and dining; sampling of locally produced food and beverages; viewing
performances at the Turntable stage; attending cultural events in and around the historic buildings;
gathering with friends and family in the Turntable Plaza; and experiencing the site’s historic buildings,
displayed artifacts, and interpretive materials.

We have invested a significant amount of time and effort into the development of the detailed DP/HAP
application and have received input over the previous months from members of the Vic West
community and from City staff. We are confident that the plans reflect the shared community vision for

the future of the Roundhouse and we eagerly look forward to your support to help us start the
transformation.

With regards,

.\[ 3 % - \” (

AN Focus Equities
NJ

-
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3. DECISION REQUEST

31 Official Community Plan Amendment, Development Permit with Variance
Application No. 000356 and Heritage Alteration Permit Application No.
00180 for 251-259 Esquimalt Road

Committee received a report dated October 2, 2014 which provided information,
analysis and recommendations regarding Official Community Plan (OCP)
Amendment, Development Permit with Variance Application and Heritage
Alteration Permit Application at 251-259 Esquimalt Road, also known as the
Roundhouse Commercial Heritage Phase.

Action: It was moved by Councillor Helps, seconded by Councillor Gudgeon, that

Committee recommends that Council:

1. Direct City staff to prepare the necessary Official Community Plan
Amendment Bylaw and that Council:

a. Consider giving first reading to the Official Community Plan Amendment
Bylaw;

b. Consider the Official Community Plan, Amendment Bylaw in conjunction
with the City of Victoria 2012-2016 Financial Plan and the Capital
Regional District Liquid Waste Management Plan and Capital Regional
District Solid Waste Management Plan pursuant to section 882(3)(a) of
the Local Government Act and deem those Plans to be consistent with
the proposed Official Community Plan Amendment Bylaw;

c. Consider consultation under section 879(2) of the Local Government Act
and determine that no referrals are necessary with the Capital Regional
District Board; Councils of Oak Bay, Esquimalt and Saanich; the
Songhees and Esquimalt First Nations; the School District Board; and the
provincial and federal governments and their agencies due to the nature
of the proposed amendments;

d. Consider giving second reading to the Official Community Plan
Amendment Bylaw; ;

e. Consider referring the Official Community Plan Amendment Bylaw for
consideration at a Public Hearing.

2. Following consideration of the Official Community Plan Amendment Bylaw
that Development Permit with Variance Application #000356 for 251-259
Esquimalt Road proceed to a Hearing, subject to:

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

e Section 12.12.8.4 - relaxation for the distance from a railway
easement from 10.00 m to 1.00 m;

b. Referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures;

c. The submission of revised plans that:

(i) Include the provision of a public footpath from Kimta Road, along the
proposed Lime Bay Mews, to the edge of the proposed Turntable
Plaza, to the satisfaction of the Director of Sustainable Planning and
Community Development and the Director of Engineering and Public
Works,

(i) Provide details of the proposed glass canopy over the boxcars

Page 10of 5
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between the Roundhouse and Car Shop buildings, to the satisfaction
of the Director of Sustainable Planning and Community Development,

(iii) Provide details of the proposed railway crossings including details of
any finishing materials, to the satisfaction of the Director of
Sustainable Planning and Community Development;

d. An amendment to the Roundhouse Master Development Agreement to
reflect the location of the proposed rail crossings and requiring that the
Developer provide the City with a copy of the Rail Crossing Agreement
and any other necessary documentation between the Developer, Island
Corridor Foundation, the rail operator and any other necessary
Government bodies for the proposed rail crossings prior to the
submission of any Building Permit relating to the Commercial Heritage
Phase, to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development;

e. A Section 219 Covenant to link the proposed temporary surface parking
areas to the use of the Commercial Heritage Phase and to ensure the
final design of Lime Bay Mews is consistent with the Roundhouse Design
Guidelines being registered on title, to the satisfaction of the City Solicitor
and the Director of Sustainable Planning and Community Development;

f. A Statutory Right-of-Way for the Roundhouse Mews being registered on
title, to the satisfaction of the City Solicitor and the Director of Sustainable
Planning and Community Development;

g. Final plans to be in accordance with the plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

3. That concurrent with Development Permit with Variance Application #0003586,
Council consider authorizing the issuance of Heritage Alteration Permit
Application #00180 in accordance with the revised Heritage Conservation
Plan dated July 2014 and plans date-stamped September 15, 2014, for
Heritage Alteration Permit Application #00180, subject to:

a. Referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures;

b. A Heritage Revitalization Agreement being registered on title to secure
the exterior conservation of the Heritage-Designated buildings and
structures, to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development;

c. The submission of revised plans and Heritage Conservation Plan to
ensure consistency between documents and providing details of, but not
limited to, the rehabilitation of the Roundhouse large double doors,
existing and proposed parapets, seismic restraining for the historic
chimneys, details of any proposed signage, new interior construction to
be located within 2 m of an opening and condition assessments for all
historic fabric that is proposed to be replaced, to the satisfaction of the
Director of Sustainable Planning and Community Development.

Committee discussed:

e Looking forward to input from the Heritage Advisory Panel and the public.

e Information needs to be provided to the public regarding how much retail
space is being added to the city.

e The contextual fit of the proposal.

Page 2 of 5
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e Potential impacts of future rail operations, and would revisions to the
development be made to aid in future revitalization of the rail corridor?

* How the covenant requires the property to be maintained as a rail
transportation corridor.

e Concerns that the applicant may be operating under the notion that in future
the EN Railway would be removed in this location.

* Concerns about the proposed private pedestrian crossing in the parking lot.
Have all the procedures been followed to ensure safety since the crossmg
intersects at a railway?

» The importance of the Railway Corridor.

Action: It was moved by Councillor Madoff, seconded by Councillor Alto, that the motion
be amended:

1. Direct City staff to prepare the necessary Official Community Plan
Amendment Bylaw and that Council:

a. Consider giving first reading to the Official Community Plan Amendment
Bylaw;

b. Consider the Official Community Plan, Amendment Bylaw in conjunction
with the City of Victoria 2012-2016 Financial Plan and the Capital
Regional District Liquid Waste Management Plan and Capital Regional
District Solid Waste Management Plan pursuant to section 882(3)(a) of
the Local Government Act and deem those Plans to be consistent with
the proposed Official Community Plan Amendment Bylaw;

c. Consider consultation under section 879(2) of the Local Government Act
and determine that no referrals are necessary with the Capital Regional
District Board; Councils of Oak Bay, Esquimalt and Saanich; the
Songhees and Esquimalt First Nations; the School District Board; and the
provincial and federal governments and their agencies due to the nature
of the proposed amendments;

d. Consider giving second reading to the Official Community Plan
Amendment Bylaw;

e. Consider referring the Official Community Plan Amendment Bylaw for
consideration at a Public Hearing.

2. Following consideration of the Official Community Plan Amendment Bylaw
that Development Permit with Variance Application #000356 for 251-259
Esquimalt Road proceed to a Hearing, subject to:

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

e Section 12.12.8.4 - relaxation for the distance from a railway
easement from 10.00 mto 1.00 m;

b. Referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures, the roundhouse
doors, and the addition of the atrium and adjacent connected
building.

c. The submission of revised plans that:

(i) Include the provision of a public footpath from Kimta Road, along the
proposed Lime Bay Mews, to the edge of the proposed Turntable
Plaza, to the satisfaction of the Director of Sustainable Planning and
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Community Development and the Director of Engineering and Public
Works,

(i) Provide details of the proposed glass canopy over the boxcars
between the Roundhouse and Car Shop buildings, to the satisfaction
of the Director of Sustainable Planning and Community Development,

(iii) Provide details of the proposed railway crossings including details of
any finishing materials, to the satisfaction of the Director of
Sustainable Planning and Community Development;

d. An amendment to the Roundhouse Master Development Agreement to
reflect the location of the proposed rail crossings and requiring that the
Developer provide the City with a copy of the Rail Crossing Agreement
and any other necessary documentation between the Developer, Island
Corridor Foundation, the rail operator and any other necessary
Government bodies for the proposed rail crossings prior to the
submission of any Building Permit relating to the Commercial Heritage
Phase, to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development;

e. A Section 219 Covenant to link the proposed temporary surface parking
areas to the use of the Commercial Heritage Phase and to ensure the
final design of Lime Bay Mews is consistent with the Roundhouse Design
Guidelines being registered on title, to the satisfaction of the City Solicitor
and the Director of Sustainable Planning and Community Development;

f. A Statutory Right-of-Way for the Roundhouse Mews being registered on
title, to the satisfaction of the City Solicitor and the Director of Sustainable
Planning and Community Development;

g. Final plans to be in accordance with the plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

3. That concurrent with Development Permit with Variance Application #000356,
Council consider authorizing the issuance of Heritage Alteration Permit
Application #00180 in accordance with the revised Heritage Conservation
Plan dated July 2014 and plans date-stamped September 15, 2014, for
Heritage Alteration Permit Application #00180, subject to:

a. Referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures;

b. A Heritage Revitalization Agreement being registered on title to secure
the exterior conservation of the Heritage-Designated buildings and
structures, to the satisfaction of the City Solicitor and the Director of
Sustainable Planning and Community Development;

c. The submission of revised plans and Heritage Conservation Plan to
ensure consistency between documents and providing details of, but not
limited to, the rehabilitation of the Roundhouse large double doors,
existing and proposed parapets, seismic restraining for the historic
chimneys, details of any proposed signage, new interior construction to
be located within 2 m of an opening and condition assessments for all
historic fabric that is proposed to be replaced, to the satisfaction of the
Director of Sustainable Planning and Community Development.

On the amendment
CARRIED14/PLUC0263
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For: Mayor Fortin, Councillors Alto, Coleman, Gudgeon, Helps, Madoff,
Thornton-Joe, Young
Against: Councillor Isitt

Discussion on the main motion:

« Safety concerns with an active railroad.

* Information related to the railway transportation issues should be provided in a
detailed manner.

e A response from the Island Corridor Foundation would be welcomed.

* Drawings need to show where the railway lies in relation to the proposal.

On the main motion as amended
CARRIED UNANIMOUSLY 14/PLUC0264

For: Mayor Fortin, Councillors Alto, Coleman, Gudgeon, Helps, Madoff,
Thornton-Joe, Young
Against: Councillor Isitt

PLUC meeting
October 16, 2014
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REPORTS OF THE COMMITTEE

2. Planning and Land Use Committee — October 16, 2014

5. Official Community Plan _Amendment, Development Permit with Variance
Application No. 000356 and Heritage Alteration Permit Application No. 00180 for
251-259 Esquimalt Road:

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

1. Direct City staff to prepare the necessary Official Community Plan Amendment Bylaw
and that Council:

a. Consider giving first reading to the Official Community Plan Amendment Bylaw;

b. Consider the Official Community Plan, Amendment Bylaw in conjunction with the
City of Victoria 2012-2016 Financial Plan and the Capital Regional District Liquid
Waste Management Plan and Capital Regional District Solid Waste Management
Plan pursuant to section 882(3)(a) of the Local Government Act and deem those
Plans to be consistent with the proposed Official Community Plan Amendment
Bylaw;

c. Consider consultation under section 879(2) of the Local Government Act and
determine that no referrals are necessary with the Capital Regional District
Board; Councils of Oak Bay, Esquimalt and Saanich; the Songhees and
Esquimalt First Nations; the School District Board; and the provincial and federal

- governments and their agencies due to the nature of the proposed amendments;

d. Consider giving second reading to the Official Community Plan Amendment
Bylaw;

e. Consider referring the Official Community Plan Amendment Bylaw for
consideration at a Public Hearing.

2. Following consideration of the Official Community Plan Amendment Bylaw that
Development Permit with Variance Application #000356 for 251-259 Esquimalt Road
proceed to a Hearing, subject to:

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

e Section 12.12.8.4 - relaxation for the distance from a railway easement from
10.00 m to 1.00 m;

b. Referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures, the roundhouse doors, and
the addition of the atrium and adjacent connected building.

c. The submission of revised plans that:

(i) Include the provision of a public footpath from Kimta Road, along the
proposed Lime Bay Mews, to the edge of the proposed Turntable Plaza, to
the satisfaction of the Director of Sustainable Planning and Community
Development and the Director of Engineering and Public Works,

(i) Provide details of the proposed glass canopy over the boxcars between the
Roundhouse and Car Shop buildings, to the satisfaction of the Director of
Sustainable Planning and Community Development,

(iii) Provide details of the proposed railway crossings including details of any
finishing materials, to the satisfaction of the Director of Sustainable Planning
and Community Development;

d. An amendment to the Roundhouse Master Development Agreement to reflect the
location of the proposed rail crossings and requiring that the Developer provide
the City with a copy of the Rail Crossing Agreement and any other necessary
documentation between the Developer, Island Corridor Foundation, the rail
operator and any other necessary Government bodies for the proposed rail
crossings prior to the submission of any Building Permit relating to the
Commercial Heritage Phase, to the satisfaction of the City Solicitor and the
Director of Sustainable Planning and Community Development;

Page 1 of 2
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e. A Section 219 Covenant to link the proposed temporary surface parking areas to
the use of the Commercial Heritage Phase and to ensure the final design of Lime
Bay Mews is consistent with the Roundhouse Design Guidelines being registered
on title, to the satisfaction of the City Solicitor and the Director of Sustainable
Planning and Community Development;

f. A Statutory Right-of-Way for the Roundhouse Mews being registered on title, to
the satisfaction of the City Solicitor and the Director of Sustainable Planning and
Community Development;

g. Final plans to be in accordance with the plans identified above to the satisfaction
of the Director of Sustainable Planning and Community Development.

3. That concurrent with Development Permit with Variance Application #000356,
Council consider authorizing the issuance of Heritage Alteration Permit Application
#00180 in accordance with the revised Heritage Conservation Plan dated July 2014
and plans date-stamped September 15, 2014, for Heritage Alteration Permit
Application #00180, subject to:

a. Referral of the Application to a Joint Advisory Design Panel and Heritage
Advisory Panel with the Joint Panel giving special attention to the exterior
rehabilitation of the Heritage-Designated structures;

b. A Heritage Revitalization Agreement being registered on title to secure the
exterior conservation of the Heritage-Designated buildings and structures, to the
satisfaction of the City Solicitor and the Director of Sustainable Planning and
Community Development;

c. The submission of revised plans and Heritage Conservation Plan to ensure
consistency between documents and providing details of, but not limited to, the
rehabilitation of the Roundhouse large double doors, existing and proposed
parapets, seismic restraining for the historic chimneys, details of any proposed
signage, new interior construction to be located within 2 m of an opening and
condition assessments for all historic fabric that is proposed to be replaced, to
the satisfaction of the Director of Sustainable Planning and Community
Development.

Carried Unanimously

Council meeting
October 23, 2014
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Planning and Land Use Committee - 19 Feb 2015

CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: February 5, 2015

From: Jim Handy, Senior Planner — Development Agreements

Proposed Amendment to Master Development Agreement for 1952 Bay Street

Subjezt: (Royal Jubilee Hospital)

RECOMMENDATIONS

1. That Council consider directing staff to prepare an amendment to Section 16 of the Master
Development Agreement for the Royal Jubilee Campus, to the satisfaction of the Assistant
Director, Development Services Division and the City Solicitor, that:

a. extends the deadline for submission of a comprehensive Master Plan for the Campus to
June 30, 2015; and

b. allows the construction of a replacement boiler plant prior to City Council approval of the
comprehensive Master Plan for the Campus, subject to obtaining all necessary permits
from the City.

2. That Council consider directing the Mayor and Corporate Administrator to execute the
amendment to the Master Development Agreement and other instruments to effect its
registration in the Land Title Office.

LEGISLATIVE AUTHORITY

Under section 219 of the Land Title Act, the owner of land may grant a covenant in favour of a
municipality in respect of the use of the land or the use of a building on the land.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
regarding a request from Island Health to extend the deadline for submission of a
comprehensive Master Plan for the Royal Jubilee Hospital Campus and to allow the
replacement of the existing hospital boiler plant. The proposal would require an amendment to
Section 16 of the Master Development Agreement (MDA) for the Royal Jubilee Hospital.

It should be noted that, in addition to outlining a deadline of June 29, 2011, for the submission of
a comprehensive Master Plan, the MDA identifies a range of issues that should be addressed in
that Plan to the satisfaction of the Assistant Director of Sustainable Planning and Community
Development. The MDA also states that, with the exception of the Patient Care Centre (which
is now complete and operating), a power plant addition, links from the Diagnostic and Treatment
Centre to the Patient Care Centre and various surface parking lot works, no further development
on the land can take place until City Council have approved the Master Plan.
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Planning and Land Use Committee - 19 Feb 2015

A Draft Plan was submitted to the City prior to the June 29, 2011, deadline and work continued
on this document into 2012. In October 2012, staff provided Council with a memo providing an
update on the status of the Master Plan explaining that Island Health was working towards a
final draft of the Plan and that, upon completion, the document would be subject to further
review from both City staff and the community. The latest iteration of the draft document was
submitted in November 2013 and does not fully satisfy the obligations of the MDA. In a letter to
staff dated July 31, 2014, Island Health have requested that the submission deadline for the
comprehensive Master Plan be extended to June 30, 2015, in order to respond to the issues
raised by staff.

Staff will continue to work with Island Health and will meet with their representatives to resolve
outstanding issues in the preparation of this Plan.

BACKGROUND

In January 2008, Council approved a comprehensive rezoning proposal creating the CD-11
Zone, RJH District, and, in conjunction with the rezoning process, Island Health entered into a
Master Development Agreement (MDA) with the City. Section 16 of the MDA requires that
Island Health undertake the development of a comprehensive Master Plan for the Royal Jubilee
Hospital Campus, at their sole cost, and present that Master Plan to the City by June 29, 2011.
The MDA requires that the comprehensive Master Plan address (but not be limited to) the
following issues:

use and density

site planning

building massing
landscaping

site open space

tree protection

Bowker Creek

parking

Transportation Demand Management (TDM)
access to and from the land
site servicing

storm water management
heritage issues.

It should be noted that, under the terms of the MDA, Island Health have agreed that they shall
undertake no further development at the Royal Jubilee Hospital, other than the Patient Care
Centre (which is now complete and operating), a power plant addition, links from the Diagnostic
and Treatment Centre to the Patient Care Centre, various surface parking lot works and that
they shall not construct any new buildings until the comprehensive Master Plan has been
approved by City Council.

A Draft Master Plan was submitted to the City prior to the June 29, 2011, deadline and work
continued on this document into 2012. In October 2012, staff provided Council with a memo
providing an update on the status of the Master Plan explaining that Island Health were working
towards a final draft of the Plan and that, upon completion, the document would be subject to
further review from both City staff and the community. The latest iteration of the draft document
was submitted in November 2013 and staff have provided feedback to Island Health requesting
that further work be undertaken in relation to parking, heritage issues and general Plan content.
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In order to address the issues raised by staff, Island Health submitted a letter to the City dated
June 31, 2014, requesting that the deadline for submission of a comprehensive Master Plan be
extended to June 30, 2015. This deadline extension requires a revision to Section 16 of the
MDA. A staff report was subsequently presented to the Planning and Land Use Committee
(PLUC) on August 21, 2014, with staff recommending that Council consider approving the
request from Island Health to amend the MDA. Committee postponed consideration of the
motion pending receipt of further information from Island Health, particularly: details of the
boiler plant replacement and consultation with the community regarding the proposed MDA
amendment and boiler plant replacement. A copy of the PLUC report dated August 7, 2014,
and the resulting Committee minutes are attached.

ANALYSIS
Community Consultation

On January 7, 2015, consistent with the Royal Jubilee Good Neighbour Agreement, Island
Health convened a Royal Jubilee Neighbourhood Committee to discuss the proposed MDA
amendments and the replacement boiler plant. The Committee included representatives of the
North Jubilee and South Jubilee Neighbourhood Associations. A copy of the Royal Jubilee
Neighbourhood Committee minutes are attached to this report.

Proposed New Date for Submission of a Master Plan

This deadline extension is required to accommodate meetings with staff and further work on the
Plan to ensure that a satisfactory comprehensive Master Plan is submitted in accordance with
requirements outlined in the MDA. Since Island Health are still actively pursuing the
establishment of the Master Plan, staff recommend that Council approve the deadline extension
until June 30, 2015, as requested by the applicant.

Proposed Replacement Boiler

Under the terms of the MDA, with the exception of specific developments identified in this
report, no further development of the site can take place until the comprehensive Master Plan
has been approved by City Council. Island Health have confirmed that the existing hospital
boiler plant needs to be replaced at the earliest opportunity. This is critical hospital
infrastructure and staff recommend that Council support an amendment to the MDA that allows
construction of the replacement boiler to begin prior to approval of the Master Plan.

At the request of the PLUC, Island Health have submitted plans of the boiler plant replacement
which includes a building addition and the relocation of four parking stalls. The building addition
would have a floor area of approximately 183m? and a height of 11.55m.

On the basis that the building addition is accessory to an institutional use and no variances from
the Zoning Regulation Bylaw are proposed, the work is exempt from requiring a Development
Permit.

Primary Outstanding Issues

As identified in the PLUC report dated August 7, 2014, the issue of on-site parking is providing a
significant challenge. Island Health have confirmed that they are in the process of engaging a
Transportation Consultant to address the above and they anticipate that this work will be
complete by April 2015.
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CONCLUSIONS

The proposed deadline extension for the submission of a comprehensive Master Plan for the
Royal Jubilee Hospital Campus is required so that Island Health can respond to issues raised
by City staff. The boiler plant is critical hospital infrastructure and needs to be replaced at the
earliest opportunity. City staff will continue to assist Island Health in their preparation of a
comprehensive Master Plan and recommend that Council support the requested deadline
extension and amendments to the MDA.

Alternate Recommendation

That Council decline the request to amend the Master Development Agreement for the Royal
Jubilee Hospital Campus.

Respectfully submitted,

_ » Q

Jim Handy Alison Meyer, Assistant Director
Senior Planner — Development Agreements Sustainable Planning an
Development Services Division Community Developme /
Report accepted and recommended by the City Manager: 1 7

\_“Jason Johnson
Date: Telg (7015~
JH:aw

W:\Master Development Agreements\MDA General\1952 - Jubilee Hospital\MDA Amendments 2015\RJH MDA Amendment
Jan 2015.doc

List of Attachments

Letter from Island Health dated January 23, 2015
Proposed boiler plant plans dated January 23, 2015

RJH Neighbourhood Committee minutes, January 7, 2015
PLUC report dated August 7, 2014

PLUC minutes, August 21, 2014

Aerial map.
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Excellent health and care for everyone,

everywhere, every time. iSIand health

January 23, 2015

Jim Handy, MCIP RPP
Senior Planner — Development Agreement

Agreement Services :

City of Victoria Received

1 Centennial Square

Victoria, BC V8W 1P6 JAN 7 3205

via email: jhandy@yvictoria.ca planning & Devatopment Department
Development Services Division

Dear Mr. Handy:
Re: Royal Jubilee Hospital Boiler Plant Replacement

This letter is to follow up on our meeting on January 21, 2015 regarding the current status of the
boiler plant replacement at Royal Jubilee Hospital (RJH).

The issue of the aging boiler plant was known when the current Master Development
Agreement (MDA) was signed in January 2008. In that document, it was noted that the
Vancouver Island Health Authority (now Island Health) would “... undertake no further
development of the Land, other than the Patient Care Centre, power plant addition, links from
the ...” (emphasis added).

Correspondence from Island Health to the City of Victoria (July 31, 2014) provided an update on
progress of the Master Campus Plan (MCP) and specifically described the Emerging Boiler
Plant Issue. We requested approval from the City to allow Island Health to proceed with
requesting a building permit to upgrade the aging boilers at the RJH site.

Since that letter was sent, Island Health’s Design & Construction Department has retained a
consulting team to design the replacement boiler plant and develop construction documents. To
maintain the project schedule, we will need to apply for a building permit in February 2015 in
order to meet a construction start in early summer 2015. An abridged set of drawings have
been attached to this letter for information and illustration of the building design.

During the design process, we have endeavored to meet both the requirements and the spirit of
the MDA and our Good Neighbour Agreement. On January 7, 2015, we presented the
proposed design to the RJH Neighbourhood Committee (comprised of North Jubilee, South
Jubilee, and Camosun Neighbourhood Associations) in a session facilitated by Island Health's
Planning & Community Engagement (PACE) Department. We fielded many questions about
both the design decisions made and potential impact to the community.

A2
Department of Design & Construction
Memorial Pavilion Tel: 250-250-370-8761
1952 Street | Victoria, BC V8R 118 viha.ca
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=8

Notes from this meeting are attached as well as Island Health's follow-up responses to some
specific questions. Iltems of particular concern were emissions, noise and parking; we were
able to respond to all these items. The project has been designed to improve upon current
levels of noise and emissions, based on newer technology and ‘better equipment layout. We
have also engaged an acoustic consultant to measure and verify all noise levels. The project
will have no net impact to the campus’ parking count. The four parking spaces displaced by this
boiler plant project will be relocated under the food services building. This area is currently
assigned for loading and storage, and will be repurposed. Hence, there is no net gain or loss to
the overall parking supply on the campus.

The PACE Department at Island Health is in the process of engaging a transportation consultant
to update the Parking and TDM Plan by April 2015 in order to meet the June 30, 2015 deadline
for submission of the final MCP.

We understand from our meeting that we may apply for a building permit in order for the City’s
departments to review the project per standard process, but the permit cannot be granted
without approval from City Council because of the outstanding MCP. Therefore, we request that
City Council be asked to approve consideration of a building permit in order for Island Health to
upgrade the aging the boiler plant.

Yours sincerely,

ﬁ@yz\/

Richard Brown, Architect AIBC
Manager, Department of Design & Construction
Island Health

cc: Joe Murphy, Vice President, Operations & Support Services, Island Health
Cecil Rhodes, Corporate Director, Facilities Management, Island Health
Grant Hollett, Corporate Director, Planning & Community Engagement, Island Health
Chris Sullivan, Director, Capital Planning, Island Health

Attachments:

1 - July 31, 2014 Letter to the City of Victoria

2 - January 7, 2015 Neighbourhood Committee Meeting Notes

3 - Island Health Follow-up Responses to January 7, 2015 Meeting
4 - Drawings of the Proposed Boiler Plant Replacement

5 - Select Drawings from the Master Campus Plan
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RJH Neighbourhood Committee
Meeting Notes January 7, 2015
Patient Care Centre — Learning Room 150A

In attendance:

Jean Johnson North Jubilee NA JJ
Patrick May North Jubilee NA PM
Kathrynn Foster North Jubilee NA KF
lan Graeme Camosun CA. IG
Heather Parker Camosun CA and City Harvest HP
Emily Sinclair CRD - BCI Coordinator ' ES
Tom Sellgren South Jubilee NA TS
Jani Urquhart Island Health, Planning Ju
Rory Allen Island Health, Planning RA
David Neufeld Island Health, Design & Constr. DN
Deanna Fourt Island Health, Energy Management DF
Richard Brown Island Health, Design & Constr. RB
Brenda McBain, CitySpaces Consulting Ltd. facilitator BMB
Business Action By
1 Agenda

Two items were added to the agenda. #7. Next meeting date and #8.
Setting aside time for review of GNA. Item #5. Master Campus Plan
Update was moved ahead of #4. Update on Saanich Tree Appreciation
and Planting Day.

2 Introductions

Participants introduced/re-introduced themselves. It was noted that the
new City of Victoria mayor has not yet made Council liaison
appointments. JJ reported that Mayor Helps has met with all Land Use
Committee Chairs and that North Jubilee has requested an
experienced Councillor as liaison due to the complexity of the Royal
Jubilee Hospital Master Campus Plan.

3 Boiler Plant Upgrade Presentation

Island Health Design and Construction staff presented information on
the required upgrade to the boiler plant. This will be a phased upgrade
with the addition of 2 new boilers and removal of 2 of the 3 existing
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Notes of RJH Neighbourhood Committee Jan.7 cont’d Page 2

boilers. A future project (not funded at this time) will replace the -
boiler.

Participants discussed potential impacts as highlighted in the
presentation:

e no change to noise levels
e |owered emissions
e improved safety

e neighbourhood impact — similar to construction of Electrical
Energy Centre (EEC)

IG asked if the boilers are powered by natural gas. DN confirmed they
are with diesel back-up.

KF noted the difference in noise level when the shed door is open and
when the door is closed. DN said that the new design will mean that
the doors don't have to be open.

In light of the discussion and concern raised about potential noise
issues, RB said that Clare Wakefield (acoustic consultant) who worked
on the EEC will be engaged to review the boiler plant upgrade project.
DN said that an additional mitigating factor will be that the fan will point
away from the door instead of towards it, as is currently the case.

DF —info on
current
emission levels

TS asked about current emission levels. DF said that new boilers will
be about 5% more efficient and will allow for heat recovery. She will
get information about current emissions.

IG asked about consideration of a district energy system and
combining with geo-thermal. DF responded that Island Health had
talked to the CRD about the sewer trunk and that this is definitely an
objective of Island Health to reduce emissions. The boilers need to be
replaced now, but if they move to a district energy system in the future,
they still need a redundant system. They have investigated using a
bio-mass burner and this remains a possibility.

HP asked about the class of boilers. They are Industrial 25lbs
steam/hr.

KF asked whether there would be an increase in the gas feed. DB said
there would not, but the gas feed will need to be moved which will
result in the loss of some current parking that will be replaced with
additional parking around the vacant food services building. There will
be no net gain or loss of parking spaces.

JU said this would also be addressed in the updated parking and TDM
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Notes of RJH Neighbourhood Committee Jan.7 cont’d

study that will be undertaken shortly.

RB said that the boiler plant building has been seismically upgraded.
DN confirmed that there would be no change to the stack.

4 Master Campus Plan (MCP) Update

JU provided a written summary of the current status of the MCP. A
deadline of June 30, 2015 has been set by the City of Victoria for
submission of the MCP.

One of the City’'s requirements is for an updated Parking and TDM
Plan. Island Health has issued an RFP for a transportation consultant
with the objective of having this work completed no later than April
2015.

Island Health will be completing edits to the MCP and integrating the
results of the updated Parking and TDM study.

KF requested that any edits to the current draft MCP be included along
side the current wording so that committee members can easily see
the changes.

JU will inform the Neighbourhood Committee when the consultant has
been selected. JU suggested that a meeting with the transportation
consultant and the Neighbourhood Committee be set to review their
preliminary findings. This meeting will be no sooner than late Feb.

5 Update on the Saanich Tree Appreciation and Planting Day

RA reported and gave a brief ppt presentation on the Nov.2 planting
day. This was undertaken in response to the Transport Canada
requirement for tree trimming along Bowker Creek. The
Neighbourhood Committee suggested that rather than just trim the
trees, that invasive species that will require frequent trimming, be
replaced with native species. The Camosun Community Association,
Greater Victoria Green Team and Saanich Parks participated along
with Island Health.

KF asked if this was one time or ongoing funding. It will be more cost
effective to have some funding for volunteers to maintain plantings
rather than have to undertake tree trimming every 5 years. RA will
check on funding.

6 Update on the Use of the RUH Community Space

IG reported that the CCA is in transition and he did not know if there
were any issues related to use of the community space. They have
used it a few times. JJ said that North Jubilee NA uses the space
regularly and also appreciates having the office space. It was noted
that having the visible community presence in the hospital benefits

Proposed Amendment to the Master Development Agreement (MDA)...
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Notes of RJH Neighbourhood Committee Jan.7 cont'd Page 4

Island Health as well.

7 Next Meeting Date

JU will schedule the next meeting in late Feb. or early March. Monthly
meetings will be scheduled until the MCP edits are completed and it is
submitted to the City of Victoria. (through June, 2015)

8 Good Neighbour Agreement Review

This item will be carried forward to the next meeting’s agenda

These notes will remain as a draft until reviewed and approved at a meeting of the RJH
Neighbourhood Committee

Prepared by: Brenda McBain, CitySpaces Consulting Ltd.
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Copy of January 23, 2015 e-mail sent to PACE.

As per the request of the RJH Neighbours regarding boiler emissions please see the following:

From products of combustion from testing of existing boiler plant
%CO2: 11.02

%02: 6.06

%CO: 0.0

%N2: 82.9

%302: 0

Opacity: N/A

Products of combustion from proposed boiler plant
C0,83%

H,0 18.1 %

N271.2%

0, 25%

SO, ----

It is our expectation that the new plant will have lower emissions than the existing plant. Island Health
produces an annual Carbon Neutral Action Report that shows what our greenhouse gas emissions are as
an organization and what actions have been taken to reduce emissions. The report is available on Island
Health's public website under environmental sustainability. In 2013 Island Health's total greenhouse gas
emissions were 32,023 tonnes CO2e. To reach Island Health's 2020 we need to lose or reduce emissions
by 11,000 tonnes CO2e. Royal Jubilee is Island Health's largest emitter due to the size of the campus. In
2013 RH emitted 9,267 tonnes CO2e. Our report for 2014 emissions will be available July 1, 2015.

Deanna Fourt, AScT

Director of Energy Efficiency and Conservation

Vancouver Island Health Authority

1190 Seafield Crescent, Nanaimo, B.C. V3S 5K5

Ph 250-740-2674 Fx 250-755-3394 Cell 250-713-4476

)

LEADER i istand health
Carbon N : ot

“Nobody on this planet is going to be untouched by the impacts of climate change” - Rajendra K.

Fachaur, chairperson Intergovemmental Panel on Climate Change
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting on August 21, 2014

Date: August 7, 2014 From: Jim Handy, Senior Planner - Development Agreements

Subject: Proposed Amendment to Master Development Agreement for 1952 Bay Street (Royal
Jubilee Hospital)

Executive Summary

The purpose of this report is to present Council with information, analysis and recommendations
regarding a request from Island Health to extend the deadline for submission of a
comprehensive Master Plan for the Royal Jubilee Hospital Campus and to allow the
replacement of the existing hospital boiler plant. The proposal would require an amendment to
Section 16 of the Master Development Agreement (MDA) for the Royal Jubilee Hospital.

It should be noted that, in addition to outlining a deadline of June 29, 2011, for the submission of
a comprehensive Master Plan, the MDA identifies a range of issues that should be addressed in
that Plan to the satisfaction of the Director of Sustainable Planning and Community
Development. The MDA also states that, with the exception of the Patient Care Centre (which
is now complete and operating), a power plant addition, links from the Diagnostic and Treatment
Centre to the Patient Care Centre and various surface parking lot works, no further development
on the land can take place until City Council have approved the Master Plan.

A Draft Plan was submitted to the City prior to the June 29, 2011, deadline and work continued
on this document into 2012. In October 2012, staff provided Council with a memo providing an
update on the status of the Master Plan explaining that Island Health were working towards a
final draft of the Plan and that, upon completion, the document would be subject to further
review from both City staff and the community. The latest iteration of the draft document was
submitted in November 2013 and does not fully satisfy the obligations of the MDA. In a letter to
staff dated July 31, 2014, Island Health have requested that the submission deadline for the
comprehensive Master Plan be extended to June 30, 2015, in order to respond to the issues
raised by staff.

Staff will continue to work-with Island Health and will meet with their representatives to resolve
outstanding issues in the preparation of this Plan.

Recommendations
1. That Council direct staff to prepare an amendment to Section 16 of the Master

Development Agreement for the Royal Jubilee Campus, to the satisfaction of the
Director of Sustainable Planning and Community Development and the City Solicitor,

that:

a. extends the deadline for submission of a comprehensive Master Plan for the
Campus to June 30, 2015; and

b. allows the construction of a replacement boiler plant prior to City Council

approval of the comprehensive Master Plan for the Campus, subject to obtaining
all necessary permits from the City.
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2. That Council direc. .ne Mayor and Corporate Administrator . execute the amendment to

the Master Development Agreement and other instruments to effect its registration in the
Land Title Office.

Respectfully submitted,

Jim Handy Deb Day, Director
Senior Planner - Development Agreements Sustainable Planning and
Development Services Division Community Development Department

Report accepted and recommended by the City Manager:

Jason Johnson

Date:
JH/m
WM Development Ag \MDA General\1852 Bay Street - Jubilee Hospita\MDA Amendments 2013\RJH MDA amendment.doc
Planning and Land Use Committee Report August 7, 2014
Proposed Amendment to Master Development Agreement for 1952 Bay Street Page 2 of 5
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1.0 Purpose

The purpose of this report is to present Council with information, analysis and recommendations
regarding a request from Island Health to extend the deadline for submission of a comprehensive
Master Plan for the Royal Jubilee Hospital Campus and to allow the replacement of the existing
hospital boiler plant.

2.0 Background

In January 2008, Council approved a comprehensive rezoning proposal creating the CD-11 Zone,
RJH District, and, in conjunction with the rezoning process, Island Health entered into a Master
Development Agreement (MDA) with the City. Section 16 of the MDA requires that Island Health
undertake the development of a comprehensive Master Plan for the Royal Jubilee Hospital
Campus, at their sole cost, and present that Master Plan to the City by June 29, 2011. This
deadline has passed and Island Health are in default of this obligation. The MDA requires that the
comprehensive Master Plan address (but not be limited to) the following issues, to the satisfaction
of the Director of Sustainable Planning and Community Development:

use and density

site planning

building massing
landscaping

site open space

tree protection

Bowker Creek

parking

Transportation Demand Management (TDM)
access to and from the land
site servicing :
storm water management
heritage issues.

It should be noted that, under the terms of the MDA, Island Health have agreed that they shall
undertake no further development at the Royal Jubilee Hospital, other than the Patient Care
Centre (which is now complete and operating), a power plant addition, links from the Diagnostic
and Treatment Centre to the Patient Care Centre, various surface parking lot works and that they
shall not construct any new buildings until the comprehensive Master Plan has been approved by
City Council.

A Draft Master Plan was submitted to the City prior to the June 29, 2011, deadline and work
continued on this document into 2012. In October 2012, staff provided Council with a memo
providing an update on the status of the Master Plan explaining that Island Health were working
towards a final draft of the Plan and that, upon completion, the document would be subject to
further review from both City staff and the community. The latest iteration of the draft document
was submitted in November 2013 and staff have provided feedback to Island Health requesting
that further work be undertaken in relation to parking, heritage issues and general Plan content.
This is discussed further in Section 4 of this report. In order to address the issues raised by staff,
Island Health have submitted a letter to the City dated June 31, 2014 (attached), requesting that
the deadline for submission of a comprehensive Master Plan be extended to June 30, 2015. This
deadline extension requires a revision to Section 16 of the MDA.

Planning and Land Use Committee Report August 7, 2014
Proposed Amendment to Master Development Agreement for 1952 Bay Street Page 3 of 5
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3.0 Issues

The key issues related to this request are:

° proposed new date for submission of a Master Plan
o proposed replacement boiler
o primary outstanding issues.

4.0 Analysis
4.1 Proposed New Date for Submission of a Master Plan

This deadline extension is required to accommodate meetings with staff and further work on the
Plan to ensure that a satisfactory comprehensive Master Plan is submitted in accordance with
requirements outlined in the MDA. Since Island Health are still actively pursuing the
establishment of the Master Plan, staff recommend that Council approve the deadline extension
until June 30, 2015, as requested by the applicant.

4.2 Proposed Replacement Boiler

Under the terms of the MDA, with the exception of specific developments identified in this report,
no further development of the site can take place until the comprehensive Master Plan has been
approved by City Council. Island Health have confirmed that the existing hospital boiler plant
needs to be replaced at the earliest opportunity. This is critical hospital infrastructure and staff
recommend that Council support an amendment to the MDA that allows construction of the
replacement boiler commence prior to approval of the Master Plan.

4.3 - Primary Outstanding Issues

As identified in the letter from Island Health, the issue of on-site parking is providing the greatest
challenge. The latest iteration of the Draft Master Plan indicates a shortfall of between 235 and
670 parking stalls based on projected future Campus floor space requirements and assumed
parking demand. Further work on this issue is required to provide a clear understanding of
parking demand as it relates to:

° the future growth of the Campus
options for providing on-site parking to satisfy that demand

o the effectiveness of Transportation Demand Measures in offsetting parking
demand

° minimizing any impact on the community as a result of visitors to the hospital and

hospital staff parking in the adjacent residential areas.

The other major outstanding issue is related to heritage. The Draft Master Plan proposes the
demolition of Begbie Hall. This building is located adjacent to Richmond Road in the southwest
corner of the Campus and is a Heritage-Registered Property; however, this is not correctly
acknowledged in the Plan and a compelling argument has not been made for the demolition of
this building. Staff have advised Island Health that the Plan should correctly reference and
acknowledge the heritage status of the building and, as a guiding principle, identify that the
building (and all other heritage resources on-site) be retained and rehabilitated where necessary.

Planning and Land Use Committee Report August 7, 2014
Proposed Amendment to Master Development Agreement for 1952 Bay Street Page 4 of 5
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5.0 Conclusions

The proposed deadline extension for the submission of a comprehensive Master Plan for the
Royal Jubilee Hospital Campus is required so that Island Health can respond to issues raised by
staff. The boiler plant is critical hospital infrastructure and needs to be replaced at the earliest
opportunity. Staff will continue to assist Island Health in their preparation of a comprehensive
Master Plan and recommend that Council support the requested deadline extension and
amendments to the MDA.

6.0 Recommendations

6.1 Recommendations
1. That Council direct staff to prepare an amendment to Section 16 of the Master
Development Agreement for the Royal Jubilee Campus, to the satisfaction of the

Director of Sustainable Planning and Community Development and the City
Solicitor, that:

a. extends the deadline for submission of a comprehensive Master Plan for
the Campus to June 30, 2015; and
b. allows the construction of a replacement boiler plant prior to City Council

approval of the comprehensive Master Plan for the Campus, subject to
obtaining all necessary permits from the City.
2. That Council direct the Mayor and Corporate Administrator to execute the
amendment to the Master Development Agreement and other instruments to effect
its registration in the Land Title Office.

6.2 Alternate Recommendation

That Council decline the request to amend the Master Development Agreement for the Royal
Jubilee Hospital Campus.

7.0 List of Attachments

° Letter from Island Health dated July 31, 2014
° Section 16.0 of the Master Development Agreement for the Royal Jubilee Hospital
Campus
° Aerial map.
Planning and Land Use Committee Report August 7, 2014
Proposed Amendment to Master Development Agreement for 1952 Bay Street Page 5 of 5
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Attention:  Alison Meyer, Assistant Director, Development Services i
The City of Victoria Planning & Dovatuyasent Depasivein '
1 Centennial Square Develapmeat Suivees D
Victoria BC V8W 1P6 T

Dear Ms. Meyer:

Re: Royal Jubilee Hospital Master Campus Plan
Master Development Agreement - Timelines and Update

Please accept this letter as an update on the current progress and projected timeline for the completion and
submission of the Royal Jubilee Hospital Master Campus Plan.

BACKGROUND

Iin January 2008 the Vancouver Island Health Authority (now Island Health} entered into a Master
Development Agreement (MDA) with the City of Victoria. Subsequently, the Royal Jubilee Hospital site was
rezoned to accommodate the addition of the Patient Care Centre (PCC). The MDA outlined key requirements
for Island Health to address in consideration of the development of the PCC. The PCC was completed in 2010
and has significantly improved the delivery of health care services to Vancouver Islanders. The Royal Jubilee
Hospital site continues to provide a broad range of services to residents and remains a major employment
center in the City of Victoria and south Vancouver Island.

Amongst several requirements detailed in the MDA, Island Health agreed to:

1. “...undertake the development of a comprehensive master plan for the Land, at VIHA's sole cost, and to

present that comprehensive master plan to the City within thirty (30) months of the date that Council for
the City gives final adoption to the Rezoning Bylaw....”.

2. “..provide for a reasonable degree of consultation with the City and the residents of the surrounding
neighborhood, to the satisfaction of the City's Director of Planning and Development.”

3. “...address {(but is not to be limited to) the following issues to the satisfaction of the City's Director of
Planning and Development:

il Z
Executive Offices
Located at 2101 Richmond Road | Victoria, 8C V8R 1J8 Canada Tel: 250-370-8699 | Fax: 250-370-8750
Mailing address: 1952 Bay Street | Victoria, BC V8R 1J8 Canada viha.ca

.
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e use and density;

e site planning;

¢  building massing;

e fandscaping;

e site open space;

tree protection;

Bowker Creek;

parking;

transportation demand management;
access to and from the Land;

off-site servicing and improvements;
site servicing;

e storm water management; and

e Heritage issues.”

 © o o o

4. “..undertake no further development on the Land, other than the Patient Care Centre, power plant
addition, links from the Diagnostic and Treatment Centre to the Patient Care Centre and various surface
parking lot works, and that, for certainty, it shall not construct any new buildings, until completion of the
comprehensive master plan in accordance with this Master Development Agreement, and until Council
for the City has approved that comprehensive master plan and considered that plan for inclusion in the
City's Official Community Plan or other City policies and regulations.”

The MDA also required the implementation of a Transportation Demand Management Program at the Royal
lubilee Hospital.

OVERVIEW OF PROGRESS OF MASTER CAMPUS PLAN
Upon adoption of the CD-11 ZONE, RJH DISTRICT Zoning Bylaw in January 2008, island Health proceeded

with the preparation of the Master Campus Plan (MCP) with the intent to submit within the prescribed
timeframe of mid-2010.

Since 2008, significant effort and cost has been allocated to this project by Island Health, including extensive
consultation and engagement with the local community. The City of Victoria and the District of Saanich (who

share municipal boundaries on the property) have both provided input and interim review of the MCP.

From the feedback we have received, City of Victoria Staff generally supports the current plan as faid out in
our December 2013 submission. The remaining key planning issues to resolve include:

a) Current parking shortfall based on the new projected build out and density;
b) Transportation Demand Management objectives and metrics; and
c) Future plans for the existing Heritage Buildings of Begbie Hall and the Memorial Pavilion.

/3
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us

We would like to address these concerns as quickly as possible in order to complete the MCP and be ready to
meet future demands as opportunities arise over the next decades. Given that the projected time period of
30 months to complete the MCP has expired, we are requesting additional time to complete the MCP and
make every effort to address the City of Victoria’s concerns.

Addressing Parking Shortfall and Transportation Demand Management

During the development of the MCP, Island Health retained the services of Boulevard Transportation Group
to prepare a parking demand study for the campus that would determine a reasonable ratio of parking to
gross development area of buildings. This study assessed the impacts of the new PCC tower to ascertain any
demand change for parking on site due to the construction of the facility. The PCC was created to replace
and consolidate in one building inpatient beds from the obsolete South, East and Centre Blocks and other
parts of the site. Changes in numbers of employees, staff and visitors as a result of the PCC were not
considered significant enough to change demand. It is also noted that due to limited available areas for
parking on site this continues to be a significant challenge operationally for the hospital in meeting day-to-
day parking needs of staff, visitors and patients.

As part of its obligations to the MDA, Island Health has continued to provide regular reports on the progress
of the Transportation Demand Management Program which has had some success with a broad range of
programs adopted by Island Health over the past few years (Attachment 1). However the program still has
challenges in fully meeting the requirements outlined in the MDA and providing adequate justification to the
City’s satisfaction on an appropriate parking supply rate to address future growth.

As a specialized tertiary care site, RIH requires a large, highly skilled staff. Many staff members are shift
workers that reside across the Capital Region, and many work up to 12 hour shifts across all times of the day
and night. Adding extra hours to these long shifts to commute on public transit is very challenging. Transit

infrastructure leading to the RIH site is increasing, but it still does not fully meet the needs of staff in a way
that will significantly decrease vehicle use.

We are subsequently challenged with either increasing the MCP total parking supply or Island Health
committing to increasing investments in transportation demand management. In our last iteration of the
Master Campus Plan submitted to City Staff, we had achieved a significant reduction in parking shortfall from
previous drafts. This was due in part to a change in development area requirements that reduced the

parking demand ratio outcome, as well as integration of parking structures with the building footprint above
grade. :

Capital budgets for new structures must be approved by the Ministry of Health, and in the current
challenging fiscal environment parking structures cannot be prioritized ahead of facilities to support patient
care. Additionally the geotechnical conditions of the site are found to be largely comprised of shallow
bedrock ranging from 1-2 metres below grade, and make the incorporation of underground parking very
difficult and cost prohibitive.

As parking shortfall appears to be the main challenge City Staff have with the current draft of the MCP, we
are requesting more time to work with the City to find a proposed solution that works for all parties.

../4
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Emerging Boiler Plant Issue

Island Health also has an imminent need to replace the aging boiler plant on the RIH site. The existing plant
is 60 years old, and three boilers must be replaced as soon as possible. This is a significant risk to the ongoing
operation of the RIH campus. Replacing the boilers will require an extension to the existing plant footprint.

Under the Master Development Agreement Island Health cannot undertake any further development on site
until the Master Campus Plan is complete. We are requesting that the MDA be amended to allow
Island Health to request a building permit to replace the RJH boiler plant. Island Health will then follow the
regular city planning procedures to get approval to move forward with the boiler plant upgrade in parallel to
completing the Master Campus Plan,

The new boilers will not add any additional staff members to the site, and will not increase the amount of
patients visiting the hospital. The plant addition will also not affect parking on site. Further, we are

committed to working with the City of Victoria planning team to resolve the outstanding issues and complete
the Master Campus Plan within the new proposed deadline.

NEXT STEPS
As part of our response to City staff comments, and determining next steps for the MCP, we are requesting:

1. A clear Terms of Reference from City Staff on acceptable information and materials to address the
parking shortfall and Transportation Demand Management requirements. {n order to fully
understand the City’s position on this we need direction on what studies or actions should be
undertaken to achieve approval of the MCP.

2. Approval from Council to extend the deadline for submission to June 30, 2015, to address the City of
Victoria’s additional feedback on the latest draft.

3. Approval from the City of Victoria to allow Island Health to proceed with requesting a building permit
to upgrade the aging boilers on the RIH site.

We continue to be committed to providing a Master Campus Plan that will guide future growth on the Royal
Jubilee Hospital site with as much certainty as possible. We believe that we have prepared a detailed
document that addresses the majority of concerns within our current understanding of the future
requirements of the health care services available on this site. We look to the City of Victoria to assist us in

providing formal written direction that will reasonably ensure that this document will meet the intent of the
MDA. ‘

Yours truly,

loe Murphy
Vice President, Operations and Support Services

ce: Grant Hollett, Corporate Director, Planning and Community Engagement, Istand Health
Chris Sullivan, Director, Capital Planning, Island Health
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-13 -

(b)  participation at joint meetings; and

(c) mechanisms for addressing neighbourhood concemns related to
construction or hospital operations, as those activities impact the
surrounding neighbourhood, including but not limited to a means of
contacting a VIHA representative twenty-four (24) hours per day, seven
(7) days per week.

15.2 Prior to the issuance of a structure permit for the Patient Care Centre, VIHA shall
provide to the Director of Planning and Development a copy of the Good
Neighbour Agreement, executed by VIHA, in terms that are sat:sfactory to the
Director, acting reasonably.

16.0 DEVELOPMENT OF MASTER PLAN

16.1 VIHA covenants and agrees to undertake the development of a comprehensive
master plan for the Land, at VIHA's sole cost, and to present that comprehensive
master plan to the City within thirty (30) months of the date that Council for the
City gives final adoption to the Rezoning Bylaw. VIHA shall retain the services
of a competent professionals, such as professional architects, planners and
landscape architects, to assist in preparation of the comprehensive master plan.

16.2 In preparing the comprehensive master plan, VIHA shall provide for a reasonable
degree of consultation with the City and the residents of the surrounding
neighbourhood, to the satisfaction of the City's Director of Planning and
Development.

16.3 The comprehensive planning study must address (but is not to be limited to) the
following issues to the satisfaction of the City’'s Director of Planning and
Development:

(@)  use and density;
(b)  site planning;

(c) building massing;
(d) landscaping;

(e)  site open space;
(f) tree protection;
(@) Bowker Creek;
(h) parking;

266 11330JAN 17 OBIMAST:ER OEVELOPMENT AGREEMENTIPI/MWG
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-14 -

(i) transportation demand management;
() access to and from the Land;

(k)  off-site servicing and improvements;
(1 site servicing;

(m) storm water management; and

(n) heritage issues.

16.4 VIHA covenants and agrees that it shall undertake no further development on the
Land, other than the Patient Care Centre, power plant addition, links from the
Diagnostic and Treatment Centre to the Patient Care Centre and various surface
parking lot works, and that, for certainty, it shall not construct any new buildings,
untii completion of the comprehensive master plan in accordance with this
Master Development Agreement, and until Council for the City has approved that
comprehensive master plan and considered that plan for inciusion in the City's
Official Community Plan or other City policies and regulations.

17.0 LEED® GOLD CERTIFICATION

17.1  VIHA covenants and agrees that the Patient Care Centre shall be designed and
constructed so as to achieve LEED® Gold Certification from the Canada Green
Building Council.

17.2 VIHA covenants and agrees to provide the City with evidence of registration of
the Patient Care Centre for certification with the Canada Green Building Council
prior to the issuance of a Building Permit for the Patient Care Centre.

17.3 VIHA further covenants and agrees to provide the City with evidence of LEEDY .
Gold Certification of the Patient Care Centre upon receipt of that certification
from the Canada Green Building Council.

In the event that VIHA fails to provide the City with the certification required
under section 17.3 within eighteen (18) months after the issuance of an
occupancy permit for the Patient Care Centre, VIHA shall make such
improvements or modifications to the Patient Care Centre as are necessary to
achieve LEED® Gold Certification, provided that VIHA shall not be required to
expend any more on such improvements or modifications than it is lawfully
entitled to receive from Project Co by way of contractual penalties imposed due
to Project Co's failure to achieve LEED" Gold Certification. In that respect, VIHA
covenants that its contract with Project Co shall require Project o to pay VIHA
the amount of ONE HUNDRED THOUSAND ($100,000.00) DOLLARS for each
LEED® credit less than thirty-nine (39) achieved, to a maximum payment amount

266 1133/JAN 17 08/MASTER DEVELOPMENT AGREEMENT/PIAYG
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5.7 Proposed Amendment to the Master Development Agreement for
1952 Bay Street

Committee received a report regarding a request from Island Health to extend the
deadline for submission of a comprehensive Master Plan for the Royal Jubilee
Hospital Campus and to allow the replacement of the existing hospital boiler plant.
The proposal would require. an amendment to Section 16 of the Master
Development Agreement (MDA) for the Royal Jubilee Hospital.

In addition to outlining a deadline of June 29, 2011, for submission of a
comprehensive Master Plan, the MDA identifies a range of issues that should be
addressed in the Plan to the satisfaction of the Director of Sustainable Planning
and Community Development. The MDA also states that, with the exception of the
Patient Care Centre (which is now complete and operating), a power plant addition,
links from the Diagnostic and Treatment Centre to the Patient Care Centre and
various surface parking lots works, no further development on the land can take
place until City Council have approved the Master Plan.

A Draft Plan was submitted to the City prior to the June 29, 2011, deadline and
work continued on this document into 2012. In October 2012, staff provided
Council with a memo providing an update on the status of the Master Plan
explaining that Island Health were working towards a final draft of the Plan and
that, upon completion, the document would be subject to further review from both
City staff and the community. The latest iteration of the draft document was
submitted in November 2013 and does not fully satisfy the obligations of the MDA.
In a letter to staff dated July 31, 2014, Island Health has requested that the
submission deadline for the comprehensive Master Plan be extended to June 30,
2014, in order to respond to the issues raised by staff.

Action: It was moved by Councillor Helps, seconded by Councillor Coleman, that
Committee recommends:

1. That Council direct staff to prepare an amendment to Section 16 of the
Master Development Agreement for the Royal Jubilee Campus, to the
satisfaction of the Director of Sustainable Planning and Community
Development and the City Solicitor, that:

a. Extends the deadline for submission of a comprehensive Master Plan for
the Campus to June 30, 2015; and

b. Allows construction of a replacement boiler plant prior to City Council
approval of the comprehensive Master Plan for the Campus, subject to
obtaining all necessary permits from the City.

2. That Council direct the Mayor and Corporate Administrator to execute the
amendment to the Master Development Agreement and other instruments
to affect its registration in the Land Title Office.

¢ North Jubilee Neighbourhood Association raised the issue that they are a small
association with small membership and they have been involved for many years
dealing with issues raised by the Jubilee Hospital, often with frustration. They have
seen changes in planning but indicate they are representing the neighbourhood
and the city. Is there a way to widen the net in regard to feedback for the hospital?

Planning & Land Use Committee Minutes Page 19
August 21, 2014
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Councillor Coleman withdrew from Committee at 10:45 a.m. returned at 10:46 a.m.

o Committee recognizes the services the hospital delivers and the employment it
provides to the region. Is there a way to encourage feedback from a wider
community to share the burden of the community association?

e There has been frustration that there is not meaningful consultation taking place.

o This is a historic issue and the MDA has specific language regarding
consultation and staff will be ensuring the MDA requirements are fulfilled.

e |t is not known what the order of magnitude of the size of boiler plant will be. There
have been no details provided.

o It may not come back to Council, it depends on what is being done. If it is using
the same footprint then a Development Permit would not come back here. If it
does not need rezoning it will not come back to this table. Committee cannot
make a decision when they do if it is not understood what is being proposed.

e Concerns that Beghie Hall could be demolished without consultation or discussion
with the City or community.

Action: It was moved by Councillor Isitt, seconded by Councillor Gudgeon, that
Committee postpone consideration of the motion pending receipt of further
information from the applicant.

CARRIED UNANIMOUSLY 14/PLUC0197
Committee recessed at 11:15 a.m.
Committee reconvened at 11:20 a.m.

Planning & Land Use Committee Minutes Page 20
August 21, 2014
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: January 27, 2015
From: Brian Sikstrom, Senior Planner, Development Services Division
Subject:

Development Permit Application # 000400 for 2546 Government 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 # 000400 for 2546
Government Street, in accordance with:

1. Plans date stamped December 29, 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.”

LEGISLATIVE AUTHORITY

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

Pursuant to Sections 920(8) and (9), where the purpose of designation is the establishment of
objectives for the form and character of a commercial, industrial and multi-family 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 but
may not include requirements regarding the particulars of the landscaping or of the 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 2546 Government Street. The
proposal is to construct an addition and porte coche to an automobile dealership. No variances are

required.
Planning and Land Use Committee Report January 27, 2015
Development Permit Application #000400 for 2546 Government Street Page 1 of 3

Development Permit Application No. 000400 for 2546 Governmen... Page 355 of 471



Planning and Land Use Committee - 19 Feb 2015
The following points were considered in assessing this Application:

e The proposal is consistent with the objectives to enhance the place character of established
areas in Development Permit Area 16: General Form and Character.
e The proposal is consistent with the Official Community Plan, 2012 and the Burnside
Neighbourhood Plan, Revised 2012.
BACKGROUND
Description of Proposal

The proposal is to construct an addition and porte coche to an automobile dealership. Specific
details include:

addition of 84.2m? of floor area and a porte coche to the building fronting on John Street
addition of a new glass overhead door with canopy to the Smart Car building which is located
along the west property line
e proposed materials would match those of the existing buildings, e.g. metal and glass curtain

wall.

Sustainability Features

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

Existing Site Development and Development Potential

The site is presently occupied by an automotive dealership.

Community Consultation

The Application does not propose any variances and, therefore, has not been referred to the

Burnside Neighbourhood Association Land Use Committee. This is consistent with the Community

Association Land Use Committee (CALUC) Procedures for Processing Applications.

ANALYSIS

Development Permit Area and Design Guidelines

The Official Community Plan (OCP) identifies this property with in DPA #16: General Form and
Character.

The Development Permit Area enables Council to review and approve the form and character of
commercial, industrial and multi-family residential developments. The objectives of the designation
include enhancing place character through high quality of architecture, landscape and urban design.

The form and character proposed exterior changes are in keeping with the appearance of the

building.
Planning and Land Use Committee Report January 27, 2015
Development Permit Application #000400 for 2546 Government Street Page 2 of 3
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Local Area Plans

The proposal is within the General Employment Place Designation of the Official Community Plan,
2012 and is consistent with place character features which include ground-oriented buildings set
close to the sidewalk.

CONCLUSIONS

The proposal is consistent with the objective of enhancing place character through high-quality
architecture in Development Permit 16: General Form and Character.

ALTERNATE MOTION

That Council decline Development Permit Application #000400 for the property located at 2546
Government Street.

Respectfully submitted,

- , \ R
J F~ : .

Brian Sikstrom Alison Meyer
Senior Planner Assistant Director
Development Services Division Sustainable Planning and

Community Development Department

Report accepted and recommended by the City Manager: | -
Jason Johnson

Date: . | loyg

BMS:aw

SA\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000400\DP DVP PLUC REPORT TEMPLATE1.DOC

List of Attachments
e Zoning map
e Aerial map ;
e Letter from applicant dated December 23, 2014
e Plans dated December 29, 2014.

Planning and Land Use Committee Report January 30, 2015
Development Permit Application #000400 for 2546 Government Street Page 3 of 3
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23 December 2014 i g 5 M

Mayor and Council
City of Victoria

#1 Centennial Square
Victoria, BC VBW 1P6

.

RE: 2546 Government Street - Development Permit

Dear Mayor & Members of Council:

977 Fort Street On behalf of our client, 1634488 Ontario Limited, we are pleased to submiit this application

Victons, BGVEV-NIC for a development permit for the above named property.
T 250-658-3367

L 2@'658'3397 The owners wish to construct a small addition on the west side of the existing Mercedes

T Benz showroom building. This addition will add approximately 84.2 square meters to the
building. The addition also includes a porte cochere that will extend across to the existing
Smart Car showroom building. The purpose of the addition is to provide a weather protected
area for customers to drop off vehicles for service. The floor of the addition wilt be at the
same level as the existing entrance driveway, allowing for full accessibility to the service de-
partment.

This application also includes the addition of a new glass overhead door with canopy protec-
tion for the new vehicle delivery room, located on the lower level of the existing Smart Car
showroom building.

Materials of the addition will match those of the existing showroom building.

The project meets all requirements for vehicle and bicycle parking and no variances are re-
quired.

- e :
Peter de Hoog Architect AIBGAVRAIC™
de Hoog & Kierulf architt:-Z

p.1oft
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View south from John Street

2546 Government St. DP Application # 000400
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2546 Government St. DP Application # 000400

View of Existing East Building from John Street
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2546 Government St. DP Application # 000400
View of Existing West Building from John Street
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2546 Government St. DP Application # 000400

View of Existing East and West Buildings from John Street
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2546 Government St. DP Application # 000400
View of West Building from the Parking and Driveway within the Property
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Properties across John Street to the North
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2546 Government St. DP Application # 000400

Properties across John Street to the North
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2546 Government St. DP Application # 000400

Rendering of Proposed Porte-Cochere Addition Viewed from John Street

Mercedes Benz Renovation

Service Reception
2546 Government Street, Victoria, BC

Issued For Development Permit
22 DEC 2014
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2546 Government St. DP Application # 000400

Renderings of Proposed Porte-Cochere Addition Viewed from John Street
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Existing Site Plan and Landscaping

£330 ", Burvey Pla - Carslidad Ady 2114
Gyon/ Sevle 100

PROPYATY 1M 1 12 (04 8]

o i "-—r o) —— ;
7'_—_————? o R i )
i

£ \ S & Landucope Plan - Exkiy
.{uu i

GTOZ 494 6T - 89NIWWOD 3sN pueT pue Buluue|d



“*UBWIUIBA0D) 9%GZ 10} 007000 "ON uonedlddy Nwiad Juswdojaaaq

T/.¥ J0 08¢ abed

2546 Government St. DP Application # 000400
Proposed Site Plan and Landscaping
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Planning and Land Use Committee - 19 Feb 2015

CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: February 5, 2015

From: Jim Handy, Senior Planner — Development Agreements, Development Services

Subject: Development Permit with Variance Application #000403 for 450 Dallas Road

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 #000403 for 450
Dallas Road, in accordance with:

1. Plans date stamped January 21, 2015,

2. Development meeting all Zoning Regulation Bylaw requirements, except for the following
variance:
i.  Schedule C, Section 16.A.11(c) - Parking relaxed from 1 parking stall to O parking

stalls for the additional residential unit

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.”

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 (OCP).
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.

e Pursuant to sections 920(8) and (9), where the purpose of designation is the establishment
of objectives for the form and character of a commercial, industrial and multi-family
development, a Development Permit may include requirements respecting the character of
the development, including the landscaping, siting, form, exterior design and finish of
buildings and other structures but may not include requirements regarding the particulars of
the landscaping or of the exterior design and finish of buildings and other structures.

Planning and Land Use Committee Report February 5, 2015
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EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations for
a Development Permit with Variance Application for the property located at 450 Dallas Road. The
proposal is to create an additional residential unit within an existing multi-unit building resulting in a
one stall parking variance.

The following points were considered in assessing this Application:

e the proposal is consistent with the objectives for multi-unit residential developments in
Development Permit Area 16: General Form and Character of the OCP

e the proposal is consistent with the Design Guidelines for Multi-Unit Residential, Commercial
and Industrial Development (2012)
the proposal does not result in any external alterations to the existing building

e the proposal proposes a one stall parking variance only.

BACKGROUND
Description of Proposal

The proposal is to create an additional residential unit within an existing multi-unit building resulting
in a one stall parking variance. No alterations to the exterior of the existing building are proposed.

Sustainability Features
The applicant has not identified any sustainability features associated with this proposal.
Existing Site Development

The site is zoned R3-H Zone, High Density Multiple Dwelling District and is presently occupied by a
11-storey multi-unit residential building with a two-storey annex.

Relevant History

The original 11-storey building was constructed in 1962 with a total of 58 residential units. A two-
storey annex was later constructed increasing the total number of units to 74. The Zoning
Regulation Bylaw was subsequently revised and the parking requirement increased from 1.2 parking
stalls per unit to 1.3 parking stalls per unit. Therefore, in 1981, the parking situation on the property
became legally non-conforming.

In 1987, two of the units were combined into a single unit, reducing the total number of units to 73.
The applicant now wishes to convert this unit back into two units and, as such, return the total unit
count back to 74.

Section 911(10)(a) of the Local Government Act (LGA) states that legally non-conforming rights
apply if any maintenance, extensions or alterations do not involve a further contravention of the
Zoning Regulation Bylaw. In this instance, increasing the residential unit count from 73 to 74 results
in a requirement for an additional parking stall, so this section of the LGA does not apply. A
variance is therefore being requested.

Planning and Land Use Committee Report February 5, 2015
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Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on January 22, 2015, the Application was referred
for a 30-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 variances.

ANALYSIS
Development Permit Area and Design Guidelines
The OCP identifies this property with in Development Permit Area 13: General Form and Character.

The existing building consists of 73 multi-family residential units with 38 surface parking stalls. The
existing parking situation is legally non-conforming. The proposal is to create an additional
residential unit within an existing multi-family building resulting in a one stall parking variance. The
resulting scenario would be identical to that which existing prior to 1987 when two units were
combined to a single unit. Staff recommend that Council consider supporting this Application as the
one stall parking variance would have limited impact on the demand for on-street parking in the
vicinity of the site and no external alterations to the existing building are proposed.

CONCLUSIONS

The proposal is to create an additional residential unit within an existing multi-family building
resulting in a one stall parking variance. Staff recommend that Council consider supporting this
Application as the parking variance would have limited impact on the demand for on-street parking in
the vicinity of the site and no external alterations to the existing building are proposed.

ALTERNATE MOTION

That Council decline Development Permit with Variance Application #000403 for the property
located at 450 Dallas Road.

Respectfully submitted,

N
R
ﬂ P/f;\\dy ) K:li(sc.)r I\:‘;i]

Senior Planner — Development Agreements Assistant Director
Development Services Division Development Services 7{Jon

Report accepted and recommended by the City Manager:

U 7 ‘ Jason Johnson
Date: fedo.\( 1015

JH:aw

S\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000403\DP DVP PLUC REPORT TEMPLATE1.DOC
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List of Attachments

Aerial photo

Zoning map

Applicant’s letter to Council dated January 21, 2015
Plans dated January 21, 2015.

Planning and Land Use Committee Report February 5, 2015
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HOLLAND POINT

N 450 Dallas Road
Development Permit #000403
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January 19/2015

Jim Handy,

Area Planner

City of Victoria

City Hall: 1 Centennial Square
Victoria, B.C.

V8W 1P6

Re : Relaxation of Development Permit, 450 Dallas, Suite Addition
To Mayor and Council
This is to accompany our application and outline the issue to you.

The rational to allow for the relaxation is as follows:

The building was built in 1962 with a total of 58 units in 11 stories. A few years later the annex was built
with 16 suites which brought the total number of suites on site up to 74.

We found records of a building permit application to merge two ground level suites into one large suite
in the tower, which was approved. Since this time the suite count on site was reduced to 73.

Our proposal is to divide the same large suite on the ground floor back into two suites as per the original
building permit in 1962. This brings the count back up to 74. We are restoring the original suite count as
approved in 1962.

The modifications would require only interior work and no alterations to the building facade or parking.
This is further supported by the fact that this rental property is within walking distance to public
transport and all major amenities.

Regards

Eric Barker Architect AIBC LEED / AP

ERIC BARKER ARCHITECT INC.

727 Pandora Avenue Victoria BC V8W IN9 | eba@ericbarkerarchitect.ca | 250- 385 4565
R:\Current_drawings\00000_2014 Projects\201412 450 Dallas Road\corespondence\Letter to Major and Council.docx
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JBNA James Bay Neighbourhood Association
234 Menzies St www.jbna.org
Victoria, B.C.
V8V 2G7 February 16", 2015

Re: 450 Dallas Rd DVPApplication No. 000403

Dear Mayor and Councilors,

We are in receipt of a NOTICE OF HEARING dated January 22, 2015, from the City
regarding the Development Variance Permit for 450 Dallas Rd.

As the proposal did not go through the CALUC process, we have NOT had the
opportunity to host a meeting to consider the proposal. Hence, we are not in a position to
comment on the attributes. Additionally, we are not aware of any consultation that may
have occurred with adjacent and nearby neighbours regarding the variance on the already
non-conforming parking situation.

However, we realize that additional on-street parking can be an issue for nearby
neighbours. In keeping with the City’s intention of ensuring that consultation with those
affected has taken place, we ask Mayor and Council to ensure that neighbour
opinions/voices have been sought by the proponent and any responses well-considered
before making any decision on this application.

If the City has received communications from the adjacent and nearby neighbours as
to the acceptability of additional on-street parking, particularly in an area which is
heavily impacted by cruise-ship traffic volumes, we would appreciate receiving copies of
same.

Sincerely,
. /
%&f C o;‘j/é
Tom Coyle

JBNA CALUC Chair

Cc: JBNA Board

JBNA ~ honouring our history, building our future
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Subject: 450 Dallas Rd

February 18,2015

Re: 450 Dallas Rd. Development Variance Application Feb.19

Council Members,

This is regarding tomorrow’s meeting of the Planning and Land Use Committee. Our Project
before you is the Development Permit with Variance application for a parking variance on 450
Dallas Rd.

The building was built in 1962 as a 73 suite apartment building with its current parking numbers.
In the mid-seventies two suites on the ground floor were combined into one suite reducing the
total number of suites to 72 . In the intervening years the parking ratio in Schedule C of the
zoning by-law for buildings like this changed from 1.2 to 1.3 .The current owner, our client,
wishes to take the same ground floor suites that were combined in the mid-seventies and
separate them into two suites returning the building to the same physical layout and suite count
when built in 1962 .

Because the parking ratio has changed from when the building was originally built, the current
addition of a suite triggers the need for parking variance approval. The modifications would
require only interior work and no alterations to the building facade or parking. This additional
suite would increase the rental property in a location that is within walking distance to James
Bay village and has good connectivity to public transport. Given these two factors we would like
you to consider the parking variance to allow for the re-establishment of the original suite count
on site as it was approved in 1962.

Sincerely,

Eric Barker Architect AIBC LEED / AP

Development Permit with Variance Application No. 000403 for ... Page 397 of 471
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Existing Parking at 450 Dallas Road
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: ~ January 30, 2015
From: Brian Sikstrom, Senior Planner, Development Services Division
Subject: Development Permit with Variances Application #000395 for 1961 Douglas
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 #000395 for 1961
Douglas Street, in accordance with:

1. Plans date stamped December 15, 2014
2 Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
i. Section 5.1.6 — Site coverage increased from 30% to 67.80% (an
increase of 0.23% above existing);
il. Section 5.1.8 — Open site space decreased from 30% to 8.04% (a
decrease of 0.23% below existing);
iii. Section 5.1.11 — Setback from north lot boundary (Discovery Street)
reduced from 7.50m to 0.40m (existing),

3. Schedule C, Section 5 (1) — Off-street parking requirement reduced from 49 stalls
(48 stalls previously approved) to 48 stalls.
4. 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.”

LEGISLATIVE AUTHORITY

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

Pursuant to section 920(8) of the Local Government Act, where the purpose of 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.

Planning and Land Use Committee Report January 30, 2015
Development Permit with Variances Application #000395 for 1961 Douglas Street Page 1 of 4
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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 1961 Douglas Street. The proposal is
to construct a small addition to the existing hotel to create new office space and convert an existing
office to a hotel room. Variances are required related to site coverage, landscaping, front yard
setbacks and parking.

The following points were considered in assessing this Application:
e the proposal is consistent with objectives to revitalize commercial uses along corridors in
Development Permit Area 7A: Corridors
o the requested variances related to site coverage, open site space and the front yard setback
are due to the siting and size of the existing hotel. The requested off-street parking reduction
of one space is acceptable in this location.
BACKGROUND

Description of Proposal

The proposal is to construct a small addition to the existing hotel to create new office space and to
convert an existing office to a hotel room.

Specific details include:

e adding 9.9m?for office space on the north side of the hotel
e converting former office space to a hotel room.

The small addition triggers variances for open site space, site coverage and front yard setbacks all
of which are currently non-conforming under the existing T-1 Zone, Limited Transient
Accommodation District. The addition of one hotel room triggers the requirement for one additional
on-site parking space.

Sustainability Features

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

Existing Site Development and Development Potential

The site is presently occupied by the hotel with associated parking accessed from Caledonia
Avenue as well as spaces under the building.

The property is in the T-1 Zone, Limited Transient Accommodation District, which permits hotels and
associated uses. The building is legal but non-conforming with respect to its site coverage, open
site space as well as north and west setbacks.

Planning and Land Use Committee Report January 30, 2015
Development Permit with Variances Application #000395 for 1961 Douglas Streef\ Page 2 of 4
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Relevant History

On June 12, 2014, Council approved a Development Permit with Variances for the replacement of a
nightclub on the main floor at the east end of the building with 10 hotel rooms. The variance relaxed
the off-street parking requirement from 49 stalls (legal non-conforming) to 48 stalls.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on January 7, 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 variances, therefore, in accordance with the City’'s Land Use Procedures
Bylaw, it requires notice, sign posting and a meeting of Council to consider the variances.

ANALYSIS
Development Permit Area and Design Guidelines
The Official Community Plan (OCP) identifies this property with in DPA# 7A, Corridors.

The Development Permit Area enables Council to review and approve the character of commercial,
industrial and multi-family residential developments. The objectives of the designation include
revitalization of commercial uses along corridors. The proposed exterior change is in keeping with
the appearance of the building.

The requested variances for site coverage, open site space and front yard setback are due to the
siting and size of the existing hotel. The requested off-street parking reduction of one space is
acceptable in this location.

Local Area Plans

The proposal is within the Core Employment Place Designation of the Official Community Plan, 2012
and is consistent with the place character features which include buildings set close to the street.

CONCLUSIONS
The proposal is consistent with objectives to revitalize commercial uses along corridors in

Development Permit Area 7A: Corridors and the requested variances would have minimal or no
impact on the surrounding area.

Planning and Land Use Committee Report January 30, 2015
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ALTERNATE MOTION

That Council decline Development Permit Application #000395 for the property located at 1961
Douglas Street.

Respectfully submitted,

) . 1,
S N
p ‘// i )/t ./ WK 7/ \/ ( /( W/

Brian Sikstrom Alison Meyer
Senior Planner Assistant Director
Development Services Sustainable Planning and
Community Development Dep rrﬂnt

Report accepted and recommended by the City Manager:

V 7 Jason Johnson
Date: Tl 1015

BMS:aw

SA\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000395\DP DVP PLUC REPORT TEMPLATE1.DOC

List of Attachments
e Zoning map
e Aerial map
o Letters from applicant dated December 16, 2014
¢ Plans dated December 15, 2014.
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ALY
RIS PRAXIS

.\s : .
X1 architects inc.  Michael D. Levin, MAIBC + Robert Rocheleau, MAIBC

401- 1245 Esquimalt Road, Victoria, B.C. VA 3P2
Tel: (250) 475-2702 + Fax: (250) 475-2701
prax@telus.net

December 16, 2014

Mayor and Council SRR IO, {
Planning Department i N i '
City of Victoria i - |
#1 Centennial Square 1 s ol O (AT AL i
Victoria, B.C. i :

Re:  Office Addition L7 powetn e SO T e
Capital City Centre Hotel e
1961 Douglas

Your Worship and Councilors;

The new owner of the Hotel desires to make his operation more efficient. The management office is currently
located in a former guest suite immediately behind the front desk in the lobby. The office is three steps higher
than the front desk and there is no visual connection between the office and the front desk/lobby. The owner
would like to get the office onto the Lobby level and make visual and physical contact with the desk and
customers.

We propose a new management office that incorporates a portion of the front desk area and an existing exterior
area facing Discovery. The area is defined by raised foundation walls level with the lobby floor and an existing
concrete slab floor recessed about 6” from the lobby floor. The exterior area is about 3’6" above the sidewalk.

The new office area will be about 235sf. The area will be comprised of about 130sf from within the Lobby and
105 sf added on to the existing building. The office addition foundation is already defined by existing retaining
walls and concrete floor slab. The upper two storeys of the hotel cantilever over a portion of the office roof .

The addition will have full height windows facing Discovery and facing the hotel entry path from the street. The
west side of the addition will be a one storey blank wall providing closure to the adjacent patio currently provided
by a fence. The former office will revert back to a guest suite with access to this patio.

The addition will add 9.9m2 to the total building area of the Hotel, currently 4290m2. It will create two
variances. It will increase the already non-conforming maximum allowable site coverage from 67.57% to 67.8%
and it will decrease in the already non-conforming minimum required open site space to 8.036% from 8.275%.

It is useful to remember that the Sopranos Club, now in the midst of demolition, had created larger variances for
these two statistics. The basic stats are displayed below:

FSR with Sopranos - 1:1.072
FSR with 10 new rooms — 1:1.059
FSR with office addition - 1:1.06

Site Coverage with Sopranos - 68.95%
Site Coverage with 10 new rooms - 67.57%

Development Permit with Variances Application No. 000395 for... Page 413 of 471
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Site Coverage with office addition — 67.8%

Open Site Space\with Sopranos - 6.895%
Open Site Space with 10 new rooms - 8.275%
Open Site Space with office addition- 8.036%

There is a current one car variance as the recent addition of green space to the new rooms replacing Sopranos
removed one existing parking stall. The reversion of the current management office back into a guest room will
create an additional parking stall requirement. To overcome this variance the owner is prepared to obtain a
covenant for two stalls from the 46 car parking lot immediately opposite the hotel. This lot is owned by the hotel
under separate title. The stalls are used by hotel guests at the pleasure of the owner. The Planning Department
advises that this option is not available to the owner so in spite of the stalls being available to Hotel Guests only,
we are applying for the additional one car variance.

The Planning Department also advises that even though the existing building has zero.setback on the north
property line (Discovery Street) the new office addition setback of 450mm is considered a variance. City Bylaw
requires that any new construction conform to the setback requirement of 7.5m or a variance must be applied for.
We note that the foundation wall upon which the north wall of the office is located is about 150mm from the
property line, and stands from 3’ to 6" above the sidewalk. That wall is part of the original hotel construction from
the 1960’s. Never-the-less, by this letter, we are applying for this additional variance.

Based on these very small differences between the recently approved Development Permit for the10 unit addition

and this application for an office area we hope that you will find these minor changes supportable.

Sincerely,
Praxis Architects Inc

Mich: . Lévin, MAIBC
Diregior
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of February 19, 2015

To: Planning and Land Use Committee Date: February 3, 2015

Robert Woodland
Director of Legislative & Regulatory Services

Subject: 2740 Richmond Road — Easement Over City Property

From:

Summary
The purpose of this report is to seek direction from Council in respect of an easement requested
over City property at 2740 Richmond Road.

The owner of the single family dwelling at 2732 Richmond Road is contemplating redeveloping
the property and constructing four townhouses on it. Prior to submitting a rezoning application,
however, the owner wishes to determine whether the City would grant an easement over its
adjacent lot (#2740) in order to provide pedestrian and vehicular access to enable the proposed
townhouses.

A location plan and photograph of the City's lot at 2740 Richmond Road are attached in
Schedules A and B respectively. A photograph of the current dwelling at 2732 Richmond Road is
attached in Schedule C. A survey plan showing the extent of the City’s lot and adjacent boulevard
is attached in Schedule D.

The proposed development is being advanced by the owner’s son-in-law who has submitted a
plan of the proposed easement which is attached in Schedule E. As shown on the plan, the
easement comprises a driveway for vehicular access from Newton Street, footpaths for pedestrian
access from Newton Street, the ends of two parking stalls and a seating area for use by members
of the public. The green space area that would be used for the various improvements (area
shaded orange) is aEproximately 50% of the total area of the City lot and boulevard (182m? out of
a total area of 360m*)

The proposal was circulated to the Sustainable Planning & Community Development, Engineering
& Public Works and Parks & Recreation departments, as well as to the City Solicitor. While
relocating a driveway crossing from an arterial road (Richmond) to a local road (Newton) provides
a safety benefit, there were significant other concerns with the proposal which are outlined in the
main body of this report.

The owner consulted with the North Jubilee Neighbourhood Association (NJNA) who provided the
letter attached in Schedule F. The NJNA is not supportive of the proposal on the grounds that
2740 Richmond Road is one of the few undeveloped public green spaces in the neighbourhood.

Planning and Land Use Committee Report February 3, 2015
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The owner has offered to redesign his proposal to reduce the area of the easement; however, the
proposed redevelopment of 2732 Richmond Road would still result in significant private use of
public green space in a manner inconsistent with the City’'s Guiding Principles for the Use of
Public Space (summary attached in Schedule G). Given this conflict and the various concerns
raised by staff and the neighbourhood association, it is recommended that Council declines to
enter into the proposed easement or any variation of it.

Recommendation:

That Council instructs the Corporate Administrator to inform the owner of 2732 Richmond Road
that the acquisition of any interest in the City green space at 2740 Richmond Road to facilitate the
redevelopment of 2732 Richmond Road is not supported.

Respectfully submitted,

NoGmad 9%%4@/(&

Neil Turner Robert Woodland
Property Manager Director of Legislative
& Regulatory Services
Report accepted and recommended by the City Manager: /v/‘v/(\//\ .
Date: Tow. Bl
Planning and Land Use Committee Report February 3, 2015
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Purpose
The purpose of this report is to seek direction from Council in respect of an easement requested
over City property at 2740 Richmond Road.

Background

In March 2007, Council approved a motion accepting an offer of $29,500.00 from the current
owner of 2732 Richmond Road to purchase 2740 Richmond Road and consolidate the two lots.
However, the North Jubilee Neighbourhood Association (NJNA) objected to the proposed sale,
and Council referred the matter back to the Committee of the Whole for further consideration. In
April 2007, the committee postponed further consideration of the matter pending the purchaser’s
review of the proposal with the NJNA and the receipt of written comments from the association.
The sale did not proceed.

Since that time, as outlined in the letter attached in Schedule F, the owner has approached the
NJNA several times seeking the association’s support for the acquisition or use of the City’s lot to
enable the redevelopment of the property. Because 2740 Richmond Road is one of the few green
spaces remaining in public ownership in the neighbourhood, the NJNA has consistently declined
to provide its support and has continued to voice its objections.

In August 2014, staff met with the owner’s representative, Stephen Cheung, and advised him that
the sale of the City lot for development was unlikely, and in any event at Council’s sole discretion.
Mr. Cheung then advised that he may advance an application for a multi-family development
entirely on 2732 Richmond Road, but might seek an easement from the City for a driveway
crossing of the City lot. Staff advised that a driveway crossing might be possible, but that
approval of such an arrangement would be at the Council’s sole discretion as the City land is a
legal parcel of land and not a highway right of way.

The owner’s proposal for an easement was received November 19, 2014 and, after some
clarification of the details, was circulated to Sustainable Planning & Community Development,
Engineering & Public Works, Parks & Recreation and the City Solicitor.

Issues & Analysis

As shown in Schedule E, the easement comprises a driveway for vehicular access from Newton
Street, footpaths for pedestrian access from Newton Street, the ends of two parking stalls and a
seating area for use by members of the public. The combined area taken up by the various
improvements — area shaded orange — is approximately 182m?; the total area of the City’s lot and
boulevard impacted by them — area bounded by thick black line — is approximately 360m?. In
submitting his proposal, the owner indicated that it was an initial proposal only that could be
modified if necessary to address any technical concerns.

Comments from Parks & Recreation

e This lot is at the entrance to the City along Richmond Road so in the future could be used
as a small “gateway” parkette.
The Official Community Plan identifies the need for a new park in this general location.

e Our inventory data indicates a total of only 0.61 hectares of parks and greens within the
North Jubilee neighbourhood — this is the second lowest amount for all neighbourhoods.

e Bowker Creek and the existing City-owned lots that form Spirit Garden are one lot away
from this site. The Bowker Creek Blueprint, endorsed by the City of Victoria in 2011 states:

“As possible or feasible, daylight and improve the creek along the greenway to
increase its hydraulic capacity and environmental value. This could include property

Planning and Land Use Committee Report February 3, 2015
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acquisition and the creation of a small park at the corner of Richmond and Newton
Streets, extending south to Kings Road”.

e There is a large Garry Oak at the east side of the City lot and two boulevard trees along
the Newton frontage that may be impacted by the proposed surface treatments.

e The proposed rock pit also has the potential to impact the above mentioned trees. (This
comment speaks to the proponent’s desire to install a rock pit on the City's lot as there is
no storm water service connection on either 2732 or 2740 Richmond Road).

e There are potential impacts on the trees from utility servicing (BCH, Fortis, Shaw and
Telus); 2732 Richmond currently receives these services from Newton Street.

Comments from Engineering & Public Works

o Staff support moving the driveway crossing from Richmond Road to the westerly edge of
the Newton Street frontage. The likelihood of potential vehicle/pedestrian conflicts on
Newton Street would be relatively low if the driveway was relocated as proposed.
Retaining the driveway crossing on Richmond Road close to the Richmond/Newton
intersection is less desirable, due to the higher likelihood of conflicts between cyclists,
pedestrians and other vehicles using Richmond Road.

e In order to provide cycling facilities and sidewalks which are offset from the edge of the
road by a boulevard, Richmond Road needs to be widened and realigned. A combination
of road dedication and Statutory Right of Way equaling 6.5m will be necessary on the
Richmond Road frontage of this property to achieve these objectives.

¢ If the rock pit proposed on 2740 Richmond is not approved, the storm drain will require a
main extension along Newton Street to service the property. Provision will also need to be
made in the easement over 2740 Richmond Road for installation of services to the
property line at 2732 Richmond Road.

Comments from Sustainable Planning & Community Development

e The redevelopment of 2732 Richmond Road would require a rezoning application. The
siting of the proposed townhouses shows minimal setbacks from the northerly lot line (1.5
m) and from the southerly lot line (3.2 m), indicating that the proposed buildings cannot be
accommodated on the existing lot without acquiring additional land (or easement) or
requesting a number of variances.

e This application for an easement over 2740 Richmond Road incorporates the entire lot to
support the redevelopment of 2732 Richmond, and effectively alienates the use of 2740
Richmond Road for future public use.

Comments from the City Solicitor

Easements provide the means for a property owner to use part of a neighbouring property they do
not own for a specific purpose, typically as means of access to his or her own property. They are
non-exclusive in nature, meaning that the holder of the easement is allowed to use the property
but cannot exclude others from the easement area. However, easements significantly limit the
rights of the owner of the property covered by the easement by prohibiting actions that would
interfere with the rights of the easement holder (typically, this includes prohibition on construction
of structures or otherwise blocking or altering the easement area).

The City Solicitor is not convinced that an easement is the best way to proceed in this situation,
especially since the proponent plans to construct permanent improvements. A sale or lease
would be preferable from the perspective of liability and would have the added benefit that the

Planning and Land Use Committee Report February 3, 2015
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proponent’s interest in the City's property would be taxable, unlike in the case of an easement.
However, there are no legal impediments to the granting of the proposed easement.

North Jubilee Neighbourhood Association

Since the sale of the City’s lot was first mooted in 2007, the NJNA has consistently objected to
any private use of the space as 2740 Richmond Road is one of the few green spaces remaining in
public ownership in the neighbourhood. A copy of the association’s latest correspondence is
attached in Schedule F.

Private Use of Public Space

A summary of Council’s Guiding Principles for the Use of Public Space is attached in Schedule G.
The subject proposal does not comply with the principles in several significant respects:

Use of public space must not damage public space or the environment.

Use of public space must not unduly impact public access, safety or mobility.

Use of public space must be compatible with the purpose of the space.

The City supports use of public space that increases the vibrancy of neighbourhoods.

Options and Impacts
Council has the following options:

1. Authorize staff to negotiate a lump sum payment or annual consideration, representing fair
market value, for the proposed easement.

2. Invite the owner to submit a revised proposal for an easement which would have less
impact on the City’s lot and address staff concerns.

3. Direct staff to inform the owner that the use of public space at this location to facilitate a
residential development at 2732 Richmond is not supported. (Recommended).

With respect to Option 1, staff have raised a number of significant concerns about the current
proposal, and it is difficult to see how these concerns would be allayed by a redesign of the
scheme. Granting the easement that has been requested, or one that similarly alienates the use
of 2740 Richmond Road for future public use, would reduce the public green space available in a
neighbourhood which is already deficient and would run contrary to the City’s Official Community
Plan. The NJNA is not supportive of the private use of the City green space at 2740 Richmond
Road.

The proposed townhouses would face north with their access paths across the City’s lot, which
would give the impression that the area was part of their front yards rather than public space.
While there is a safety benefit to relocating driveway access to Newton Street this is offset by the
fact that the improvements required to enable the development would consume more than 50% of
the City’s green space.

In light of the City’'s OCP’s green space objectives in this neighbourhood and the other factors
outlined in this report, it is recommended that 2740 Richmond Road and the adjacent boulevard
be retained as undeveloped green space available to the public (Option #3) .

Recommendation:

That Council instructs the Corporate Administrator to inform the owner of 2732 Richmond Road
that the acquisition of any interest in the City green space at 2740 Richmond Road to facilitate the
redevelopment of 2732 Richmond Road is not supported.

Planning and Land Use Committee Report February 3, 2015
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Schedule A
Location Plan

Planning and Land Use Committee Report February 3, 2015
2740 Richmond Road — Easement Over City Property Page 6 of 13
Page 426 of 471

2740 Richmond Road - Easement Over City Property --R. Woodla...



Planning and Land Use Committee - 19 Feb 2015

Schedule B
2740 Richmond Road and Boulevard

Planning and Land Use Committee Report February 3, 2015
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Schedule C
2732 Richmond Road

Planning and Land Use Committee Report February 3, 2015
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schedule D
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Schedule F

%""_ North Jubilee

T Neighbourhood ¢/o 1766 Haultain Street
Association Victoria, B.C., VBR2L2
December 6, 2014

Mayor Elect Lisa Helps and City Councillors
1 Centennial Square
Victoria, B.C. VBW 1P6

Re: Proposed Rezoning Application for 2732 Richmond Road including driveway easement over Lot 6,
VIP 1069, 2740 Richmond Road

Dear Mayor Elect Helps and City Councillors:

The North Jubilee Neighbourhood Association held a preliminary Land Use Meeting with Stephen
Cheung and Wil Peereboom re the proposal for 4 townhouses on the property at 2732 Richmond Road.
In addition the proposal includes driveway access easement over Lot 6, VIP 1069, 2740 Richmond Road
(corner of Richmond and Newton). With this easement the proposed new structures would face
Newton Street.

The Association has correspondence with Mr. Foofat on file re the possibility of a driveway easement
since 2007, but until now there has not been any formal land use procedure followed. At that time it
was our understanding that the sale of city lands, in terms of general requests, was on hold until after
the Parks Master Plan process was completed. The community does consider all green spaces in our
neighbourhood as a priority, including this City-owned lot in particular, due to its proximity to the NJ
Spirit Garden and also as part of the vision for a possible greenway in connection with the Bowker Creek
Watershed Management Pian.

The next time the Association was approached it was in 2010 by Stephen Cheung on behalf of his
mother-in-law, Ms. Pearl Der (Mr. Foofat’s previous spouse). On June 10, 2010 the Association advised
Mr. Cheung that it did not support the sale of publicly owned green space, as our neighbourhood has
long been identified as being bereft of green spaces and parks and that we could not support the sale of
this land to provide driveway access for future development of 2740 Richmond Road. On July 7" Mr.
Cheung approached Neil Turner asking if the Association would be prepared to meet him. North Jubilee
advised that the sale of this land to provide driveway access for future development was not supported
and that it did not feel that further discussion would alter this position. Neil Turner advised him on
September 29, 2010 that if he wished to address Council he would need to submit an application or he

Planning and Land Use Committee Report February 3, 2015
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could have an informal discussion with the Mayor at one of his open door sessions. In October, 2012
the Association was approached by Mr. Cheung re 2 proposal to develop an area along Richmond Road
between Kings and Newton. This was a proposal by a realtor for a group of property owners cn
Richmond Road which did not proceed past the preliminary phase and the option on the properties

expired.

Then in July, 2014 North Jubilee once again received an e-mail from Mr. Cheung ta “amalgamate” 2740
Richmond Read, owned by the City, with 2732 Richmond Road. North Jubiiee once again advised that
the community did not support the sale of publicly owned green space. After consulting with our
Council Liaison Shellie Gudgeon who approached City sta®f for further infarmation in connection with
this matter, the North Jubilee Neighbourhood Association Land Use Committee held a preliminary
meeting with Stephen Cheung and Wil Peerebocom. The Association contacted Robert Woodland on
November 10, 2014 for his advice on the correct process to follow with respect to this progosal, as it
oreferred not to hold a CALUC meeting until Council has reached a decision re the driveway easement
issue. His encouraged North Jubilee to provide comments to the City on this proposa!l which wili be
brought to Council with the staff report. Mr. Cheung is currently corresponding with Neil Turner as well.

This rental property has not been maintained over the years and Mr. Cheung reported at the LUC
meeting that he had toured the progerty last August and felt that it definitely needs 1o be replaced. He
advised that there is a tarp covering the roof; the house is not secured to the foundation and thatitis
considered too expensive to renovate. It has been noted recently that a truck and/cr car has been
parked on the City property. The LUC committee advised the applicant that it would be corresponding
with the City re the driveway access before proceeding any further with this application, as it was our
understanding that any changes in use of ownership of 2740 is at the Council’s discretion. The
Committee also commented on the density of the proposed 4 units for this single residential lot, as it
was not in favour. With the units facing Newton Street and if a driveway access was permitted at the
West end, the committee is concerned that the City ot would appear to be part of this development
and not public land.

If you require further information from the Association, please let us know. We would appreciate being
kept informed re the status of this proposed applicaton.

Yours truly,

" ,Az,/ k/ém/

nJoh n, Land Use Chair

On behalf of Committee Members Pat May, Janice Stewart and Heather Fox

Planning and Land Use Committee Report February 3, 2015
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Schedule G
Guiding Principles For The Use Of Public Space

SUMMARY TABLE
T . i Commercial Non-commercial
Guiding Principle —— —
Pursuing Operational Excellence
1. Use of public space must be consistent with all applicable o v
legislation, bylaws, plans and agreements
2. The City pursues opportunities to raise revenue through the use v v
of public space
3. The City charges fair market value and full cost recovery for the v

commercial use of public space

4. The City determines charges for non-commercial use of public
space based upon the purpose of the use and the nature of any v
community benefits

Building A Strong Community

5. Use of public space must not unduly impact public access, v 7
safety or mobility

6. Use of public space must be compatible with the purpose of the v v
space

7. Use of public space must be compatible with neighbouring 7 v

residential or commercial uses

8. Use of public space must be consistent with the aesthetics and v v
character of the space and any applicable design guidelines

Growing Our Economy

9. The City supports use of public space that increases the 7 v
vibrancy of neighbourhoods

10. The City welcomes commercial uses of public space that v
provide opportunities for economic growth

11. The City provides equal opportunities to commercial users who v
wish to access public space

Respecting Our Environment

12. Use of public space must not damage public property or the v v
environment

Planning and Land Use Committee Report February 3, 2015
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STEPHEN CHEUNG
1660 Richardson Street » Victoria BC V8S 1R4 Canada

February 15, 2015

City of Victoria

Planning and Land Use Committee
1 Centennial Square

Victoria BC V8W 1P6

Via: councillors@victoria.ca

Re: Planning and Land Use Committee Meeting of February 19, 2015, at 9:00 A.M.
Item 11. 2740 Richmond Road — Easement Over City Property

Dear Sirs and Madams:

This letter is to comment on the above subject issue to be discussed in the Council Chamber on
February 19, 2015. We are the owners of 2732 Richmond Road which is located immediately
adjacent to 2740 Richmond Road.

On behalf of Ms. Pearl Der (my mother-in-law), we recognize the importance of maintaining
green space. We respect the North Jubilee Neighbourhood Association’s (“NJNA”) priority for
green spaces and we have maintained our desire to work with them and sought their input and
feedback in this process to reach everyone’s desired goals over the last 8 years.

2732 Richmond Road currently does not have driveway access and there is a desire to install a
driveway. Inherently, there are more stakeholders than not (e.g. commuters, bicyclists,
Engineering, emergency services, neighbours) that would disagree with the installation of
additional driveways connecting on to Richmond Road when there is an alternative solution.

Installing a driveway on to Newton Street would mitigate this issue. It appears that the various
stakeholders, including us, have identified that the sale, lease, or the easement of 2740 Richmond
Road would be feasible.

Easement— The City’s Property Management department suggested this option might work
most amicably because it would mean the green space is not sold and the City
could continue to maintain relative control over the use of this land. However, it
appears there are more issues than expected after obtaining input from other City
Departments.

Lease — The City’s Solicitor has identified that this option would be better than an
easement option. This option would allow the City to enter into a lease with the
conditions they wish to include. It would convert this area from a public space to
private use property during the term of the lease agreement.

. . Page 1 of 3
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STEPHEN CHEUNG
1660 Richardson Street » Victoria BC V8S 1R4 Canada

Sale — This would relinquish any liabilities from the City regarding the maintenance of
this property. The NJNA does not support this option because they would like to
enhance green space in the neighbourhood. This was our original (March 2007)
and is still currently our preferred option for the following possible benefits:

Possible proposals with a sale Benefit
Sale of 2740 Richmond Road This would address the City Solicitor’s
concern regarding the private use of public
space.

This is also a suggested alternative by the
City Solicitor and by the City Property

Manager.
Vehicular access restriction from There would be an increase in safety for
Richmond Avenue any vehicle, bicycle, and pedestrian

traveling along Richmond Road.

This option is also supported by the City’s
Engineering Department.

Covenant in favour of the City restricting | This benefit addresses NJNA’s desire to
the installation of buildings or structures maintain green space.

within the existing property line boundary
of 2740 Richmond Road

Use a permeable material for the driveway | This benefit addresses NJNA’s desire to
maintain green space.

This may minimize the need for the
installation of a storm drain extension as
identified by the City’s Engineering
Department.

Proceeds from the sale of 2740 Richmond | This could benefit the desire of enhancing
Road Begbie Green as identified by the Special

Governance & Priorities Committee
(February 2015)

We would like to work with the City to reach an acceptable solution that is consistent with the
comments of the various departments and allows us to develop and access 2732 Richmond Road
from Newton Street instead of Richmond Road.

. Page 2 of 3
2740 Richmond Road - Easement Over City Property --R. Woodla... Page 436 of 471



Planning and Land Use Committee - 19 Feb 2015

STEPHEN CHEUNG
1660 Richardson Street » Victoria BC V8S 1R4 Canada

As noted in the letter from the NINA dated December 2014, the existing structure at 2732
Richmond Road was built in the 1920°s, the frame of the house may not be attached to its
foundation as per building standards during that era, and there is currently a tarp covering the
entire roof and chimney stack. It is most economical to redevelop the property and as part of that
process to install a driveway to alleviate occupants from requiring to park on the street.

We presume the City still wishes to restrict vehicular access from Richmond Road as noted in
the original 2007 agreement by installing the driveway on to Newton Street. As well we assume
it would be the City’s desire to maintain green space by placing a covenant restricting any
building over the area currently covering the existing 2740 Richmond Road boundary lines.

We are still open to the idea of acquiring 2740 Richmond Road and we would like to help
maintain green space by agreeing to a covenant in favour of the City as mentioned above. In
2007, the agreed exchange value of 2740 Richmond Road was $29,500. The 2014 BC
Assessment value of the land is now $71,200. I reference this for comparative purposes.

There is a concept to enhance Begbie Green that was most recently discussed in the Special
Governance & Priorities Committee meetings of February 3™ and 5%, 2015. The City could
earmark the proceeds from the sale of 2740 Richmond Road for this priority community project.
We hope that we have demonstrated our desire to maintain a sustainable and better
neighbourhood by taking the time over the last 8 years to consider various stakeholders’ opinions
and work towards a compromise that meets everyone’s wishes.

Thank you for your time and consideration.

Sinceyely,

Stephen E. Cheung, CPA, CA
1660 Richardson Street, Victoria BC
250-888-8133

PagE5 3 of
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From: Sheena Bellingham

Date: February 18, 2015 at 7:26:50 AM PST

To: <pmadoff@victoria.ca>, NINA <community(@njna.ca>
Subject: Newton Street green space access

Dear Councillor Madoff,

I am writing in concern to a request for an easement into NJNA green space on the corner
of Newton and Richmond. I do hope that the City will not grant this application. North
Jubilee has very little green space at all and this will further decrease our supply. Though
it is being called an easement, it will look hardlly that. No one from a street looking at a
driveway fronting a home or worse - 4-unit townhome - will believe they are looking at
public space. Nor will it feel public to the owner of the home. One of our few remaining
valuable public green spaces - the Spirit Park - is nearby. This park is an enchanting and
valuable piece of our neighborhood community with people often walking its path. The
Newton Street public space would be far better served by becoming a connector between
the nearby Spirit Garden and part of the Bowker Corridor our community has plans for.

I would like to take this time to object to the 4-unit townhome development proposed on
a single-family lot at this Newton/Richmond corner. Destroying street-scape by putting
up an out-of-character, owner-absent, income-only property is not what this community is
looking for. We see our community as a neighborhood. We are trying to preserve and
enhance character and community good spirit with thoughtful attention to the increase of
density while maintaining the area's historical significance. Older homes anchoring a
street - top and bottom - are particularly vulnerable as their destruction causes 'demolition
creep' and will only lead eventually to the destruction of a neighborhood.

I sincerely thank you for taking my letter into consideration.
Respectfully,

Sheena Bellingham
2536 Richmond Road
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e CITY OF
VICTORIA

CITY OF VICTORIA
PROPERTY MAINTENANCE BYLAW HEARING
HEARING PROCEDURES

1. The Chair convenes the hearing and advises that City staff, the property owner, and affected
members of the public may address this hearing.

2 The Chair explains what recommendation is before the Committee.

3 The Chair asks if the property owner received a letter and report from the City in regards to this
matter.

4. The Chair asks if both parties are prepared to proceed with the hearing.

L7 The Chair asks the City representative to give an opening statement and to present evidence,
which may include calling witnesses.

6. The Chair allows the property owner to ask questions of City staff or of the City’s witnesses.

7. The Chair asks the Committee if they want to question City staff or the City’s witnesses.

8. The Chair asks the property owner to present his/her evidence, which may include the calling of
witnesses.
9, The Chair asks City staff if they have any questions for the property owner or of their witnesses.

10.  The Chair asks the Committee if they have any questions for the property owner or of their
witnesses.

11.  The Chair invites affected members of the public to address the hearing. Following each
address, the Chair asks both City staff and the property owner if they have any questions for
that member of the public.

12.  The Chair asks the property owner if he/she has a closing statement.

13.  The Chair asks City staff if they have a closing statement.

14.  The Chair invites the property owner to provide any further comments.

15.  The Chair closes the hearing and advises both City staff and the property owner that the
Committee will now deliberate the matter and render a decision.

NOTE If the staff report recommends a Remedial Action Requirement, and the Committee

supports this recommendation, then the Committee must make a motion to Council
recommending such action.

lllegal Use and Work Without Permit for 315 Langford Street ... Page 441 of 471
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CITY OF

VICTORIA

Planning & Land Use Committee Report
For the Meeting of February 19", 2015

To: Planning & Land Use Committee Date: January 16, 2015

Rob Woodland, Director Legislative and
Regulatory Services

Subject: lllegal use and work without permit 315 Langford St. / Bylaw File #18641

From:

Executive Summary

This matter has been brought before the Committee on previous occasions for consideration of
placing a Notice on Title. The Committee had instructed staff to investigate and report back as to
whether or not the use on the property (duplex with an additional dwelling) which violates the
current Zoning Regulation Bylaw is a legal non-conforming use. This Report confirms that the use
at the property does not comply with zoning regulations and has not complied with the City’s
zoning regulations since the time both the duplex and the additional dwelling at the rear of the
property have all been used for residential purposes (dating back to the 1950’s). While the
property owner has resolved a number of plumbing and electrical safety issues identified during
an inspection, he has failed to make application for any of the permits required to return the
property to legal use or make an application to have the property rezoned. As a result, the
Committee is being asked to make a final determination regarding the compliance of the property
with the zoning regulations and ultimately determine whether or not to place a Notice on the Land
Title pursuant to section 57 of the Community Charter.

Recommendation
The Building Inspector recommends:

1. That the Committee determine that the use of the accessory building on the property at
315 Langford Street constitutes “unlawful use” and that permits are not in place to allow
such use on the property and that section 57(1)(b) applies to the property.

2. That the Committee direct the Corporate Administrator to file a notice in the Land Title
Office in relation to the property located at 315 Langford Street, legally described as Lot
127 Block Q Section 31 Esquimalt Plan 549, indicating that a resolution relating to this
property has been made under the authority delegated pursuant to Section 57(3) of the
Community Charter and the provisions of the Property Maintenance Delegation Bylaw,
and advise that further information regarding this resolution may be inspected at the
Legislative & Regulatory Services Department in Victoria City Hall.

Planning & Land Use Committee Report January 12, 2015
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o254

Respectfully submitted

A,

ark Hay Rob Woodland
Manager (Building Inspector) Director Legislative and
Bylaw & Licensing Services Regulatory Services
Report accepted and recommended by the City Manager: / ‘ kv/'
4 ./
Date: s 14 2018

List of Attachments:

Appendix A -- City of Victoria Revised Zoning Map 1943

Appendix B — Plumbing Card for 315 Langford St.

Appendix C — 1947 Building Permit, floor plan and site map.

Appendix D — Bylaw No 1301

Appendix E — Permit to connect with public sewers 315 Langford St.

Appendix F — Planning and Land Use Committee Report April 3, 2012

Appendix G — Minutes of the Planning & Land Use Standing Committee Meeting Held
Thursday, May 3, 2012

Appendix H — Minutes of the Planning & Land use Standing Committee Meeting Held
Thursday, May 16, 2013

SO Ol G R

o
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lllegal use - 315 Langford St./Bylaw File #18641 Page 2 of 4

lllegal Use and Work Without Permit for 315 Langford Street ... Page 444 of 471



Planning and Land Use Committee - 19 Feb 2015

Purpose

The purpose of this report is to advise the Planning & Land Use Committee of the result of the
staff investigation into the property at 315 Langford Street with respect to whether or not the
current use of the property is unlawful or is a legal non-conforming use. In addition, if the use is
determined to be unlawful under the Zoning Regulation Bylaw, then the Committee is being asked
to direct the placing of a Notice on Title pursuant to section 57(3) of the Community Chatrter.

Background

A staff report (Appendix F) was put before the Committee previously in May 2012 and May 2013
(Appendices G and H). While the hearing was largely completed on these 2 dates, the
outstanding issue is whether or not the additional dwelling unit on the property, which both parties
have agreed does not comply with current zoning regulations, is a “legal non-conforming” use or
is simply unlawful.

The property at 315 Langford Street is located in the Victoria West neighbourhood in an R-2, Two
Family Dwelling District. The approved use of the property per the approved building plans is
“Duplex”. The property was inspected on March 31, 2011 after it was reported that there appeared
to be an illegal suite being rented in an accessory building. The inspection confirmed the
existence of a self-contained dwelling unit. In addition, a number of plumbing and electrical safety
issues were identified. The property owner was directed to make application for the required
permits and complete the work required to correct deficiencies and return the property to its
approved legal use and occupancy — duplex (see attached letter dated May 10, 2011).

The property owner did comply by obtaining permits and completing the work required to resolve
the plumbing and electrical safety issues, however, he has failed to make application for any of
the permits required to return the property to legal use — convert the secondary building from a
dwelling unit back to the approved use as an “accessory building”. Instead the owner contends
that the current use of the property is the legal use as the secondary structure is and/or should be
considered a legal non-conforming cottage. To that end, the property owner has submitted
records, City of Victoria bylaws (dated building bylaws) and other material in two previous
Planning and Land Use Committee meetings (Appendices G and H) to support his position that
the extra self-contained dwelling unit located on the lot is legal non-conforming.

Issues and Analysis

As of 1912 all new buildings in the City of Victoria required a building permit per Bylaw No. 1301
(Appendix D) and they have been required since that time. The City of Victoria Revised Zoning
Map - 1943 (Appendix A) shows the zoning for 315 Langford Street as being “single family
dwelling”. A permit to connect to the City’s sewer was taken out on Dec 22, 1947 (Appendix E)
which specifically listed a Temporary building. In 1947 a building permit was taken out for 315
Langford St. The building permit, per the floor plans and site map (Appendix C) show it as a
duplex on the lot with a garage (separate structure) and tool shed (separate structure) in the
backyard. The self-contained dwelling unit in the backyard is not mentioned nor is shown in any of
the plans or site map. In April 1954 a City of Victoria Plumbing Inspector made a comment on the
City’s record (Plumbing Card — Appendix B) that there was a temporary building on the lot. This
extra building, used for accommodation purpose was not compliant with the zoning regulations in
place when it was constructed. The Plumbing Card is marked as: “Temp Bldg” and states in part:
“Temp. accom. at rear of 315 Langford April 1954". The review of City records has determined
this building was never legal and therefore the argument put forward by the property owner that
this self-contained dwelling unit is a “legal non-conforming” use is incorrect.

Planning & Land Use Committee Report January 12, 2015
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The filing of a Notice on Land Title is part of a graduated enforcement strategy intended to bring a
property into compliance with the applicable bylaws and regulations. A Notice on Title provides
incentive to the property owner to resolve the outstanding issues and it serves to warn lenders or
prospective purchasers that work has been done without a permit. Filing a Notice on Title under
Section 57 of the Community Charter is therefore intended to ensure that a potential purchaser is
aware of bylaw violations in respect to the work that has been done without permit to construct a
secondary structure that is configured and used as a self-contained dwelling unit. The Notice can
be easily removed should the property be brought into compliance in the future.

Conclusion

The purpose of this report and a Property Maintenance Hearing is solely to determine whether
there is sufficient cause to place a Notice on Title with regard to work that has been done without
permit. The two previous hearings on this matter have shown there is a difference of opinion
between the property owner and staff with regard to the legality of the structure and its residential
use. Further investigation by City staff has determined that the current use of the accessory
building as a dwelling place is unlawful and there is cause to place a Notice on the Land Title.

Recommendations
The Building Inspector recommends:

1. That the Committee determine that the use of the accessory building on the property at
315 Langford Street constitutes “unlawful use” and that permits are not in place to allow
such use on the property and that section 57(1)(b) applies to the property.

2. That the Committee direct the Corporate Administrator to file a notice in the Land Title
Office in relation to the property located at 315 Langford Street, legally described as Lot
127 Block Q Section 31 Esquimalt Plan 549, indicating that a resolution relating to this
property has been made under the authority delegated pursuant to Section 57(3) of the
Community Charter and the provisions of the Property Maintenance Delegation Bylaw,
and advise that further information regarding this resolution may be inspected at the
Legislative & Regulatory Services Department in Victoria City Hall.

Planning & Land Use Committee Report January 12, 2015
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NO. 1301

FIRST

1902 Boudis By

10 RERVIRE

o perentrs FoR ALL
A BY"LAW Ngl) GUILDINGS -

N e STy

FOR THE REGULATION OF BUILDINGS

¢ he Municipal Council of the Corporation of the City of Victoria enacts as

follows:

Interpretation

Where no special meaning is given to words or terms used in this
the interpretation clause contained in the Municipal Act shall

“Building Line” shall mean the line of démarcation between public

private space. '

“Areas Outside of Building Line”: Sub-surface excavations adjacent

building line for lighting or ventilation of cellars or ‘basements. or to
Foyxde cellar or basement space. ’

“I‘oundation means that portion of a wall below the street line,
id- where the wall is not on a street that portion of it below the hlghest
rpund next to the wall. The foundation of a party wall may mean that
rtion below the level of the cellar floor. '

“Cellar” means the basement or lower storey which is wholly below
ie Tevél of the street, or of which half or more of the height from the floor

“the ceiling is below the level-of the street adjoining.

The term “First Floor” shall be understood  to mean the storey of the
piilding next above the basement or cellar.

The term “Second Floor” shall mean the floor next above the first

. The term “Third Tloor means the floor next above the second floor,

‘Footmg Course” Pro;ectmg course or courses of concrete,” stone
brxck work under base of foundation, cellar, basement, or other walls,

Gt St tanilo st AL e a L A e e




No permit sh:

GENERAL REGULATIONS AS TO BUILDING PERMIT 5
¢ ' alue of such repai

2. Except as hereinafter provided in the next succeeding S
any person intending to carry out the erection of or any stru
repairs or alterations to any building shall, before the commenceme
such erection, repairs or alterations or of any excavations, erecti
scaffolding or other preparations  upon the ground whatsoever,
in the office of the Building Inspector such plans and specifications as
in the opinion of the Building Inspector, be necessary to sufficiently’ desé !

)

the construction and equxpment of any buxldmg to be erected or the nifh

Before constr
way, the owner ¢
fistructed shall appl
< _Z_vyay, and shall pa;
3 "d 'for, and upon

repairs, or alterations shall' not be carried out untll the Building Insp
shall have certified, in writing (such writing in this By-law being:
ferred to as a “permit”), that the proposed erection, repairs or alter 2
is or are in accordance with the provisions of this By-law and will}iivses a) For a permi
involve a violation of any statute, or any By-law or regulation of the (] i imits, the sum o
relating to the prevention of fires, the erection, repair or alteratio :
“buildings, public health or safety, or any regulation governing the loc
of the proposed building. An appeal will lie from the refusal of the Bu
Inspector to grant a permit to a Board consisting of the Chairman of
Wardens, City Engineer and Fire Marshall, to be called the Board of’ S “(c) For perm* t
visors, and whose decision shall be final. Said Board shall be conv_' - of one per :
by ‘the City Clerk whenever necessary on-a two days' notice, and’ ‘5? sed building: Pr
shall constitute a quorum.,

t(b) For a permi
outside the fire I

8. Without derogating from the provisions contained in the neiﬁy
ceding sections, the following plans shall be deposited, namely:

(a) Buildings estimated to cost less than $500, a sufficient sketch

If any work

. . . “be commenced wi
- 2 ]
N (b) Buildings estimated to cost more than $500 and less tha ]

sufficient- flodr, sectional and elevational drawings and plans.

(¢) Buildings estimated to cost more than $5000, sectional and ¢ §<¢ fee as upon an
tional drawings and plans. ‘

4. 'The said plans and specifications shall be accompanied by 2° :
Y ment of the estimated cost of the proposed building, and said plan$;? iz (a) Whenever
remain on file in the office of the Building Inspector. % WOply with the pre

f‘ b) On the apy
mbector any plan,
ab0sited under the

5. All plans required by this By-law to be deposited with the
Inspector shall be drawn to a scale of not less than J4th of Oﬂe
the foot. B
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:.’reet, thence east
utherly along Qu
orth Park Street
ears Otreet, then
uthence southerly al
ialong McClure Stre
fo Humbolt Street
f¢et, thence in a ;
i eywood Avenue;
‘thence southerly al
ence wésterly ‘al

(c) Whenever it shall appear that the proposed building or erectig
is intended to be used for the purpose of any manufactory, trade ‘or occup
tion whereby the present or prospective assessable value of the surroundi

property would, in the opinion of the Bulldmg Inspector, be plejudl(:la“y
" affected. :

or constx uction to make any deviation from the original plan or spec1ﬁcat10 .§ d
“thereof, thereby affecting the structural work; it shall be the duty of thig
owner, builder or his agent to file a correct ‘and sufficient plan and spem‘ '

fications of such deviation before commencing any work thereon, and t(;?

; obtain a permit therefor, which may be granted to him upon the Buildin i 7 sAvenue, thence sou
Inspector approving plan and specifications and upon payment of the fei iilwesterly along Suy
of $1.00. {Menzxes Street to

' : 2 ontreal Street; t}

DEFINITION OF FIRE LIMITS hence westerly alo

' : . . “Street; thence sow

*_ Firp Limits No. 1 13. Fire Limits No. 1 shall mean all that portion of the City containe ?Slmcoe Street; ther

¥foet west of St. L,
'Dallas Hotel, then
ater front; thence
hence westerly in
thoint of commence

“within the following boundaries, viz.:—Commencing at the intersection off
the centre lines of Douglas and Cormorant Streets; thence easterly along
the centre of Cormorant Street to a point 120 feet easterly from the eastery
street line of Douglas Street; thence parallel with the said eastern street!
line of Douglas Street until it comes to the centre line of Courtney StrectJ
thence westerly along the centre line of Courtney Street to the centre li
of Douglas Street; thence southerly ‘along the centre line of Douglas Stre

DEFINITI(

to the centre line of Humboldt Street; thence westerly by the centre lit

of Humboldt Street until it intersects the prolonged centre line of Langley
7 Street; thence along the said prolonged centre line and the centre line of g 15. “Class A
S Langley Street to Yates Street; and thence parallel with the western lingi i strued to mean ai

AN

of Government Street to the centre line of Cormorant Street; thence easterly (@5 fications set forth
along the centre line of Cormorant Stleet to place of beginning. . : d none other sh

e
A
<

e

16.- “Class B
Strued to mean a
cations set forth
fistich as are comp
; 4

“ythe area of Flre :

within the boundaries of Fire Limits No. 1 Commencing at the water in
on the southern limit of Russell Street, thence along the east side of Russc Bs

A Esquxmalt Road, thence easterly along the southerly side of Esqulmalt Roa«j
to Bridge Street thence northerly along Budge Street to John Street thenca*

17. “Class C

o Tannery Street to Bay Street, thence along Bay Street to Rock Bay Avenuc g6\ strued to mean
: thence northerly along Rock Bay Avenue to Hillside Avenue, thence easterly '
along Hillside Avenue to the lane between Rose and Douglas Streets, thenc
south along the said lane in a straight line to meet McBride Avenue, thenct %
along McBride Avenue to Queen’s Avenue ; thence easterly along Queen s AVC e  constructed accor

llIghal Use and. Work Without-Permit for 315:Langford Street ... -



din or-r hence easterly along Pembroke Street to Quadra Street; thence
tl‘age - "' erly along Quadla Street to North Park Street, thence easterly along
the surr 1 Park Street to Cook Street, thence southerly along Cook Street to
be preju: -Street, thence westerly along Mears Street to Vancouver Street;

.ce southerly along Vancouver Street to McClure Street, thence westerly
! ong McClure Street to Rupert Street, thence southerly along Rupert Street
i of any bujfid Jumbolt Street; thence westerly along Humbolt Street two hundred

R : thence in a southerly direction and parallel with Rupert Street to
eywood Avenue; thence easterly along Heywood Avenue to Rupert Street,

plan and e ce southmly along Rupert Street to the north line of Beacon Hill Park;
thereon, ence westerly ‘along the north line of Beacon Hill Park to Blanchard
ion the : nite, thence southerly along Blanchard Avenue to Superior Street; thence
ment of ¢ tcrly along Superior Street to Menzies Street, thence northerly along

'en‘zxes Street to Quebec Street; thence westerly alpng Quebec Street to
ontreal Street; thence southerly along Montreal Street to Superior Street;
ance westerly along Superior Street to a point 120 feet east of St. Lawrence
Sieet; thence southerly along a line parallel with St. Lawrence Street to

e City co;1 @B (1 coc Street; thence westerly along Simcoe Street to a point Four hundred
: intersect & ot.west of St. Lawrence Street; thence to a point Five feet east of the
2 easterly: ;llas Hotel, thence southerly and at right angles to Simcoe Street to the
rom the e W a,ter front ; thence westerly along the shore line to the most southerly point;
d eastern nce westerly in a straight line at the foot of Russell Street, being the
Jourtney St : nt of commencement.

the centré DEFINITION AND SEGREGATION OF BUILDINGS

e centre 1i 15. “Class A Building” or “Building of Class A” shall be held and con- grﬂnlt}Sanfmmgs
' tred to mean and include a building constructed according to-the speci- .

tions set forth in Section 18 of this By-law, and buildings so constructed

’d none other shall be constructed within the area of Fire Limits No. 1.

e City whig} U 16. “Class B Building” or Building of Class B” shall be held and con-Definition_of

s thereof as, Class B Bulldings
bt ek | t‘ued to mean and include a building constructed according to the speci-

. sidz ‘gf ; Gatlons set forth in Section 19 of this By-law, and no buildings othet than

ich as are comprised in Classes “A” and “B" shall be constructed thhm

5 % lte area of Flre Limits No. 2.
Esquimalt %

n Street, th :

southerly alQ 17, “Class C Bulldmg or “Building of Class C” shall be held and. con- Definttion of °
Class C Bulldings

sk Bay Aver Strued to mean and include a building constructed according to the speci-

thence easter ; ﬁcatxons set forth in Section 20 -of this By-law, and such buildings shall not

; Streets, thieé lge erected within the Fire Limits.

Avenue, theés
N

1g Queen's A%,

Brick,- stone or concrete buildings con-

Structed within the City of Victoria, if outside the Fire Limits, shall be
onstructed according to the specifications set forth in Section 18 or Section
of this By-law and not otherwise.




91

or othér ps Ko n - “Streets By-law 1911 il Sections 11, 11, 48,

lefault agaj, i gl : : 8 49, 50, 54 and.55
“Fire Prevention By-law Amendment

: By-law 1912" ............ RO The whole By-law
y CC”aI‘-Qr ’
ch cellar or
rth in Sectio t9. 'This: By-law may for all purposes be cited as  “The Building Short it
ents of the sa
or part of a d3f

USCd, and thl j . .
he Council " : : (Pﬁsscd the Municipal Council on the 8th day.of July, 1912.
’ g ] ? .

:ach of the prov,

23 of this By 0l E. W. BRADLEY, ~ J. 5 BECKWITH

A'ctihg C.M.C. - - S Mayor.

ortirythat the ab Ve is a

R

ing schedule % : I hereby

-
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CITY OF VICTORIA N° 3907

- Sewers By-Law and Amendments :

APPLICATION FOR A PERMIT TO CONSTRUCT HOUSE SEWERS AND
CONNECTIONS WITH PUBLIC SEWERS

** the Building.oooeoo.. .and premises located on the of g side of
Street, between f - 9 Street
Street, on Lot No. Block No

No 9. Estate or Registered Plan No. 2 o
Plan submitted, Numbered. Gy Street NO. ot ORI %
Owner . o Address. R o S2%, e : **
Pipe Layer : Address.
Plumber..... e S e Address
Purpose of Premise R 7] <

How Many Buildings

Pursuant to the provisions of Sewers By-Law of the City of Victoria, application is hereby made to the ‘%

Plumbing Inspector of the said City for permission to construct sewers, storm sewers, plumbing and drainage i

on the above mentioned premises in accordance with the Sewers and Storm Sewers By-Law and to connect the .-‘F‘,Q

said sewers and storm sewers, plumbing and drainage with the public sewer and storm sewer oo =
o . Street, the undersigned hereby agreeing to cause the work ' f-"\

to be done in accordance with the aforesaid By-Law, and the standard specification provided for in the «
By-Law, the material to be furnished in accordance therewith and such modifications as may be required F
Plumbing Inspector, and further that all work herein contemplated will be executed in a workmanlike

Following schedule sets out the class and position of Plumbing Fixtures to be installed under this
and no alterations or additions to same shall be made without permission from the Plumbing Inspec

CLOSETS BATHS SINKS BASINS URINALS TRAYS OTH"

Bas + *y

Ground Floor
1st Floor - e issasi
2nd Floor - S = e

3rd Floor -

4th Floor - SRy

5th Floor

Shudr -

7th Floor

sth Floor

oth Floor

'

10th Floor

Total..

Owner

2053z y Agent for Owner

Dated day of. :
REPORT AND RECOMMENDATION OF INSPECTOR-

xamined the foregoing application and find the same tg be in compliance with the requirements

8 hat I ¢ 5 4
R LI therefore recommend that a permit be granted for the construction of the work.

of Sewers By-Law,

o Inspector of Plumbmmg and Scwerage.

i iday ofu ke i

Fee $4o00 S i % :
This form when stamped by the City ' R

Yreasurer with his official stamp becomes

an accepted application for permit to con-

nect as above under the Sewers By-Law

and Amendments.
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CITY OF

VICTORIA

Planning and Land Use Standing Committee Report

Date: April 3, 2012 From: John Kitson, Bylaw Officer
... No building permit/zoning contravention for residence at 315 Langford St. / Bylaw File
Subject: #18641

Executive Summary

The purpose of this report is to recommend the filing of a notice on title in respect to a secondary
building that is being used as a residence at 315 Langford St. This secondary building has no
building permit and is being used as a residence, which changes the zoning from R-2, Two Family
District Zone to a triplex which is contrary to the Zoning Regulation Bylaw.

Recommendation:
The Building Inspector recommends:

1. That the Committee direct the Corporate Administrator to file a notice in the Land Title Office
in relation to the property located at 315 Langford Street and legally describe as Lot 127,
Block Q, section 31, Esquimalt District, Plan 549, indicating that a resolution relating to
this property has been made under Section 57(3) of the Community Charter and the
provisions of the Property Maintenance Hearing Delegation Bylaw, and advise that the
information regarding this resolution may be inspected at the Legislative & Regulatory
Services Department in Victoria City Hall.

Respectfully submitted,

John Kitson Mark Hayden
Bylaw Officer Manager
Bylaw & Licensing Services Bylaw & Licensing Services
25 Cheelyt L~
Robert Woodland Jocelyrf J¢nkins
Director Acting @tneral Manager
Legislative & Regulatory Corporate Services
Services
Report accepted and recommended by the City Manage@ W/‘A/
A4 / /
PLUSC Report — Notice on Title April 2, 2012
315 Langford St. / Bylaw File #18641 Page 1 of 4
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Purpose

The purpose of this report is to advise the Planning & Land Use Standing Committee about the
conditions of the property at 3156 Langford Street, that enforcement action that has been taken in
order to secure voluntary compliance with the Zoning Regulation Bylaw and Section 2.2(1) of the
Building Bylaw, and to recommend to the Committee that under Section 57(3) of the Community
Charter and the provisions of the Property Maintenance Hearing Delegation Bylaw, that a notice be
filed in the Land Title Office in respect to this property to warn prospective purchasers of bylaw
violations in respect to the existence of the illegal secondary building.

Background

Section 57 of the Community Charter gives the City the authority to file Notice on Title of any
property where the Building Inspector:

a) observes a contravention of a municipal bylaw, provincial building regulation, or another
enactment that relates to the construction or safety of buildings or other structures; or

b) discovers that something was done without a permit or inspection.

Before notice may be filed on title under Sec. 57 of the Community Charter, Council must give the
Building Inspector and the property owner an opportunity to be heard.

For the purpose of filing notices under Sec. 57(1) (b) of the Community Charter, the Manager of
Bylaw & Licensing Services is a Building Inspector under the Building Bylaw.

Under the provisions of the Property Maintenance Hearing Delegation Bylaw, Council has delegated
the authority to hold hearings and make decisions under Section 57 of the Community Charter to the
Planning & Land Use Standing Committee.

Section 2.2(1) of the Building Bylaw states that a person must not:

a) construct; or

b) change the occupancy of a building unless the building's owner has obtained a building
permit from the Building Inspector

The Building Bylaw defines “occupancy” as the use or intended use of a building or part of a building

for the shelter or support of persons, animals or property, according to the occupancy classifications
for building set out in the Building Code.

Issues & Analysis

The property at 315 Langford Street is located in the Vic West neighbourhood in an R-2, Two Family
District Zone. The legal use of the property as per the approved building plans is a Duplex. In
response to a complaint, an inspection was organized for March 31, 2011. The inspection revealed

the auxiliary building was being used as a residence and that there were electrical safety issues
identified throughout the structure.

The property owner was ordered to make application for the required permits and complete the
inspection process required to return the property to legal use within 30 days as of May 10, 2011.
The property owner stated that he would resolve all safety issues with the secondary building. As of

PLUSC Report — Notice on Title April 2, 2012
315 Langford St. / Bylaw File #18641 Page 2 of 3
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August 2, 2011 all electrical and plumbing issues were resolved. He also stated that he believes that
the secondary building to be a legal duplex with a legal nonconforming cottage. The City did not
accept the property owner's argument and letters were sent to the property owner in May 2011 and
Feb 2012 (see attached Feb 29, 2012 letter) requesting him to bring the property into compliance
with the Zoning Regulation Bylaw and the Building Bylaw.

Conclusion

The City has determined that the structure has no building permit and is in violation of the Zoning
Regulation Bylaw. This has been confirmed in discussion with the City Solicitor. The owner was
given another opportunity in 2012 by the February 29 letter to rectify the zoning violation and to
obtain a building permit for the secondary structure. The owner has not complied.

Options & Impacts

The filing of a notice on land title is part of a graduated enforcement strategy intended to bring a
property into compliance with the applicable bylaws and regulations. A notice of title provides
incentive to the property owner to resolve the outstanding issues as it serves to warn lenders or
prospective purchasers that work has been done without a permit. Filing a notice on title under Sec.
57 of the Community Charter is therefore intended to ensure that a potential purchaser is aware of
bylaw violations in respect to the occupancy of the secondary building. The notice can be easily
removed once the property has been brought into compliance.

Recommendations
The Bulilding Inspector recommends that:

1. That the Committee direct the Corporate Administrator to file a notice in the Land Title Office
in relation to the property located at 315 Langford Street, legally described as Lot 127, Block
Q, Section 31, Esquimalt district, Plan 549, indicating that a resolution relating to this
property has been made under Section 57(3) of the Community Charter and the provisions of
the Property Maintenance Hearing Delegation Bylaw, and advise that further information

regarding this resolution may be inspected at the Legislative & Regulatory Services
Department in Victoria City Hall.

Attachments

1. Bylaw enforcement letter dated February 29, 2012.

PLUSC Report — Notice on Title April 2, 2012
315 Langford St. / Bylaw File #18641 ‘Page 30of 3
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The Chair called at recess at Recess a 9:34 AM
The Chair reconvened the Meeting at 9:40 AM

6. PROPERTY MAINTENANCE BYLAW HEARING
6.1 No Building Permit / Zoning Contravention — 315 Langford Street

The Chair convened the Hearing at 9:40 AM and advised that City staff, the
property owner, and affected members of the public may address this Hearing.

Committee received a report dated April 3, 2012, with respect to filing a Notice on
Title in respect to a secondary building that has been constructed without a
building permit and is being used as a residence at 315 Langford Street.

The Chair explained the recommendation before the Committee:

Recommendation:

The Building Inspector (Manager of Bylaw and Licensing Services) recommends:
That the Committee direct the Corporate Administrator to file a Notice in the Land
Title Office in relation to the property at 315 Langford Street, legally described as
Lot 127, Block Q, Section 31, Esquimalt District, Plan 549, indicating that a
resolution relating to this property has been made under Section 57(3) of the
Community Charter and the provisions of the Property Maintenance Hearing
Delegation Bylaw, and advise that the information regarding this resolution may be
inspected at the Legislative & Regulatory Services Department at Victoria City Hall.

The Chair asked if the property owner had received notice of this Hearing?
Mr. Rob Angus (Property Owner): Yes

The Chair asked if both parties are prepared to proceed with the Hearing?
Both parties agreed.

The Chair asked the City representative to give an opening statement to present

evidence, which may include calling of a witness.
J. Kitson, Bylaw Officer: advised that a complaint had been received about a
garage being converted to a residence and it turns out there are holes in what
was found. The original plumbing, electrical and building card were searched.
There was no original building permit and the zoning was always the same for
this property. Since 1911 it has been a duplex, since it is a single family
dwelling with a suite. Now with the new building (garage) it is considered a
triplex. Part of his research shows comments in building, electric and plumbing
cards for work in the backyard garage. The building has always been contrary
to the zoning and in 1948 no building permit was taken out for the building in
question for use as a dwelling.

The Chair asked if the property owner has any questions of City staff?
Mr. Rob Angus:  No

The Chair asked the Committee if they want to question City staff?

Planning & Land Use Standing Committee Minutes Page 7
May 3, 2012
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Committee: No

The Chair asked the property owner to present his / her evidence, which may

include the calling of witnesses.
Mr. Rob Angus: Stated that he does not deny that the cottage is contrary to
zoning however does not agree with the building permit. He gave evidence of
permits issued by the City that apply to the cottage. Mr. Angus detailed his
history with the property, noting that he was approached by the owner and
listed the property for sale March 26", 2007. He was advised by the City that
the property was a duplex plus a cottage (triplex use) and was permitted in the
R-2 Zone. He advised that the City maintained that this was a legal duplex with
a legal non-conforming cottage. He presented the Multiple Listing Contract and
his written confirmation as evidence. Permits were issued for the duplex and
for the cottage. A permit was issued for the cottage for a temporary
accommodation, for the period of one year, and it has been occupied for 64
years. City permits were also modified to reflect three addresses. The cottage
has its own permitted sewer, water and utility hook-ups and was built with City
authority and allowed to continue. The previous owner has also submitted a
letter advising that, prior to purchasing the property in 1990, the City told him
three dwellings on the subject property were permitted. In 2007 Mr. Angus
confirmed this as well, and in 2012 the answer is different. He maintained that
this is a legally (complete with permits) non-conforming use. There are holes in
the City record and enforcement systems, from 1949 to present, and this
should not stick with him.

The Chair asked if City staff have any questions for the property owner?
J. Kitson, Bylaw Officer: No.

The Chair asked Committee if they have any questions for the property owner?
No questions.

The Chair invited affected members of the public to address the hearing.
There were no public addresses.

The Chair asked if there were any closing statements?
J. Kitson (Bylaw Officer): No
Mr. Rob Angus: The Building Permit Number is 20543.

The Chair invites the property owner to provide any further comments.

The Chair closed the hearing at 9:53 AM and advised both City staff and the
property owner that the Committee will now deliberate the matter and render a
decision.

Councillor Helps: sympathized with the position of the property owner,
particularly in view of the permits issued and addresses attached to the three
units. Notice on Title will however serve to alert the next property owner so the
mistake will not be repeated.

Planning & Land Use Standing Committee Minutes Page 8
May 3, 2012
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Councillor Alto: noted that the history associated with the property implies the
use is permitted and questioned whether this has any weight on Committee’s
ability to consider the recommendation?

R. Woodland, Corporate Administrator: advised that the permit to get water,
sewer or electricity supplied to a shop or garage may have been done and
permits issued. If the shop or garage was converted to a cottage at some
point, this would be a question best directed to the City Solicitor.

Action: Councillor Madoff moved that consideration of the recommendation to file a
Notice on Title for no Building Permit / Zoning Contravention at 315
Langford Street be postponed pending the receipt of legal advice from the
City Solicitor as to whether the facts support the owner’s claim that the
cottage use (dwelling) is a legal non-conforming use.
CARRIED UNANIMOUSLY
12/PLUSCO057

Planning & Land Use Standing Committee Minutes Page 9
May 3, 2012
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5. PROPERTY MAINTENANCE HEARING AT 9:28
51 No Building Permit / Zoning Contravention — 315 Langford Street
At the May 3, 2012, Planning and Land Use Committee meeting, the
recommendation to file a Notice on Title for no Building Permit / Zoning
Contravention for 315 Langford Street be postponed pending receipt of legal
advice from the City Solicitor as to whether the facts support the owner’s claim that
the cottage use (dwelling) is a legal non-conforming use.
The Chair opened the hearing at 9:33 a.m.

The Chair explained the conditions leading to today’s proceedings to consider new
evidence.

The Chair asked if the property owner was present.

Rob Angus (Homeowner): Yes

The Chair asked the City representative to give an opening statement and to
present any new evidence.

John Kitson (Bylaw Officer): The City received a complaint regarding an illegal
building site, and when they attended the address they found that there was no
building permit plus safety issues with the building. The plumbing and electrical
were done but no building permit was ever applied for. The owner has stated that
he does not need one.

The Chair asked the property owner if he wished to speak.

Rob Angus (Homeowner): Stated he believes no building permit is required and
provided a history of those who have lived at the address. He provided
documentation the original buildings were constructed prior to any regulations
requiring building permits or limiting the number of buildings on a lot. Mr. Angus
further detailed his history with the property noting that the City advised that the
property was a duplex plus a cottage (triplex use) and was permitted in the R-2
Zone. He provided a copy of an application for a plumbing permit dated 1908,
which he indicated illustrates that the cottage was the original building and
predates the duplex that is currently on the property. He concluded by stating that
this was a legal duplex with a legal non-conforming cottage.

The Chair questioned if the hearing could be postponed to be able to receive a
legal opinion on the materials presented.

Robert Woodland (Director of Legislative Services): Advised that in this case the
City may wish to view the materials Mr. Angus has provided and ask for advice

from the City Solicitor. Committee may adjourn the hearing and obtain advice and
once that is received the hearing Committee may deliberate and reach a decision.
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Action: Councillor Helps moved that Committee adjourn the meeting.
CARRIED UNANIMOUSLY 13/PLUSC089
Action: Councillor Helps moved that Committee request a legal opinion be obtained

as to whether the documents provided by Mr. Angus support his contention
that the cottage is a legal non-conforming use.

CARRIED UNANIMOUSLY 13/PLUSC090
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Folio: 12820008 Pid: 000-366-773
Civic: 315 LANGFORD ST Legal: LOT 127, BLOCK Q, SECTION 31, ESQUIMALT, PLAN 549

Size: 60.0 132.0 WIDTH/DEPTH

Owner: ANGUS, ROBERT G
1008 RUSSELL ST
VICTORIA BC V9A 3X9
(FB208257)
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CITY OF
Legislative and VICTORIA
Regulatory

Services

Department

January 26, 2015

Legislative Services
Mr. Robert G. Angus

#1 Centennial Square 1008 Russell Street
Victoria, BC V9A 3X9

Victoria
British Columbia
V8W 1P6

Dear Mr. Angus:

Re: lllegal Use and Work without Permit — 315 Langford Street

Tel (250) 361-0571

Fax (250) 361-0348 Please be advised tha@ City of Victoria staff is recom‘m.ending to the Planniqg
and Land Use Committee that the Corporate Administrator file a Notice in
the Land Title Office regarding work without permit for 315 Langford Street.
A copy of the report is attached for your records.

www.victoria.ca

A hearing will be held before the Planning and Land Use Committee to grant
the applicant an opportunity to address this matter. Therefore, the
registered owner is hereby requested to attend the Planning and Land Use
Committee meeting on Thursday, February 19, 2015, at 10:30 a.m., in the
Council Chambers, at Victoria City Hall, #1 Centennial Square (corner of
Douglas and Pandora) to be heard by the Committee.

Further information respecting this matter may be obtained from the offices
of the City of Victoria, Legislative & Regulatory Services, #1 Centennial
Square, Victoria, BC between the hours of 8:00 a.m. to 4:30 p.m., Monday
through Friday.

The agenda for this meeting will be produced on the Monday prior to the
meeting and available from this office. Please advise Janice Appleby,
Committee Secretary, at (250) 361-0598, if you have any written materials
you wish added to the agenda.

Yours truly,

25

Robert G. Woodland
Corporate Administrator

ja
Enclosure (1)
C. M. Hayden, Manager, Bylaw & Licensing Services
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CITY OF

VICTORIA

Memo

Date: February 13, 2015 From: Robert Woodland

Subject: Hearing - 315 Langford Street — Process Overview

A report is on the Planning & Land Use Committee (PLUC) Agenda for February 19, 2015 regarding
this property. At issue is whether a “cottage” built on the property (in addition to a legal duplex) is a
legal non-conforming use of the lands.

The City and the property owner will be presenting evidence in support of their respective positions;
namely:

e The property owner contends that the cottage is a legal non-conforming use.

¢ The Citv believes that there is insufficient evidence to support the owner’s contention.

The case file was opened in March 2011 in response to a public complaint about an illegal suite in the
backyard of 315 Langford St. The PLUC has twice considered this matter, once in May 2012 and
again in May 2013. At the second meeting, the PLUC instructed staff to investigate the owner’s
contention that the cottage has “legal non-conforming” status.

The decision before the PLUC on February 19, 2015 is simply to determine, based on the evidence
presented, whether the cottage is a legal non-conforming use of the lands. If the PLUC determines the
cottage is not a legal non-conforming use then a motion to place a Notice on Title under Section 57 of
the Community Charter would be in order. If a majority of PLUC members believe the cottage is a legal
non-conforming use, then that motion should be defeated.

Respectfully submitted,

5284

Robert Woodland
Director, Legislative & Regulatory Services

Memo February 12, 2015
315 Langford Street Page 1 of 1
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