
 
 

AMENDED AGENDA 

  PLANNING AND LAND USE COMMITTEE 

  MEETING OF NOVEMBER 6, 2014, 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 October 16, 2014.   
 

DECISION REQUEST  
 
2.  Rezoning Application # 00457 and Concurrent Official Community Plan 

Amendment for 521-557 Superior Street and 524-584 Michigan Street 
--D. Day, Director of Sustainable Planning and Community Development 
  
Neighbourhood: James Bay  Recommendation: Forward to Public Hearing 
  
   

3 - 132 

 
3.  Development Permit Application # 000381 for 819 Yates Street 

--D. Day, Director of Sustainable Planning and Community Development 
  
Neighbourhood: Downtown   Recommendation:  Issue Permit 
  
   

133 - 214 

 
4.  Rezoning Application # 00436 and Development Permit Application # 

000389 for 301 and 303 St. Lawrence Street 
--D. Day, Director of Sustainable Planning and Community Development 
  
Neighbourhood:  James Bay  Recommendation:  Forward to Public Hearing 
  
 LATE CORRESPONDENCE  

215 - 286 

 
5.  Development Permit with Variances Application # 000333 for 2005 287 - 315 
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Cook Street 
--D. Day, Director of Sustainable Planning and Community Development 
  
Neighbourhood: Fernwood  Recommendation:  Forward to Public Hearing 
  
   

 
ADJOURNMENT  
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CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the meeting of November 6, 2014 

To: Planning and Land Use Committee Date: October 23, 2014 

From: Charlotte Wain, Senior Planner • - Urban Design 

Subject: Development Permit Application #000381 for 819 Yates Street 
Application to construct a new mixed-use multiple-dwelling building with 209 units. 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application #000381 for the property located at 819 Yates 
Street. The Application is to construct a 16-storey mixed-use building with 6,660 m2 of ground-
floor commercial fronting Yates Street and residential uses above. A through-block walkway is 
located on the east of the property, linking Yates Street and View Street. 

The following factors were considered in reviewing this application: 

• The site is within Development Permit Area 2, Core Business, which permits 
Council to regulate the form and character of commercial and multi-family 
residential development. 

• The proposal complies with the current CA-62 Zone, Central Area (Yates-View) 
District. 

• The proposal is generally consistent with the Downtown Core Area Plan (DCAP). 
• The proposal is generally consistent with the Master Development Agreement for 

the property. 
• There are no variances proposed as part of this Application. 
• There is a discrepancy between the Master Development Agreement (MDA) and 

the Zoning Regulation Bylaw with regard to the required width of the mid-block 
walkway. The MDA requires a width of 4.5 m whereas the Zoning Regulation 
Bylaw, which is the predominant regulation, requires a width of 3 m. A MDA 
Amendment will be required since the proposal advances a 3 m wide walkway. 

Overall the Application is consistent with the regulations, policies and design guidelines; 
however, staff are concerned with the lack of direct and universal access to the residential lobby 
from the through-block walkway, especially given there is no commercial frontage proposed for 
this area. Staff recommend that Council support this Application with design refinements to 
introduce a secondary entrance along the walkway. 
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Recommendations 

1. That Council direct staff to prepare the necessary motion to authorize the issuance of 
Development Permit #000381 for 819 Yates Street, subject to: 
a. revisions to the proposal to provide a secondary entrance to the building on the 

east elevation within the through-block walkway; 
b. amendment of the Master Development Agreement, to revise the width of the 

through-block walkway from 4.5 m to 3 m, to comply with zoning to the 
satisfaction of the Director of Sustainable Planning and Community Development 
and the City Solicitor; 

c. receipt of evidence that the application is in compliance with the Ministry of 
Environment's Environmental Management Act as it pertains to potentially 
contaminated sites. 

2. That Council consider authorizing City of Victoria staff to execute an Encroachment 
Agreement for a fee of $750.00 plus $25.00 per m2 of exposed shored face during 
construction, in a form satisfactory to the City Solicitor and the Director of Engineering 
and Public Works. This is to accommodate shoring for construction of the underground 
parking structure at the property line. 

Respectfully submitted, 

A- Jck 

Charlotte Wain 
Senior Planner - Urban Design 
Development Services 

4:. c.r' ,4, :lj. 

Deb Day, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 
Jason Johnson 

; Date: October 30. 2014 

CW:aw:af 

S:\TEMPEST ATTACHMENTS\PROSPERO\PL\DP\DP000381\PLUSC PLANNING REPORT TEMPLATE DP & DVP3.DOC 
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1.0 Purpose 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application #000381 for the property located at 819 Yates 
Street. 

2.0 Background 

2.1 Description of Proposal 

The Application is to construct a 16-storey mixed-use building with 6,660 m2 of ground floor 
commercial uses fronting Yates Street with residential uses above. A through-block walkway is 
located on the east of the property, linking Yates Street and View Street. The apartments are 
comprised of five at-grade residential units, three of the units front the through-block walkway 
and two of the units front View Street. The remaining 204 units are located on the upper floors 
and are comprised of one and two-bedroom apartments. 

The building design consists of a four-storey podium on Yates Street with a three-storey 
residential podium on View Street. Two adjoining residential towers are proposed above the 
podium, with a 16-storey tower on Yates Street and a 12-storey tower on View Street. This 
includes the mechanical room on the north tower roof (Yates Street) and the stair access on the 
south tower roof (View Street) which, in this case, are considered as a storey because they are 
fully enclosed and provide access to the roof and outdoor patio. 

The applicant proposes three levels of underground parking for 162 vehicles accessed from 
View Street. Fifteen of these spaces would be reserved for visitor use. Two hundred and nine 
secure bicycle racks would be provided (one for each unit) with a further two provided for the 
commercial units and eight publicly accessible bicycle racks would be located at the front of the 
building on Yates Street. 

2.2 Existing Site Development and Development Potential 

The corner site has an area of 2620 m2 and is occupied by a pay surface parking lot. The 
current CA-62 Zone, Central Area (Yates-View) District, permits a variety of uses including 
residential, office, retail and restaurants at a density of up to 5.83:1 Floor Space Ratio (FSR) 
when the following amenities are provided: 

• at least 80% of the floor area is provided exclusively for residential use 
• a 3 m wide public walkway secured by statutory right-of-way along the east side 

of the property, in this zone, linking Yates and View streets 
• public art with a value of at least $200,000.00 
« a Housing Agreement pursuant to section 905 of the Local Government Act 

providing for two supported housing units, a minimum of 10% of adaptable 
housing units, and requiring that all housing units must be capable of being 
rented to tenants. This agreement is already in place. 

The maximum height permitted in this zone is 55 m. 
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2.3 Sustainability Features 

The green building features in the proposal include: 

• bicycle storage for all 209 residential units 
• provision of two bicycle storage facilities for the commercial units 
• fresh air ventilation. 

2.4 Data Table 

The following data table compares the proposal with the existing CA-62 Zone. The proposal 
complies with all regulations set out in the CA-62 Zone and no variances are being requested. 

Zoning Criteria Proposal 
Existing 

Zone Standard 
CA-62 

Site area (rn2) - Minimum 2628 N/A 

Total floor area (m2) - Maximum 
Residential 
Commercial 
Total 

14,660 
613 

15,273 
15,274.6 

Density (Floor Space Ratio) - Maximum 5.83:1 5.83:1 

Height (m) - Maximum 45 55 

Storeys - Maximum 16 N/A 

Site coverage (%) - Maximum 66 N/A 

Open site space (%) - Minimum 34 N/A 

Setbacks (m) - Minimum 
Front - Yates 1.6 below 10 m in 

height 
5.4 above 10 m in 

height 

1.4 below 10 m in 
height 

3.5 above 10 m in 
height 

Rear - View 1.5 below 10 m in 
height 

5.3 above 10 m in 
height 

1.5 below 10 m in 
height 

5.3 above 10 m in 
height 

Side - East 3.0 3.0 

Side - West 0 0 

Parking - Minimum 147 (0.7 per unit) 146 

Visitor Parking - Minimum 10% of total 
parking provided 15 15 

Bicycle Storage (Class 1) - Minimum 211 211 
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Zoning Criteria Proposal 
Existing 

Zone Standard 
CA-62 

Bicycle Rack (Class 2) - Minimum 8 units 8 units 

2.5 Land Use Context 

The site is in an area of predominantly commercial and residential uses. Immediately adjacent 
uses are: 

• North (across Yates Street) - commercial and office commercial (The Atrium) 
• East - - St. Vincent de Paul Thrift store and residential 
o South (across View Street) - retail commercial and residential 
• West - Empire Theatre. 

2.6 Legal Description 

Lot A, District Lots 306, 307, 324 and 325, Victoria City, Plan 33016. 

2.7 Relevant History 

The property was rezoned in 2008 to a site-specific CA-62 Zone, Central Area (Yates-View) 
District. As part of the increase in density associated with the new zone, the provision of 
amenities was secured through a Master Development Agreement (MDA), which also lists the 
requirement for streetscape and servicing improvements. 

2.8 Community Consultation 

The Application does not include variances, therefore, consistent with the Community 
Association Land Use Committee (CALUC) procedures related to development applications, it 
was not circulated to the Downtown Residents Association for comment. However, the 
applicant exceeded consultation requirements and presented the proposal to the Downtown 
Residents Association. A copy of the CALUC's letter of support is included with this report. 

3.0 Issues and Analysis 

The key issue associated with this Application is the consistency with design guidelines. 
The following section analyzes the proposal's consistency with City policy and applicable 
guidelines. 

3.1 Consistency with City Policy 

3.1.1 Official Community Plan (2012) 

The subject property is designated within Development Permit Area 2 (Heritage Conservation), 
Core Business. The objectives of the designation are to conserve and enhance the character of 
the Downtown, realize the architectural potential of the area and encourage revitalization of the 
area through design control of new infill buildings and landscaping. Design guidelines that apply 
to Development Permit Area 2 are the Advisory Design Guidelines for Buildings, Signs and 
Awnings and the Downtown Core Area Plan, 2011. 

Planning and Land Use Committee Report 
Development Permit Application #000381 for 819 Yates Street 

October 23, 2014 
Page 5 of 10 

Planning and Land Use Committee - 06 Nov 2014

Development Permit Application # 000381 for 819 Yates Street... Page 137 of 315



3.1.2 Downtown Core Area Plan (2011) 

The subject lands are located in the Central Business District (CBD). One of the primary 
objectives of the CBD is to accommodate commercial employment uses that reinforce the area 
as the main employment centre. As a result, the Downtown Core Area Plan (DCAP) restricts the 
residential component of all mixed use developments within the CBD to 3:1 FSR. Although the 
proposal exceeds this amount, it does comply with the existing custom zone, which was crafted 
prior to the creation of the DCAP and does not limit residential use. 

Multi-unit residential development is encouraged in the CBD with higher density focussed along 
Yates Street. Active commercial street-level uses are encouraged to support pedestrian activity 
along with well-designed public realm improvements. The current proposal is consistent with 
these objectives as it contributes a significant amount of new street-level commercial space in 
the CBD which is further supported by residential uses above. 

With respect to urban design, the (DCAP) provides both broad 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 Massing and Response to Context 

The CA-62 Zone contains similar regulations to DCAP for building setbacks. While the proposal 
deviates slightly from the guidelines in the DCAP, it does comply with the custom zone's 
regulations for building setbacks. 

The DCAP provides general guidelines relating to massing and built form, including guidelines 
for street wall heights based on the width of the street. The intent of these guidelines is to: 

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

The applicant is proposing a street wall of 30.8 m in height on View Street (5.8 m above the 
recommended guidelines). Although the secondary street wall is taller than what the DCAP 
recommends, the increased setback is considered an acceptable design response for the 
building massing. 

Along Yates Street, the proposed primary street wall height is 11.5 m which is 3.5 m shorter 
than recommended in the guidelines. The proposed secondary street wall height is 42.2 m in 
height, which is 12.2 m taller than recommended in the guidelines. Anything above 30 m should 
be stepped back 6 m from the property line. While there is no third step-back of the building 
mass, the 5.4 m setback of the secondary street wall is consistent with the setback guidelines 
and is considered an acceptable design response for the building massing. 

Floor Plate Size 

The DCAP provides guidelines for new buildings with respect to floor plate sizes. The intent of 
the guidelines is to avoid bulky buildings and to encourage a more enhanced skyline. 
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Height Floor Plate Limitation 
(as described in DCAP) 

Proposal 

Portion of building less than 20 m No restriction N/A 
Portion of building between 20 m 
and 30 m (levels 8-10) 

930 m2 (10,010 ft2) 1,134 m2 (12,206 ft2) 
exceeded on levels 8-10 

Portion of building greater than 30 
m (levels 11-15) 

650 m2 (6,996 ft2) 1,134 m2 (12,206 ft2) 
exceeded on level 11 only 

Larger floor plates often accentuate the bulk of buildings. As a result, it is important that the 
visual impact of larger floor plates is broken down through careful design consideration and 
material selection. In this instance, the material selection and articulation of the building fagade 
provides sufficient visual interest to lessen the perceived bulkiness of upper floors. In addition, 
the varying height of the towers provides an appropriate response through provision of a higher 
tower on Yates Street and lower tower on View Street. 

Through-block Walkway 

In order to achieve the maximum density provided in the CA-62 Zone, the provision of a 
through-block walkway is required. The walkway must: 

• link View Street and Yates Street along the east side of the property 
• be at least 3.0 m wide. 

Appendix 3 of the DCAP also provides general design criteria for through-block walkways. The 
guidelines recommend that walkways be open to the sky, provide direct access to ground-level 
commercial uses and that adjacent buildings should be designed to provide multiple entrances. 
Architectural designs are also encouraged to reflect the through-block walkway as an extension 
of the public street and to encourage pedestrian activity. The key guideline that is not being 
respected with the current application is that no direct access is provided to either the 
commercial unit or the residential lobby from the through-block walkway. During the evening 
(after sunset and before sunrise) it is anticipated that the gates of both the north and south end 
of the walkway would be locked. As the Application is currently presented, the only access to 
the building off View Street during these hours is via a ramp that leads to a bicycle storage room 
with steps providing access to the lobby. Residents with mobility issues and visitors would be 
required to use Yates Street to gain access to the main entrance during the evening. Staff are 
concerned that the lack of a secondary entrance conflicts with the desire to encourage 
pedestrian activity. This concern was reinforced by members of the Advisory Design Panel in 
the meeting of September 24, 2014. The minutes of this meeting are attached with this report. 

The applicant has raised concerns with regard to security implications of including more than 
one access point into the building. However, staff are of the opinion that the through-block 
walkway warrants greater consideration in the design and access to the building, especially in 
light of the lack of commercial frontage proposed along the walkway. Staff therefore 
recommend that Council request revisions to the design of the through-block walkway through 
the inclusion of a secondary entrance within the through-block walkway, in the location currently 
occupied by a fire exit door. 
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3.1.3 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. 

3.2 Consistency with Master Development Agreement 

Statutory Riqht-of-Wav 

As mentioned, the applicant proposes a through-block walkway linking View Street and Yates 
Street. Consistent with the requirements of the existing CA-62 Zone, the applicant will register a 
statutory Right-of-Way in favour of the City to permit public access through the walkway to 
ensure this walkway is to be open to the public. 

The current proposal satisfies the requirements of the CA-62 Zone. However, a discrepancy 
exists in the width requirement for the through-block walkway between the zoning requirements 
(3 m) and the MDA requirements (4.5 m). The applicant proposes to amend the MDA 
requirement to be consistent with the zone. Staff recommend Council consider the amendment 
to the MDA. Language is included in the recommendation to this effect. 

Sewage Attenuation 

The MDA recognizes that the increase in density may result in a need for an increase in the 
capacity of the City's sanitary sewer system. A condition of the MDA requires the applicant 
provide a report calculating the anticipated volume of sewage to be produced by the 
development, which will determine whether any additional facilities are necessary. No such 
report has been received to date. The applicant has raised concerns with this requirement and 
has requested it be waived. However, this cannot be achieved without an amendment to the 
MDA. Staff have considered this issue and recommend the MDA remains as currently written, 
since this is standard practice for a development of this scale. 

3.3 Response to Advisory Design Pane! (ADP) Review 

This Application was reviewed by the ADP at the meeting of September 24, 2014. The minutes 
from this meeting are attached. The ADP recommended that the Application be approved 
subject to the following: 

• consideration of an intercom on the View Street security gates for increased 
accessibility 

• review of Crime Prevention Through Environmental Design (CPTED) 
considerations at-grade with particular attention to alcoves and open spaces, 
residential and visitor access from View Street, the walkway and the unplanted 
corner near the bike entrance 

• consideration of advanced design detail of the Yates Street retail frontage 
• consideration of privacy impacts on the inside corners at the transition point of 

the two towers. 
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In response to the ADP, the applicant revised the design as follows: 

• redesign of the alcoves on Yates Street and View Street to provide a more 
shallow recess at the exit stairs 

• enhancement of the commercial entrances on Yates Street by including a more 
prominent entrance reflecting the treatment of the upper storeys 

• refinement of the Yates Street retail canopy 
® inclusion of landscaping near the entrance to the bike room on View Street. 

The applicant has not addressed the issues raised by ADP in relation to accessibility of the 
building from View Street. A letter has been provided by the applicant to justify these omissions 
and has been included with this report. 

3.4 Other Development Considerations 

Environmental Site Remediation 

The Ministry of Environment (MOE) has informed City staff that the Rezoning Application and 
Development Permit Application are to be suspended until the proponent has applied for and 
obtained one of the following: a determination that the site is not contaminated, a Voluntary 
Remediation Agreement, Approval in Principle of a remediation plan or a Certificate of 
Compliance confirming the satisfactory remediation of the site. Consistent with the normal 
process, the Development Permit cannot be issued until the MOE requirements have been met 
and the staff recommendation includes wording to reflect this requirement. 

Underpinning 

The proposed development includes an underground parking structure. If the excavation 
requires anchor-pinning into the City Right-of-Way during the excavation process, this would be 
legally secured with terms to the satisfaction of the Director of Engineering and Public Works 
and the City Solicitor. This will allow temporary shoring anchors to be placed in the public 
Right-of-Way under all infrastructure and then abandoned once shoring is no longer required. 
The anchors will be left in the Right-of-Way as there is no practical way to remove them once 
the building walls are installed. There should be no impact to the existing City of Victoria or 
Utility infrastructure. 

4.0 Resource Impacts 

There are no resource impacts anticipated with this application. 

5.0 Conclusions 

The proposal to construct a mixed-use building of this scale and density is generally consistent 
with the design guidelines contained within the DCAP. The proposal includes high quality 
building materials and landscape finishes and appropriate design responses have been 
included for the through-block walkway. However, the recommendations by staff and the 
Advisory Design Panel in relation to accessibility of the building and provision of a secondary 
access within the through-block walkway have not been adequately addressed in the revisions 
to the proposal. 

In conclusion, staff recommend that Committee support this application with certain conditions. 
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6.0 Recommendations 

6.1 Staff Recommendation 

1. That Council direct staff to prepare the necessary motion to authorize the 
issuance of Development Permit #000381 for 819 Yates Street subject to: 
a. revisions to the proposal to provide a secondary entrance to the building 

on the east elevation within the through-block walkway; 
b. amendment of the Master Development Agreement, to revise the width of 

the mid-block walkway from 4.5 m to 3 m, to comply with zoning to the 
satisfaction of the Director of Sustainable Planning and Community 
Development and the City Solicitor; 

c. receipt of evidence that the Application is in compliance with the Ministry 
of Environment's Environmental Management Act as it pertains to 
potentially contaminated sites. 

2. That Council consider authorizing City of Victoria staff to execute an 
Encroachment Agreement for a fee of $750.00 plus $25.00 per m2 of exposed 
shored face during construction, in a form satisfactory to the City Solicitor and 
the Director of Engineering and Public Works. This is to accommodate shoring 
for construction of the underground parking structure at the property line. 

6.2 Alternate Recommendation 

1. That Council direct staff to prepare the necessary motion to authorize the 
issuance of Development Permit #000381 for 819 Yates Street subject to: 
a. amendment of the Master Development Agreement, to revise the width of 

the through-block walkway from 4.5 m to 3 m, to comply with zoning to 
the satisfaction of the Director of Sustainable Planning and Community 
Development and the City Solicitor; 

b. receipt of evidence that the Application is in compliance with the Ministry 
of Environment's Environmental Management Act as it pertains to 
potentially contaminated sites. 

2. That Council consider authorizing City of Victoria staff to execute an 
Encroachment Agreement for a fee of $750.00 plus $25.00 per m2 of exposed 
shored face during construction, in a form satisfactory to the City Solicitor and 
the Director of Engineering and Public Works. This is to accommodate shoring 
for construction of the underground parking structure at the property line. 

7.0 List off Attachments 

• Zoning map 
e Aerial map 
© Letter from architect dated October 2, 2014 
o ADP minutes from September 24, 2014 
• Letter from architect detailing the amendments in response to ADP comments, 

dated October 3, 2014 
° Letter from Downtown Residents Association, dated September 12, 2014 
• Plans dated October 1, 2014. 
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City of Vistorw ' 

October 2, 2014 

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

I OCT 0 2 ?i)ii 

I *h- ,'.i "^paitnitns j 
- Oivision j 

Attention: 

Dear Sirs: 

Re: 

Mayor and Council 

819 YATES STREET 
OUR PROJECT NO. 214027.01 -1.6.1.1 
DEVELOPMENT PERMIT APPLICATION 

M C M  

Musson 
Cattell 
Mackey 
Partnership 

Architects 
Designers 
Planners 

A Partnership 
Of Corporations 

1600 - Two Bentall Centre 
555 Burrard Street, Box 264 
Vancouver, British Columbia 
Canada V7X 1M9 

This letter is in support of our application for a Development Permit for the above property. 
The proposal is for a rental residential tower with a total floor area of 15,270 square metres 
(164,375 square feet) and a floor space ratio of 5.83:1.0. The proposed building is 15 stories 
high, with an overall height of 42.7 metres (140 feet) and has a total of 209 residential units. 

Planning Policy 

This site is zoned CA-62, Central Area (Yates-View) District and the proposal conforms with 
that zoning. The floor Space Ratio is 5.83:1, and height limit is 55 m /180 ft. There are also 
setbacks from Yates and View (generally as per the Urban Design Guidelines of the 
Downtown Core Area Plan). This zone sets the parking ratio at 70% of the number of 
residential dwelling units, with no additional stalls required for commercial uses; based on 
209 units, the required parking is 147, and this number is provided. 

T 604. 687. 2990 
F 604. 687. 1771 
www.MCMParchltects.com 

Planning Principles and Design Response 

The project proposal respects the principles of design given in the Official Community Plan 
and the Downtown Core Area Plan. Such principles as applicable to this site include: 

Yates to be the primary commercial street, with continuous commercial frontage 
(except for the residential entry and through-block walkway on the east side). 

More density and height on Yates, less on View. 

In plan, step back the building eastward in the southerly part to acknowledge the spires 
of Saint Andrews Cathedral. 

Provision of a through-block pedestrian walkway. 

Articulation of the tower fagade, with projecting "frames" around various unit 
balconies. 
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Mayor and Council, City of Victoria 
October 2,2014 Mussori 

Cattell 
Mackey 
Partnership 

Mid-block Walkway Architects 
Designers 
Planners As required by the zoning and Master Development Agreement (MDA), a walkway between 

Yates and View Streets has been provided on the east side of the property. This walkway 
will have decorative gates at both ends for securing overnight. 

The Zoning Bylaw stipulates a 3-metre (10-foot) wide walkway, whereas the MDA stated 4.5 
metres is required. Our proposal is for a 3-metre allowance. The reasons for the wider 
width in the MDA are not clear, but may have stemmed from the design of the previous 
two-tower scheme and the setbacks of the towers from the property line (the scheme was 
included as a schedule appendix to the original MDA). 

In our current proposal, the building is in fact 6 metres (20 feet) away from the property line, 
except for the residential lobby. This lobby is projected to locate the entry closer to Yates 
Street. It is fully glazed along its full length adjacent to the walkway, so that the exterior 
area will not feel narrow or hemmed in. In the south half of the block, residential units front 
onto the walkway, with private landscaped patios. At the north end, the outdoor area 
widens to a full 6 metres (20 feet) (see ground floor plan). 

The design and functional aspects of this walkway have been carefully thought through, 
discussed with the Downtown Residents Association, and discussed at some length by the 
Advisory Design Panel. We feel that the proposed 3-metre allowance will completely meet 
the goals of the Downtown Core Area Plan and zoning, while complementing the design 
and livability of the proposed development. 

Residential Amenities 

A communal amenity room is proposed on the twelfth floor, with kitchen and washroom, 
connecting to an extensive exterior floor-top patio. The latter features a covered barbecue 
area, multiple seating areas (for use by more than one group at a time), and landscaping 
(shown on the Landscape Concept Plan). The location offers a south exposure and good 
views. This type of amenity has been used on previous Chard projects and has proven to be 
very popular and successful. 

Extensive bicycle storage is provided, one for every unit. About one half of this is provided 
at the main floor level, and the rest at parking level PI. 

Adaptable Units 

A total of 21 adaptable units are planned, 13 one-bed and 8 two-bed, meeting the 10% 
requirement. The units meet the "Mandatory Building Standards for Adaptable Housing" in 
all respects, including clearance at entries, door widths, clear space in washrooms, heights 
of electrical outlets, bathroom and kitchen layouts, and low thresholds at balcony doors. 

A Partnership 
Of Corporations 

Page 2 of 4 
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M C M  

Mayor and Council, City of Victoria 
October 2,2014 

It is also worth noting that the Bylaw exempts floor area above grade that is used for 
motorized vehicle parking. To exempt cars and yet count bicycle space is, we submit, unfair 
and runs against the broader goal of encouraging cycling and lessening dependence on 
cars. 

Sewage Attenuation 

The MDA stipulates a sanitary sewage attenuation tank for the project. This does put a 
burden on the project, including space allocation, effect on adjacent spaces, capital costs, 
and ongoing operating costs. We would ask that this item be subject of a separate 
engineering analysis, including taking into account that there are two street frontages, both 
of which would have access to services. 

In summary, we believe this project will help in meeting policy objectives of the City of 
Victoria for this area and provide a very livable and affordable opportunity for residents. 

Yours truly 

MUSSON CATTELL MACKEY PARTNERSHIP 
ARCHITECTS DESIGNERS PLANNERS 

Musson 
Cattell 
Mackey 
Partnership 

Architects 
Designers 
Planners 

A Partnership 
Of Corporations 

William J. Reid Architect Ltd., Partner 

BR:eer 

l:\Projects\20l4\214027 - 819 Yates Street-Arch Services\Correspondence\l.6 Authorities\OUT\DP Application Ltr-Rev Oct01-14.docx 
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MINUTES OF THE 
ADVISORY DESIGN PANEL 

HELD WEDNESDAY. SEPTEMBER 24. 2014 12 P.M. 

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:20 P.M. 

Panel Members Present: Christopher Rowe (Chair); Brad Forth; 
Cynthia Hildebrand; Mickey Lam; Mike Miller 

Absent: Larry Podhora; Rod Windjack; Barry Cosgrave; 
Ann Katherine Murphy 

Staff Present: Mike Wilson - Senior Planner-Urban Design; 
Charlotte Wain - Senior Planner-Urban Design 

2. APPLICATIONS 

2.1 Development Permit Application #000381 for 819 Yates Street 

The application is to construct a new, multiple dwelling building with 209 units. 

Applicant Meeting attendees: Mr. David Chard, Chard Development Ltd. 
Mr. Bill Reid, MCM Architects 
Mr. Mark Thompson, MCM Architects 
Ms. Julie Lommerse, LADR Landscape Architects 
Inc. 

Ms. Wain provided the Panel with a brief introduction of the application and the 
areas of the project that staff were seeking advice on, including the following: 

• height of the street walls on Yates Street and View Street 
• floor plate sizes 
• location and design of the residential exit stairwells on Yates Street and View 

Street 
• at-grade interface on the south elevation (View Street) with particular attention 

to the parkade entrance and transformer 
• opportunities to enhance the communal recreation space on Level 5 of the 

Yates Street podium roof. 

Mr. Chard then provided an introduction of the proposal to the Panel. 

Mr. Thompson provided a detailed presentation of the proposal to the Panel. 

Ms. Lommerse provided a detailed presentation of the landscape proposal to the 
Panel. 

Mr. Thompson then provided information on the Level 12 amenity space and the 
fifth-floor roof access to the Panel. 

Advisory Design Panel Minutes 
September 24, 2014 
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Mr. Forth joined the meeting at 12:35 P.M. 

Panel Members discussed: 

• Concerns regarding the recessed exit gates as they are likely to be inhabited 
by non-residents. However, the building will have an on-site resident manager 
to deal with these types of issues. -

• That an intercom system could be incorporated into the gates for better 
accessibility. 

• Reconsideration of the public art location. Some members liked the idea of 
incorporating it into the recessed exit gates. 

• The design of the gap in the canopy over the exit door. 
• That the break in the building does a lot for the massing but does raise CPTED 

issues. 
• That there needs to be further consideration of CPTED guidelines. 
• That the roof amenity is a great space for residents; however, it will be in 

constant sunlight. The applicant could consider some ideas on how to provide 
shade for this area. 

• Concerns regarding the retail having very little street presence. 
• That the building is a good design with good massing; however, it needs some 

fine-tuning. 

Action: 
MOVED I SECONDED 

That the Advisory Design Panel recommend to Council that Development Permit 
Application #000381 for 819 Yates Street be approved subject to: 

• Consideration of an intercom on the View Street security gates, for increased 
accessibility. 

• Review of CPTED considerations at-grade with particular attention to alcoves 
and open spaces; residential and visitor access from View Street; the walkway; 
and the unplanted corner near the bike entrance. 

• Consideration of advanced design detail of the Yates Street retail frontage. 
• Consideration of privacy impacts on the inside corners at the transition point of 

the two towers. 

CARRIED UNANIMOUSLY 

3. MINUTES 

3.1 Minutes from the Meeting held August 20, 2014 

Action: 
MOVED/SECONDED 

That the Minutes of the Advisory Design Panel held August 20, 2014 be approved 
subject to revision of: 

• page 3, last bullet, "finishes" to be changed to "building face design". 

CARRIED UNANIMOUSLY 

Advisory Design Panel Minutes 
September 24, 2014 
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3.2 Minutes from the Meeting held August 27, 2014 

Action: 
MOVED/SECONDED 

That the Minutes of the Advisory Design Panel held August 27, 2014 be approved. 

CARRIED UNANIMOUSLY 

4. ADJOURNMENT 

The Advisory Design Panel meeting of September 24, 2014 adjourned at 1:19 P.M. 

Christopher Rowe, Chair 

Advisory Design Panel Minutes 
September 24, 2014 
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MC M 

October 3,2014 

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

| Received 
j City of Viitork 

I OCT 0 3 2014 
j . 
I fanning 6 Development Department j 
! Development Services Division i 

Attention: Mayor & Council 

Musson 
Cattell 
Mackey 
Partnership 

Architects 
Designers 
Planners 

A Partnership 
Of Corporations 

Dear Sirs: 
1600 - Two Bentall Centre 

Re: 819 YATES STREET 555 Burrard Street, Box 264 
rtiir. r»n«ir-A-T »•/-. , Vancouver, British Columbia OUR PROJECT NO. 214027-1.6.1.1 Canada V7X 1M9 

ADVISORY DESIGN PANEL RECOMMENDATIONS 

The Development Permit Application for 819 Yates Street was reviewed by the Advisory 
Design Panel September 24,2014 and they recommended approval subject to: 

1. Consideration of an intercom on the View Street security gates, for increased 
accessibility. 

2. Review of CPTED considerations at grade with particular attention to alcoves and 
open spaces; residential and visitor access from View Street; the walkway; and the 
unplanted corner near the bike entrance. 

3. Consideration of advanced design detail of the Yates Street retail frontage. 

4. Consideration of privacy impacts at the inside corners of the transition point of the 
two towers. 

T 604. 687. 2990 
F 604. 687. 1771 
www.MCMParchitects.com 

The following are our responses to these recommendations. 

1. Intercom at View Street 
This item would apply during the nighttime hours, as it is anticipated that the gates 
at both and north and south end of the walkway would be closed and locked 
overnight. There is access for residents from View Street directly into the building, 
from the southwest corner. It is the applicant's preference that visitor access 
during the nighttime be restricted to only one location, that being the main 
entrance into the lobby at Yates which is also the only address point for the 
building. Intercoms for strangers and visitors to buzz in are a potential weak point, 
and it is felt that this should be restricted in the overnight ours at one point only, 
which can be more properly monitored. 

2. CPTED 
The two alcoves in question are at the mid points of the building on both Yates and 
View, where exit stairs exit out onto the street. These alcoves have been made 
more shallow, so as to not function as places to hide or sleep overnight. There is 
still an approximately one foot setback to distinguish the finishes from the adjacent 
frontages, as this ties in to the general design of the tower; this latter aspect was 
commented on favourably by the Design Panel during discussion. Residential and 
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M C M  

Mayor and Council, City of Victoria 
0aober3, 2014 

visitor access from View Street has been discussed in the above section on the 
intercom; to reiterate, we feel that restricting visitor access during the overnight 
hours from View Street creates a more secure environment. Regarding the 
walkway, as noted the security gates will be closed and locked overnight. The 
walkway is exposed to the main lobby for almost half its length, and the entire 
walkway is overlooked by the approximately 100 apartment units above. It will be 
well lit, with low level lighting (so as not to provide glare into the suites), not to 
mention the light spill from the main lobby. As such, we believe we have done all 
that is possible to prevent this area from becoming a place to loiter, or hide out of 
sight. The unplanted corner near the bike entrance has been addressed in our 
plans by adding landscaping; we believe that this point was more of a privacy issue 
and a CPTED issue. 

3. Yates Street Retail Frontage 
The design of this frontage has been further developed as indicated in the revised 
plans submitted. The retail entrances have been enhanced with a surrounding 
frame to echo the treatment in the overall tower, and the canopy has been broken 
into a stepped design to create a finer sense of scale, again relating to the smaller 
scale balcony elements as used in the main tower. 

4. Privacy Impacts 
The inside corners have solid walls on both suites that form the corner, generally 
preventing a direct look from suite to suite. It is true that from the balcony of one 
unit, one could look around the corner and back toward the other unit. However, 
this is a distance of some 15 or 16 feet and one would have to make a deliberate 
effort to lean over to turn and look. Lines of sight from unit to unit are not 
uncommon in higher density apartment districts between different buildings, and 
cannot be avoided altogether. The outer unit at the corners could have the 
balconies enclosed by a solid or obscure glass side panel, but that would have a 
negative impact on the livability of the unit, preventing it from taking advantage of 
its corner exposure and views and is not felt to be an appropriate measure. 

I trust this adequately explains our responses to the Panel's comments. Thank you for your 
consideration of this application. 

Yours truly 

f 
f 
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1715 Government Street 
Victoria, BC 
V8W1Z4 
250.386.5503 

Mayor and Council 
City of Victoria 
No.1 Centennial Square 
Victoria, BC 
V8W1P6 

September 12, 2014 

Re: 819 Yates Street - Chard Developments - Development Permit Review 

Dear Mayor Fortin and Council, 

The DRA LUC has recently met with the applicant and reviewed the drawings for the above 
mentioned project. 

Based on the information presented by the applicant the purpose of the Development Permit is to 
create a 209 unit market rental apartment building with ground floor commercial space fronting 
Yates and View Streets. The building would have an underground parking structure with the entry 
from View Street. The project would also provide public mid block access from Yates to View 
Streets. 

Comments and concerns raised at the Land Use Committee meeting by the members are as 
follows; 

• It was commented that the requirement for a 4.5m wide midblock walkway was 
somewhat incongruent as the location was west of midblock and the requirement should 
have been placed on recently constructed buildings located on the actual midblock. 
Some members commented that there appeared little need for a midblock walkway in 
any case, and considering personal security and potential property damage, certainly not 
one open 24 hours a day. 

• The variance to reduce the width requirement for the midblock walk to 3.0m was 
discussed at length. This walkway would not serve as access to any commercial areas 
along its length and would serve only as a midblock cut through. Sidewalks on Yates 
Street are approximately 4.5 m wide and sidewalks on View Street are 3.2 m wide. Both 
sidewalks also have many obstructions. Pedestrian traffic loads would be significantly 
less through the midblock walkway than on sidewalks on Yates and View so a narrower 
width will suffice. Committee consensus was the required width of 4.5 m was 
unnecessary and that the 3.0 rn proposed width was generous enough. 

• Based on personal experience as downtown residents, members highly recommended 
that the walkway be secured at night and that security gates be constructed at this time 
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so as to be integrated with the building design in a quality fashion. It is noted that security 
gates installed after the fact by property managers rather than designers and builders are 
frequently unsightly and poorly integrated. It was also suggested that with some special 
effort the gates could possibly be integrated with some form of public art or sculpture 
making them an "invitation" for people to utilize the walkway. 

• It is also strongly recommended by the committee that fire exit doors at the street should 
be located as close to the property line as possible and not be sheltered as they are only 
to be used in emergencies. Creation of these types of spaces anywhere along the 
building frontage only contributes to places for people to sleep, congregate or defecate. 

• The location of security gating for the parking entry is also a concern. It is recommended 
that the security gate be located as close to the street as possible to enhance security for 
the parking garage entry and deny sheltered unsecured areas for sleeping, congregating, 
etc. A second gate close to the street frontage closed only at night would also enhance 
building security. 

• The applicant is also asking to be relieved of the requirement to provide two social 
housing units as part of this application. Since this building is now proposed to be a rental 
building and not a market condominium building as with the previous application, the 
CALUC agrees the overall net benefit to the community is greater even without the social 
housing units. 

• The committee was pleased with the design and finishes that were proposed by the 
applicant in particular the articulation of the fagade and quality of the cladding. 

The DRA supports this proposal as it appears to be of high quality, and will provide needed rental 
accommodation for downtown residents. 

Sincerely, 

Ian Sutherland 
Chair Land Use Committee 
Downtown Residents Association 

cc Planning and Development Department 
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PROJECT INFORMATION 

PROJECT ADDRESS 

NEIGHBOURHOOD 

DOWNTOWN CORE AREA 
PLAN DISTRICT 

DEVELOPMENT PERMIT AREA 

LEGAL DESCRIPTION 
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LOT AREA 
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TOTAL FLOOR AREA 

FLOOR SPACE RATIO 

AVERAGE GRADE 

HEIGHT OF BUILDING 

NUMBER OF STOREYS 

BUILDING SETBACKS 

PARKING 
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819 YATES STREET. VICTORIA BC 
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CENTRAL BUSINESS DISTRICT 

DPA 2 

LOT A. DISTRICT LOTS 306, 307, 324 & 325 VICTORIA. PLAN 33016 
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28,289 SF (2,628 SM) 
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RESIDENTIAL: 209 (0.7 / UNIT) 
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10% OF TOTAL 

CLASS 1 BICYCLE PARKING REQUIRED UNDER SCHEDULE C PROPOSFD 
1 / RESIDENTIAL UNIT, 2 FOR COMMERCIAL 209 + 2 

CLASS 2 BICYCLE PARKING REQUIRED UNDER SCHEDULE C PROPOSFD 
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DRAWING LIST 

A001 PROJECT DATA 
A101 CONTEXT PLAN" 
A102 EXISTING SITE PLAN 
A103 SITE PLAN 
A201 P3 FLOOR PLAN 
A202 P2 FLOOR PLAN 
A203 P1 FLOOR PLAN 
A204 GROUND FLOOR PLAN 
A205 L2 FLOOR PLAN 
A206 L3 FLOOR PLAN 
A207 L4 FLOOR PLAN 
A208 L5 FLOOR PLAN 
A209 LB - L11 FLOOR PLAN 
A210 L12 FLOOR PLAN 
A211 L13 - L15 FLOOR PLAN 
A212 ROOF PLAN 
A301 BUILDING SECTIONS 
A401 BUILDING ELEVATIONS 
A402 BUILDING ELEVATIONS 
A403 STREET ELEVATION 
A404 ENLARGED BUILDING ELEVATIONS 
A405 ENLARGED BUILDING ELEVATION 
A501 SHADOW STUDIES 
A502 SHADOW STUDIES 
A503 SHADOW STUDIES 
A601 VIEW IMPACT STUDIES 
A602 VIEW IMPACT STUDIES 
A603 VIEW IMPACT STUDIES 
A604 VIEW IMPACT STUDIES 
A701 3D VIEW 
A702 3D VIEW 
A703 3D VIEW 
A704 3D VIEW - STOREFRONT 

819 YATES STREET 
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CITY OF 
VICTORIA 

Planning and Land Use Committee Report 
For Meeting of November 6, 2014 

To: Planning & Land Use Committee Date: October 23,2014 
From: Leanne Taylor, Planner, Development Services Division 

Subject: Rezoning Application #00436 and Development Permit Application #000389 
for 301 and 303 St. Lawrence Street - Application to rezone the property from 
the R-2 Zone, Two Family Dwelling District, to a new zone and to consider 
approval of a Development Permit to allow four townhouse units. 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Rezoning Application and concurrent Development Permit Application for the 
properties located at 301 and 303 St. Lawrence Street. The proposal is to rezone the property 
to allow four townhouse units. 

The following points were considered in reviewing this application: 

• The proposal is consistent with the Official Community Plan 2012 (OCP) and the 
design guidelines contained in Development Permit Area 16. 

• The site is currently in the R-2 Zone, Two Dwelling District, and occupied by a 
duplex. 

• The proposed traditional design, density, height and massing are considered 
acceptable in the neighbourhood context. 

Staff recommend that the Committee advance this Rezoning Application to a Public Hearing as 
the proposal is consistent with the OCP land use policy and applicable design guidelines. 

Recommendations 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw amendments that 
would authorize the proposed development outlined in Rezoning Application #00436 for 301 
and 303 St. Lawrence Street, that first and second reading to the Zoning Regulation Bylaw 
amendment be considered by Council and a Public Hearing be set. 

"That Council consider the following motion after the Public Hearing for Rezoning 
Application #00436: 

1. Plans date stamped September 22, 2014; 

2. Development meeting all Zoning Regulation Bylaw requirements; 
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3. Final plans to be generally in accordance with the plans identified above, 
to the satisfaction of the Director of Sustainable Planning and Community 
Development." 

Respectfully submitted, 

/L 
Ixs —" fJ Leanne Taylor t Deb Day, Director 

Planner Sustainable Planning and Community 
Development Services Division Development Department 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: ]ctbbiU 

LT:aw:af 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00436\PLUSC PLANNING REPORT - NOV 6 2014.DOC 

Planning and Land Use Committee Report October 23, 2014 
Rezoning Application #00436 and Development Permit Application #000389 
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1.0 Purpose 

The purpose of this application is to present Council with information, analysis and 
recommendations regarding a Rezoning Application and Development Permit Application for the 
property located at 301 and 303 St. Lawrence Street. 

2.0 Background 

2.1 Description of Proposal 

The proposal is to rezone the property from the R-2 Zone (Two Family Dwelling District) to a 
new zone to allow four townhouse units. 

Details of the proposal include: 

• the proposed building complements the architectural diversity of the building 
types and traditional character of the neighbourhood 

• the main entrances to the units would be located on St. Lawrence Street and 
Michigan Street 

• the townhouses would be three storeys, however, at-grade on St. Lawrence 
Street, the building would appear to be two storeys 

• the driveway access would be located off of Michigan Street and each unit would 
have two parking spaces located in a double-car garage at the rear of the 
building. 

Exterior building materials include: 

• HardiePanel siding with wood battens 
• wood columns 
• stone 
• fibreglass shingles. 

Landscape materials include: 

• permeable pavers 
• various tree and shrub species (noted on planting plan) 
• a stone-faced retaining wall 
• decorative fencing. 

2.2 Sustainability Features 

The applicant is proposing a number of green building design features which are outlined in a 
letter from the applicant (attached). These features include: 

• permeable surfaces 
• water conservation measures 
• energy efficient features. 

Planning and Land Use Committee Report 
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2.3 Land Use Context 

The immediate neighbourhood is characterized by a mix of townhouse developments, single 
family houses, a church and park space. The subject property is directly across from 
Fisherman's Wharf Park and adjacent to a church. Properties to the north and south are 
occupied by existing townhouse developments. 

2. 4 Existing Site Development and Development Potential 

The subject property is occupied by a duplex. The current zoning for the property allows a two-
family dwelling. 

The following data table summarizes the proposal. An asterisk is used to identify where the 
proposal is less stringent than the R-K Zone, Medium Density Attached Dwelling District. 
Although the proposal is for medium-density attached housing, a new zone would need to be 
created since the density exceeds the maximum floor space ratio (FSR) in the R-K Zone. 

Zoning Criteria Proposal R-K Zone Standard 

Site Area (m2) - minimum 792.1 740 

Total Floor Area (m2) - maximum 587.3 n/a 

Floor Space Ratio - maximum 0.74:1* 0.6:1 

Lot Width (m) 21.3 18 

Height (m) - maximum 7.8 to uppermost ceiling 
9.1 to midpoint of roof 

8.5 to uppermost ceiling 

Site Coverage (%) - maximum 43.5* 33 

Open Site Space (%) - minimum 
(Landscaping) 28.5* 45 

Storeys 3* 2.5 

Third Storey (%) - maximum floor 
area 100* 60 

Setbacks (m) - minimum 

Front (Michigan Street) 5.17* 
6 

Entrance Porch - 1.6 into 
setback 

Rear Yard (NE) 2.8 2.5 

Side Yard (SE) 
Balcony/Wall: 5.8 

Bedroom/Dining Main 
Windows - 6.4 

Balcony/Wall: 2.5 
Bedroom/Dining Main 

Windows - 4 

Side Yard on Flanking Street (NW 
on St. Lawrence Street) 

Bedroom Main Window 
-2.9* 

Living Room Main Window 
-2.7* 

Bedroom Main Window 
-4 

Living Room Main Window 
-7.5 

Planning and Land Use Committee Report 
Rezoning Application #00436 and Development Permit Application #000389 
for 301 and 303 St. Lawrence Street 
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Zoning Criteria Proposal R-K Zone Standard 

Parking 

Number of Parking Spaces 8 6 

Visitor Parking - minimum 0* 1 

Bicycle Storage (Class 1) Secure bicycle storage in 
garage n/a 

Bicycle Rack (Class 2) 1 six space rack n/a 

2.5 Legal Description 

Lot 1, District Lots 1324 and 1325, Victoria City, Plan 5553. 

2.6 Consistency with City Policy 

2.6.1 Official Community Plan, 2012 

The Official Community Plan 2012 (OCR), Urban Place Designation for the subject property is 
Traditional Residential. Within this designation, attached residential buildings on secondary 
arterial roads, such as St. Lawrence Street, are encouraged. The OCP includes the subject 
properties in Development Permit Area (DPA) 16, General Form and Character where the 
Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development are 
applicable. 

2.6.2 Consistency with Design Guidelines 

The proposal complies with the Design Guidelines for Multi-Unit Residential, Commercial and 
Industrial Development as follows: 

• To accentuate the building on the corner site, distinctive massing, building 
articulation and architectural treatments will be incorporated into the design of the 
building. 

• The proposed building has a varied roofline, gables, large windows, and 
distinctive entryways facing St. Lawrence Street and Michigan Street. 

• The end units have large private patios and the two middle units have balconies. 
• The entryways are designed to emphasize the transition from the public realm of 

the street and sidewalk to the private realm of the residences. Substantial 
landscaping would be planted at the entryways to enhance the residential 
presence. 

• The site would have permeable surface treatments along the driveway, walkways 
and private patios. 
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2.6.3 James Bay Neighbourhood Plan, 1993 

The James Bay Neighbourhood Plan encourages low-density infill or medium-density 
townhouses to be considered in the context of the neighbourhood and the character of the 
adjacent properties. The plan further acknowledges that there should be visual harmony of form 
and scale between new buildings and adjacent residential units, and that new developments 
demonstrate a high standard of design and respect the existing streetscape character. 

2.7 Community Consultation 

In accordance with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning Applications, a Community Meeting was held with the James Bay 
Neighbourhood Association (JBNA) on January 8, 2014. The comments from this meeting are 
attached to this report. Following the January meeting, revisions were made to the design of 
the building. The JBNA reviewed the new plans and provided their response to the new design 
in a letter dated August 21, 2014 (attached). 

2.8 Issues 

The main issues associated with this application are: 

• proposed density 
• consistency with design guidelines and CALUC concerns. 

3.0 Analysis 

3.1 Proposed Density 

The proposed four-unit townhouse development has a floor space ratio (FSR) of 0.74:1. A total 
FSR up to approximately 1:1 is supported in the Traditional Residential Urban Place 
Designation in the OCP and, therefore, this proposal is consistent with the maximum density 
established for this area. 

3.2 Consistency with Design Guidelines and CALUC Concerns 

The proposed design, presented in this report, is different from what was originally submitted to 
the City and the CALUC at their meeting on January 8, 2014, although the revised plans 
identifying the changes were sent to the CALUC for review and comment on August 7, 2014 
The applicant has indicated to staff that they have consulted the immediate neighbours 
regarding the design changes and an updated letter dated October 20, 2014, is attached. The 
CALUC supported the original design even though it deviated from the typical traditional design 
that is evident in the immediate neighbourhood. The original design of the four-unit townhouse 
development was a contemporary building with less building articulation, variation in roofline 
and architectural treatments. Staff support the new design for reasons that the building design 
fits in with the general character of the broader neighbourhood and is consistent with the multi-
family design guidelines with respect to building form, character, finishes and landscaping 
details. 
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4.0 Resource Impacts 

There are no resource impacts anticipated with this application. 

5.0 Conclusions 

The proposed four-unit townhouse development is consistent with the policies for land use and 
density outlined in the OCP for the Traditional Residential Urban Place Designation. The 
project is also designed in accordance with the objectives of DPA 16 and the design guidelines 
for multi-family residential development. Staff recommend that the Committee advance this 
Rezoning Application to a Public Hearing. 

6.0 Recommendation 

6.1 Staff Recommendations 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw amendments that 
would authorize the proposed development outlined in Rezoning Application #00436 for 301 
and 303 St. Lawrence Street, that first and second reading to the Zoning Regulation Bylaw 
amendment be considered by Council and a Public Hearing be set. 

"That Council consider the following motion after the Public Hearing for Rezoning Application 
#00436: 

1. Plans date stamped September 22, 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 Director of Sustainable Planning and Community 
Development." 

6.2 Alternate Recommendation (decline) 

That Rezoning Application #00436 and Development Permit Application #000389 for 301 and 
303 St. Lawrence Street be declined. 

7.0 List of Attachments 

• Zoning map 
• Aerial map 
• Letter from applicant dated August 6, 2014 
• Plans dated September 4, 2014 
• Green Building Features statement 
• Letter from CALUC dated August 21, 2014 
• Letter from CALUC dated January 21, 2014 
• Letter from applicant dated October 20, 2014. 
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August 5, 2014 

Received 
City of Victoria 

AUG "* 6 20 it 
Planning & Development Department 

Development Services Division 

RE: RE-ZONING AND DEVELOPMENT PERMIT REQUEST FOR 301/303 
ST. LAWRENCE ST 

Honourable Mayor and Council: 

Please find attached a complete package with rationale for the proposed re-zoning of 
301-303 St. Lawrence and our further request for a development permit. We would like 
to thank The Planning Committee for helping us in the process of designing the 4 
townhouse complex to ensure that it is in keeping with the traditional look of the 
neighbourhood. 

In particular we believe that our submission addresses the following: 
2.2 New development should avoid long unvaried stretches of frontages in ways 
that include, but are not limited to: 

2.2.1 Massing that gives the impression of small blocks. 
2.2.2 Little or no repetition in the proportion of frontages, where feasible. 

3.4 Distinctive massing, building articulation and architectural treatments should 
be incorporated for corner sites, highly visible building sites or buildings, or portions of 
buildings, when these terminate street corridors. 

4.2 Rich and varied architectural materials are encouraged to enhance and 
articulate street frontages. 

As shown in our new set of drawings we believe we have captured a very interesting, 
tradition structure that allows for a variety of roof lines and structure that bumps in and 
out between each of the condo town homes so as to give a feel that each one is unique. 
There are no long stretches of unvaried frontage in this project. 

In particular we have varied each of the entrances to the townhouses so that the 
building gives the impression that each home is unique with no cookie cutter feel. The 
entrance for the northerly duplex is on St Lawrence Street designated by a street front 
arbour much the same as other properties in James Bay. The southerly townhouse is 
faced on Michigan with a larger grassed street front and a large front entry. This allows 
our neighbours on Michigan to see a rich front entry in keeping with the other homes in 
the area. 

We anticipate cladding the building with light grey Hardy Board planks and siding and 
we will use a contrasting dark grey facia with white aluminum soffit. In addition our 
windows will have white vinyl frames and we will paint our entrance way posts white. 
To further contrast this we intend to use a mixture of charcoal grey and light grey 
shingles in different roofing areas to ensure a varied look. We will use Pacific Ashlar 
slate around each entrance way and along the retaining wall to provide a rich look at 
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each entrance and as a retaining wall. We are also proposing to use black metal 
fencing in all areas shown on the drawings. The door and entryway framing will be a 
rich, natural fir with vertical lines giving further contrast to the overall look. We believe 
that the colours, material and overall look is in keeping with the beautiful park across the 
street and the traditional feel of the neighbourhood homes. Our entries to each 
townhouse provide an open and inviting street view and we intend to make use of small 
hedging to provide natural beauty at the sidewalk. 

We believe that our drawings address massing, repetition, uniqueness of design and a 
very rich feel to our property and hope you will agree. 

In addition we have considered the privacy of our neighbours. Our proposed plan 
moves the complete building to the front of our lot on St Lawrence so that our 
neighbours on Michigan have increased distance from our building. We are only 
suggesting 2 small balconies in our inside units so that the owners will be able to have 
BBQ space close to their kitchen/dining room areas. 

Below are additional questions we address in this proposal. 

1. Confirm that you have reviewed the James Bay Neighbourhood Plan (JBNP) as 
adopted by the City of Victoria Council, November 1993, and discuss your 
development relative to the document 
We have reviewed the James Bay neighbourhood plan and the City of Victoria OCP. 
The current property would be considered a large lot in reference to the current use, R2 
zoning and can support an increase to 4 townhomes with little variances under RK 
medium density attached dwellings zoning. There are a number of townhome zoned 
and built out properties both adjacent and in the area of the property. St. Lawrence is a 
walking artery for pedestrians traveling to downtown from along the waterfront and 
several of the larger developments have townhomes you can enter off the side walk. 
We feel this is a street friendly approach and have therefore created our proposal with 
the side walk entry fronted with low natural greenery in keeping with a residential 
feeling. We have also created a green, sensitive street front feel for the unit facing 
Michigan Street so as to enhance the look for our neighbours. This being a corner lot it's 
important to have continuity on both frontages. 

On this particular street scape there are several interesting building designs. We believe 
our design should consider the other buildings fronting the park and respect the 
difference in the era of construction when considering the design. First we have the 
church next to the property on the north then 4 small single family homes moving south 
from the property (the "4 Sisters"). The 4 Sisters are on a lot the size of our property 
and their zoning is M2. It is unlikely that the M2 zoning will be used in for the 4 Sisters 
but if they are not rezoned as suggest in the community plan a very large development 
could happen with them being amalgamated into the M2 properties to the south. Our 
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design is traditional and varied respecting the nearby homes and the beautiful park 
across the street. 

2. Describe the neighbouring buildings. How will you respect the surrounding 
architectural design? 
The neighbouring buildings are a mix of 4 early 19 century single family dwellings (4 
Sisters) to the south, a 1980's church on the north, 1970 townhouses to the east and a 
park to the west. With this vast mix of architectural designs adjacent to the property as 
well as the addition of the large modern condo complexes (The Reef and Shoal Point) 
and the commercial properties along Erie St. that surround the park we believe that this 
proposed design captures a mix of the single dwelling homes and townhouses. We use 
a variety of window sizes and types to address contrast and interest to our townhouses. 
Our design includes a variety of rooflines and we feel it should stand out as a 
complement to the new Fisherman's Wharf Park and yet blend well with neighbouring 
properties. 

3. Have you anticipated shadowing issues? Detail how you will handle. 
We have considered shadowing. Moving the building closer to the northwest corner of 
the property as proposed creates the least amount of shadowing for those residential 
occupied properties that are affected. We have also minimized our roofline height as 
much as possible. 

4. Provide comments on the existing site landscape and vegetation and your 
future plans for the same. 
The current site has minimal landscaping other than grass, a few shrubs and a tree on 
the NW, SE & SW corners. All of the trees will remain. The new landscaping will 
beautify the surrounding environment. We will introduce patio appropriate hedging for 
screening and natural beauty, water permeable driveway to work within the new 
stormwater guidelines and the use of various greenery along the concrete retaining wall 
adjacent to the driveway so as to give it a more natural look. In addition we plan to 
retain grass along the Michigan Street side. There will be 2 side patios at the north and 
south with water permeable landscaping. 

5. Provide your interpretation of the "character of James Bay Community" and 
how your proposed development relates to your interpretation. 
Having lived in James Bay for 12 Years (Mike Reid) and 8 years (Laura Nixon) we know 
and love the James Bay Area. James Bay is like a town within a city. It is very unique 
because much of its borders are ocean and park with only a slight attached area to the 
downtown core and a small village to pick up resident groceries, supplies and services. 
It is one of the most walk friendly areas of Victoria. Everything is accessible by foot and 
we have exceptional access to the ocean and downtown. 
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James Bay houses many different life styles from rentals to high end properties. James 
Bay has the highest density of residents among communities next to downtown. This is 
one reason why we have seen a steady stream of uniquely refurbished and newly built 
small residential properties. James Bay has steered away from high rise development in 
favour of attached residential dwellings (townhomes, Duplex) or small lot infill. We 
believe that our proposal is sensitive and innovative working with the existing area. We 
would like to create a beautiful residential feeling on a lot that is substantially larger than 
what it is currently being used for or the existing zoning would allow. 

This type of densification is also mid stream in affordability for units of this size in an 
area where land is expensive. We are retired and are now looking to downsize to a 
smaller more manageable home. We would like to live in one of these townhomes 
when they are complete. 

6. What is the intended market orientation? (seniors, middle class etc.) 
We hope it will attract middle class, small family, professional or retired couples. With 
access to the park, wharf and downtown we think it is a great use of the property. 

7. Is this a Time Share development? 
No 

8. What benefits does the proposed project provide to the residents of James 
Bay? 
It really helps to clean up a general eye sore property along a beautiful new park and 
adds beautification through greenery. Being a rental property for the last 30 years it has 
had some challenges with tenants for the neighbours and the existing building has had 
minimal upkeep. The building has out lived the rise in the value of the land and this will 
only continue. It is not worth updating the existing structure as its design is old and 
worn. The proposal suggests we only have a driveway on to Michigan St. which 
eliminates the driveway on St. Lawrence. We believe that this is safer for residents and 
public vehicles using St. Lawrence. In addition we have allowed for 8 parking spots 
which we believe takes some congestion off the neighbouring streets. We have 
minimized the slope of the roof and the placement of the townhouses on the lot to so as 
to reduce shadowing for the neighbours. The lot as 4 townhomes versus a duplex may 
increase tax dollars for James Bay. 

9. What is the level of interior finish proposed for the units? 
The level of interior finish will be in keeping with today's construction standards: 
hardwood & tile floors, wooden cabinets, stone counters, solid core doors, vaulted & 9' 
ceilings. We will use high quality sustainable product. 
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10. Provide comments on your proposed project's contribution to "mixed and 
varied housing units families, seniors, rental, affordable, etc." 
Our proposal incorporates the type of property we are increasingly seeing people 
choose when living within the city. The proposal incorporates new construction, is 
medium build in size, with minimal maintenance by allowing the Strata to take care of 
the maintenance work. This allows the residents to share the cost and effort of upkeep. 
Because the units are less then 2000 square feet each the price point is more 
affordable then a duplex with 2 larger homes would cost. 

11. Provide an overview of your project's parking, circulation and impact on 
neighbourhood traffic and traffic patterns. 
After speaking with the neighbours we decided that more parking within the lot was 
better because of the current constraints in the area for residents. We have included 2 
spots per townhouse. With St. Lawrence being an artery we chose to remove the 
driveway on that portion of the property and we believe that this greatly helps to improve 
the traffic flow and safety on St. Lawrence. There is currently a driveway on Michigan 
St. which we intend to maintain and acknowledge that with the addition of 2 units there 
may be minor circulation changes as the owners travel Michigan St. 

12. Describe the construction and design qualities of the proposed development 
that help support a healthy and sustainable environment. 

• We are locating the building to reduce shadowing of sun for the neighbours and 
retaining trees to maximize shade. We included large windows to allow for 
maximizing natural light that enhance the views while reducing the need for 
electric lighting during daytime. 

• We plan to use electric baseboard heaters in each room that will allow owners to 
monitor and reduce the use of electricity in rooms not used at all times. 

• We will include gas cook top stove and a main floor gas fireplace to provide 
efficient heating and cooking. We designed an open main floor area to allow for 
the fireplace heating circulating in this space. In addition we will include a gas 
hook up to the barbeque to reduce the need for propane tanks on the property. 

• Our floors will be hardwood eliminating the need for synthetic carpeting and we 
will use kitchen and bathroom cabinetry with granite countertops to improve 
sustainability of the inside finish. Our objective is to simplify and reduce 
maintenance requirement. 

• Our construction will consider maximizing daylight, reducing noise, ensuring 
ventilation and moisture control. 

• Our exterior landscaping will make use of stormwater to reduce city water system 
and storm system needs where possible. 

• In addition we are investigating whether the existing building can be relocated so 
as to divert construction waste from the landfill however to date we have had no 
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positive feedback. Because the building is so old we do not believe that any of 
the interior can be given to the Reuse It store. 

13. What environmental features do you intend to include? 
First we will maintain the existing trees on the property. We will increase the use of 
plants and screening on the property for beautification, make use of water permeable 
patio and driveways to decrease the flow of stormwater into the system, direct the 
eaves tough drainage downspout pipes to the grass area to allow for use of stormwater 
to water the lawn. In addition we intend to add bike storage recognizing that the owners 
will most likely walk or bike instead of driving whenever possible. 

We are pleased with our completed drawings. We respectfully submit the required 
drawings for our re-zoning and design permit package and we would be very pleased to 
present to your Honourable Mayor and Council at your earliest date possible our plan 
and example board of the finishing we would like to use on the buildings exterior. 

Thank you for your consideration. 

Sincerely, 
0772613 BC Ltd. 

250 516-3399 250 415-5008 

Planning and Land Use Committee - 06 Nov 2014

Rezoning Application # 00436 and Development Permit Applicat... Page 229 of 315



Green Building Features 
301/303 St Lawrence St 

Applicants: Michael Reid, Laura Nixon, Mark Imhoff 
Category Feature 
Site Selection and Design • Our design moves the building closer to the 

northwest corner of the property so as to create 
the least amount of shadowing for those residents 
affected. 

• This large corner lot allows green space for each 
unit. 

• In addition our building location is designed to 
minimize noise for the neighbours 

• The design has only 1 driveway on to Michigan St. 
which eliminates the driveway on St. Lawrence 
allowing more greenery. We believe this is safer 
for residents and public vehicles using St. 
Lawrence. 

Transportation • Our design includes onsite bike parking. 
• Our 4 townhomes will have a total of 8 parking 

stalls on the site, 
• The removal of one driveway crossing on St 

Lawrence removes the hazard of backing onto a 
busy road and may allow additional on street 
residential parking spots with this proposal 

• The driveway we intend to create is water 
permeable 

Energy Efficiency • Install high efficiency appliances 
• Install many windows that open to allow natural 

ventilation in the homes. The windows will be low 
E thermo windows with openers 

• Individually controlled room heat 
• Open concept living allowing excellent natural 

light. 
• Motion detectors on all exterior lighting 
• Building includes large overhangs at the north and 

south porch as well as roof overhang at the interior 
units to shield the building from direct sunlight and 
thereby moderate interior temperatures 

Renewable Energy • Exterior maintains the existing trees and adds a 
new large tree to help with heat on the building 

• This home will be electrically heated which is 
Canada's largest renewable energy source, 

• The main floor is open concept to make use of 
natural sunlight to light and warm the entire floor. 

• We will also use an energy efficient natural gas 
fireplace to provide heating needs for each home 

Planning and Land Use Committee - 06 Nov 2014

Rezoning Application # 00436 and Development Permit Applicat... Page 230 of 315



• Our design makes use of electric baseboard 
heater in upper and lower floor rooms so that 
owners can monitor and reduce energy in rooms 
not used all the time 

• Interior floors will be hardwood eliminating the 
need for synthetic carpet. Hardwood is a more 
sustainable solution 

• Our interior countertops will be granite to provide a 
more sustainable interior finish 

Water • Install Faucets and shower heads with flow rate of 
8L/min. or less 

• Install dual flush toilets with ultra-low flow 
(4.5L/flush) 

• Install water permeable patios and driveways 
• Direct eaves trough drainage downspout pipes to 

grassed areas so as to use stormwater to water 
lawn 

Landscaping and Site Permeability • Our design maintains the existing trees on the 
property and adds one additional large tree 

• Our exterior landscaping will make use of 
stormwater to reduce city water system and storm 
system needs where possible 

• We will introduce hedging instead of fencing 
around the property in keeping with and inviting, 
sustainable, natural beauty at the sidewalk 

• Our design incorporates a water permeable 
driveway to work within the new stormwater 
guidelines 

• We included the use of various greenery along the 
concrete retaining wall adjacent to the driveway so 
as to give it a more natural look. 

• Our plan includes retaining the grass along the 
Michigan Street side and incorporating a new 
large tree. 

• Our 2 side patios at the north and south with water 
permeable landscaping 

Planning and Land Use Committee - 06 Nov 2014

Rezoning Application # 00436 and Development Permit Applicat... Page 231 of 315



Received 
City of Victoria 

JBNA 
AUG 2 1 2014 

Planning & Development Department 
Development Services Division 

James Bay Neighbourhood Assoc. 
234 Menzies St www.jbna.org 
Victoria, B.C. 
V8V 2G7 

Mayor and Council 
#1 Centennial Sq. 
Victoria BC 
August 18th 2014 
Re: REZ00426 for 301-303 St Lawrence. 

The JBNA Board has received correspondence dated August 7 wherein City Planning has 
provided a full set of drawings for the proposed development which deviates significantly from 
the plans brought forward to the JBNA General Meeting in January of this year (Letter dated 
January 13 forwarded to Council following the JBNA meeting). 

From reading the information package, it appears that the design brought forward in January 
was amended at the City's request. The January schematics suggested contemporary 
residences. Although the January proposal was not "traditional', the design reflected elements 
of the nearby Reef building. Visually, the massing reflected the old (but not on heritage register) 
4-sisters to the south. To the north of this property is the contemporary structure of the Church 
of Truth. 

The structure presented in the August document is like many others found in James Bay; not 
heritage, not contemporary. The January proposal was respectful of the neighbouring property 
to the east, with the proposed structure sited to the west side of the property and had a low roof-
line. 

The question we must ask Council is, why was the proposed design rejected? 
Has the City, which requested the total redesign, notified and/or involved the immediate 
neighbours prior to forwarding the proposal to Council? While asking these questions, we are 
mindful that the owner/developer has not initiated the changes on its own accord, and hence 
should not bear the costs that might be associated with further review. 

This significant change in design requested by the City also has implication for the overall 
CALUC process where one design is presented to residents who then provide comments based 
on the design presented but final City approval is for a different design. We expect that 
modifications will always be made after community meeting but a total redesign was not 
anticipated. 

Tom Coyle, Vice Chair JBNA 
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James Bay Neighbourhood Association 
234 Menzies St www.ibna.org 
Victoria, B.C. 
V8V2G7  January 13th, 2CL1A, 

Mayor and Council, 
City of Victoria 

Re: Development proposal - Rezoning - 301-303 St Lawrence St. 

Dear Mayor Fortin & Council, 

Received 
City of Victoria 

JAN 21 2014 
Planning & Development Department 

^Development Services Division 

On January 8th, the development proposal for 301-303 St Lawrence was reviewed at the 
JBNA meeting, fulfilling the CALUC consultation process. The following excerpt is from the 
minutes of the meeting: 

6. Re-zoning Proposal: 301-305 St Lawrence 
Mark Imhoff: Bluewater Developments Ltd & Laura Nixon, 077631 B.C. Ltd. 

The proposal is to create a 4 unit townhouse complex in place of the current duplex. The current 
property has 2 driveways, one on Michigan, the other on St Lawrence. The proposal is to have 
one access via Michigan and to have 8 parking spots and facilities for bicycle parking (8). The 
townhouses would be shifted to the north and west. Set-back changes are requested and the 
complex will be higher than the existing buildings. 
Residents living near to the property were invited to comment first. None chose to and others 
were invited to comment. (Note: From 6:30 to 7 pm, prior to the start of the JBNA meeting, 
residents were able to review the schematics and discuss the project with the proponents.) 

Questions: 
Q: Fisherman's Wharf Park resident: Parking - there is a lot of contention for street parking on 
occasion. Also - regarding the roofline - I don't understand it. 
A: Parking is not decreased, we've provided 2 spaces per suite on the site itself and by removing 
the driveway on St. Lawrence, we've added another public parking space. [The roofline was 
explained and clarified]. • 

C: Pilot Street resident: I approve of this one - it's very pedestrian friendly, great to have two 
spaces per unit and adding street parking - it's win-win. It looks great to me and I like the 
contemporary design. 
Q: Oswego resident: Flow big is your home on Dallas? 
A: About 4600 sqft. 
C: I applaud you for building a smaller home. This is a good design for the lot. 

C: I think it would be helpful to provide the size of the lot and the zoning changes. 
A: That is all covered in the chart (stepped through chart on screen). 
C: Pilot Street resident: I've seen a number of your designs, and I like this one very much. 

Sincerely, 

Marg Gardiner 
President, JBNA 

for TomCoyle 
w„ n, • Chair, JBNA CALUC Cc: Murray Miller, Planning 
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October 20, 2014 

RE: RE-ZONING AND DEVELOPMENT PERMIT REQUEST FOR 
301/303 ST. LAWRENCE STAND LETTER DATED August 18, 
2014 FROM THE JAMES BAY NEIGHBOURHOOD ASSOCIATION 

Honourable Mayor and Council: 

On September 16th we received a copy of the letter from the James Bay 
Neighbourhood Association regarding our August 5, 2014 application for Re-
zoning and Re-development of a property situated at 301/303 St Lawrence St.. 
We believe you have a copy of this letter in your package. 

We would like to report to The Honourable Mayor and Council now our recent 
discussion with the neigbours based upon a walk around with the revised 
drawings by Mr. Mark Imhoff. Below is a summary of the houses he visited and a 
brief description of their comments. 

Christina 

Heely 

1. 225 St. Lawrence, 
style 

2. 221 St. Lawrence 
style 

3. 215 St. Lawrence Brent 
style 

4. 219 St Lawrence 
5. 113A Superior Angie 

style 
6. 113B Superior Christine 

style 
7. 113C Superior Andres 

style 
8. 118 Michigan Units 1, 3,5, 7 

1 st proposal with lower sloped 
building. 

9. 103 Michigan 
style 

10.119 Michigan Nicole 
style 

Tony 

Likes development proposal Traditional 

Likes development proposal Traditional 

Likes development proposal Traditional 

No one home 
Likes development proposal Traditional 

Likes development proposal Traditional 

Likes development proposal Traditional 

Like overall development proposal prefers 
roof and no balcony's on the rear of the 

Likes development proposal Traditional 

Likes development proposal Traditional 

Our adjacent neighbours prefer the original plan presented at the JBNEA. 
Reasons are the combination of sloped and flat roof in the original plan allows 
more natural light and they also feel the two decks added to the rear of the 
building effect their privacy. We have positioned the building a substantial 
distance from the property line to limit these affects. 
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As you have not seen the original design that the JBNEA reviewed we have 
enclosed a one page snapshot view of the front and back look of this design so 
that you have a full set of information for review. 

We look forward to discussing the re-zoning and development proposal for this 
property in the coming month. 

Sincerely; 
0772613 BC. Ltd. 

250 516-3399 250 415-5008 
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Strata Council 118 Michigan St 
118 Michigan St, Victoria BC, V8V1R1 

 
October 31, 2014 

City of Victoria Mayor and Councilors 
City of Victoria Land Use Development Departments 
 
 
Dear Sir or Madame, 

We (the Strata Council of 118 Michigan St) are writing to you to voice our opinions and concerns on the 
proposed development at 301/303 St Lawrence St – our immediate neighbour. 

Having met with a member of the development team (Mark Imhoff) we understand that two design proposals 
have been (or will be) submitted for 301/303 St Lawrence St. (see attached PDF): 

1. A ‘Modern’ four-plex design 
2. A ‘Four-Sisters’ four-plex design (designed to reflect the Four Sisters heritage homes across 

the street) 

Members of our Strata have expressed serious concerns over the aspects of the ‘Four-Sisters’ 
proposal.  

In the ‘Modern’ proposal the design/slope of the roofline reflects our concerns over the amount of light 
that will be lost for the neighbours residing the townhouses on the west side of 118 Michigan. The 
‘Four-sisters’ proposal does not make this concession – instead it will block out more significant 
amounts of light as the roofline is many feet higher. 

In the ‘Modern’ proposal the primary outdoor living space is in the front of the homes – away from any 
and all neighbours. While there are windows in the rear of the ‘Modern’ proposal it appears to be 
designed with the immediate neighbours in mind – trying to reduce the impact on our living spaces. 

The ‘Four-Sisters’ proposal has balconies at the rear of the property. These balconies directly 
overlook the residents of 118 Michigan. In fact for some 118 Michigan residents these balconies look 
directly into both their master bedrooms AND living rooms. I think any sensible person would 
agree this almost completely erodes the private enjoyment of these residents’ homes. The balcony 
encroachment and loss of privacy will not only will destroy the private oasis of our living space it has 
also raised serious concerns about resale values and potential loss of property value. 

We ask that you take our concerns into consideration when reviewing the 301/303 St Lawrence 
proposals. Based on the existing proposals the residents of 118 Michigan would strong recommend 
the approved four-plex design takes our privacy and re-sale values into account and doesn’t restrict 
our ability to enjoy our homes. 

Sincerely, 

Kelsi Stiles 
Kelsi Stiles 
Strata President, 118 Michigan St 
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Note	
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Greetings Victoria Councillors, 
 
We are owners of the James Bay property, Unit #1, 118 Michigan Street and our strata unit faces 
directly to 301 / 303 St. Lawrence Street.  Currently it has an old duplex which the Imhoff Group is 
proposing for redevelopment to a new fourplex. 
 
Mr. Imhoff kindly spent time with us months ago, shortly after acquiring the property,  providing us 
blueprints of the proposed fourplex.  Although the lot is currently zoned duplex he persuaded us 
that we were better off accepting his fourplex plan for the following reason:  If he built another 
duplex he would be unopposed in building a high structure close to our property line that would 
be unpleasant for us to live next to.  
 
Better we accept his fourplex proposal for a design that featured: 1.  Location spaced farther 
away from our property line.  2.  A low roof line that would still allow at least minimal light over the 
unit, less wall effect.  3.  No balconies or large windows facing our lot so our privacy would not be 
radically impaired.  
 
This design appealed to us and we viewed it as not significantly lessening our property values 
and could be acceptable to live next to.  PLEASE NOTE: We are NOT opposed to redevelopment 
of the lot, we intended to be supportive of a mutually acceptable proposal.  We consider our 
response to be very accommodating, considering we are being asked to support rezoning for a 
fourplex over a duplex.  Even WITH accepting this proposal we knew we will be accepting less 
light, blocked viewpoints and much larger structure shadowing us.  (Including our Unit #1 upper 
bedroom window losing it's partial ocean view.)  
 
The initial design considerations to minimize structure height and the relative privacy of no 
balconies facing us and ONLY these aspects of the presentation encouraged us to conditionally 
give Mr. Imhoff our endorsement for his needed zoning change / impending construction. 
 
PLEASE NOTE: This initial design was endorsed by: 1. The Developer (obviously), 2.  Our Strata 
(the ONLY adjacent residents to the lot), 3.  The James Bay Neighbourhoos Assoc.  All good, 
right? 
 
Wow!  Were we shocked to discover that somehow via the City of Victoria Planning 
administrators the above proposed / acceptable plan was rejected in favour of a fourplex structure 
that we are all VERY MUCH OPPOSED TO.  (How can this HAPPEN?) 
 
Our objections: Although it is understood that the location of the new design still provides some 
space between our structures, that is the only acceptable similarity - 
 
1.  The much higher roof line will significantly limit light coming in our west windows.   There is a 
concern for personal safety along our exterior west property line sidewalk access to four strata 
units in darker months.   It will also cause our current plants / gardening to be threatened by 
insufficient light.  
 
2.  The new design has balconies switched from the front (facing St. Lawrence Street) to the back 
- directly facing us.  With large patio door / window views directly into the living rooms / dining 
rooms / bedrooms of our units.  Barbecue activities / common balcony noise will adversely affect 
us. 
 
We are unified at 118 Michigan Strata (that has existed here since 1979) in requesting that the 
INITIAL proposal or a design VERY close to it be revisited for approval.  Lower the roofline and 
no balconies on the east side please!  This part of James Bay (like all of James Bay actually) is 
NOT a continous traditional 100+ yr old neighbourhood architecturally.  It is a mixture of 
traditional AND contemporary designs.  There is NO compelling reason to require THIS project to 
comply with 100 year old design features at the expense of enjoyment and diminished property 
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value of us, the most affected adjacent neighbours.  The initial contemporary design proposal is 
complimentary to the mixed housing styles in the neighbourhood.  All parties appear to agree 
except City Planners??  This surely must be unprecedented! 
 
City Councillors, PLEASE, at this coming Thursday Council Planning Meeting - SUPPORT US IN 
JAMES BAY in rejecting the revised design for 301 / 303 St. Lawrence St.  Thank you very much! 
 
Michael & Elaine Brinton, Unit #1, 118 Michigan Street, Victoria, V8V 1R1 
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City of Victoria Mayor and Councilors 
City of Victoria Land Use Development Departments 
Dani Eisler 
3 â€“ 118 Michigan Street 
Victoria, BC  V8V 1R1 
 
 
 
Ladies and Gentlemen, 
 
I am writing to express my concerns about the proposed new development at 301/303 St. 
Lawrence Street. I understand this is an item on the agenda for the upcoming Planning 
Committee Meeting on November 6th. 
 
My townhouse is one of the four nearest residences of the planned redevelopment, immediately 
to the east. My front door, living room window, and bedroom window overlook the site. Obviously 
I have a great interest in this issue. 
 
Originally, Mark Imhoff presented plans to our strata members, plans that addressed some of the 
negative impact that a new, higher structure would have on us. The roofline took into account and 
minimized the blockage of natural light. The window positions on the back of the building, the side 
immediately facing our living spaces, allowed for as much privacy as possible. The position of the 
new building was well back from the property line, another factor in limiting loss of light and loss 
of privacy. 
 
Recently, itâ€™s come to my attention that the plans have been changed radically, apparently at 
the request of the City, in order to homogenize the streetscape by having 301/303 St. Lawrence 
resemble the â€œ4 Sistersâ€• on the opposite corner of St. Lawrence and Michigan Streets. 
 
James Bay is home to a wonderful diversity in design. The buildings within even a block of 
301/303 St. Lawrence are varied, but compatible. The traditional â€œ4 Sistersâ€•, the modern 
Church of Truth, the majestic Shoal Point, and The Reef with its contemporary flourishes all 
contribute character to the neighbourhood. The initial design for the redevelopment of the 
property was attractive and suitable for its location. It was also respectful of our existing homes to 
the immediate east, with the lower roofline maximizing light, and the outdoor space in front 
providing separation between living spaces. 
 
I do not support the new design. The much higher roof will block much of the incoming light from 
my home and front garden. Not only will this mean the interior of my home will be darker and 
colder â€“ in almost constant shadow â€“ but it also raises the issue of personal safety along the 
sidewalk on the west side of our strata â€“ access to four of our strata units. Three of those four 
units are owned and occupied by single female seniors. I am one of them. 
 
In addition to the much higher roofline, the new plan moves the primary outdoor living space for 
the two middle units to the back of the property. The larger windows and the balconies will have 
clear sightlines into my front door, my living room and my bedroom. With gas fittings included on 
the balconies, obviously (and understandably) bbqâ€™s will be in use. Cooking odors and noise 
from common activity will be inescapable. These larger windows and encroaching balconies 
mean an extreme loss of privacy, and also restrict my enjoyment of my own property. 
 
Please note: I am not opposed to the redevelopment of the property. But it must be an acceptable 
design that enhances the neighbourhood, and does not unduly infringe on my privacy, or my 
property value. I felt the initial design, originally presented to our strata members and to the 
James Bay Neighbourhood Association meeting in January, was worthy of support. 
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I do not understand why the initial design was rejected, and why we, as neighbours, were not 
notified or involved in the process. As it stands, I cannot support the redevelopment as radically 
altered from the initial plan. 
 
I urge you to return to the design originally presented to the community and us by Mark Imhoff, 
perhaps with minor modifications, if necessary. It would allow for the continued enjoyment of my 
property, the ensuring of my safety and privacy, the protection of my homeâ€™s resale value, 
and it would be a great addition to the community. 
 
Sincerely 
 
Dani Eisler 
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To	
  Whom	
  it	
  May	
  Concern:	
  
	
  
Re:	
  Development	
  of	
  	
  4-­‐plex	
  at	
  301-­‐303	
  St	
  Lawrence	
  Street,	
  James	
  Bay	
  
	
  
	
  
I	
  am	
  a	
  resident	
  of	
  	
  the	
  townhouse	
  complex	
  at	
  118	
  Michigan.	
  	
  I	
  reside	
  in	
  Number	
  5	
  
directly	
  facing	
  the	
  proposed	
  Development.	
  
	
  
I	
  have	
  seen	
  two	
  potential	
  designs	
  for	
  the	
  site.	
  	
  The	
  first	
  being	
  very	
  similar	
  to	
  the	
  
more	
  modern	
  designs	
  also	
  abutting	
  the	
  Fisherman’s	
  Wharf	
  Park,	
  and	
  a	
  second	
  more	
  
traditional.	
  
	
  
The	
  first	
  design	
  is	
  the	
  preferred	
  one	
  of	
  myself	
  and	
  my	
  fellow	
  residents.	
  
	
  
My	
  biggest	
  concern	
  with	
  design	
  number	
  two,	
  is	
  that	
  the	
  outside	
  space,	
  which	
  on	
  the	
  
first	
  design,	
  was	
  on	
  the	
  front	
  of	
  the	
  building,	
  has	
  now	
  been	
  changed	
  to	
  balconies	
  on	
  
the	
  back	
  of	
  the	
  building.	
  	
  	
  From	
  where	
  they	
  are	
  place,	
  they	
  look	
  directly	
  both	
  into	
  my	
  
bedroom	
  and	
  living	
  room,	
  completely	
  destroying	
  my	
  privacy.	
  
	
  
Additionally,	
  it	
  is	
  to	
  be	
  expected	
  that	
  as	
  these	
  balconies	
  come	
  off	
  the	
  kitchens	
  of	
  the	
  
proposed	
  townhouses,	
  that	
  people	
  will	
  be	
  barbequeing	
  and	
  socializing	
  and	
  giving	
  
the	
  proximity	
  to	
  my	
  bedroom,	
  I	
  expect	
  disturbed	
  nights,	
  and	
  party	
  noise	
  as	
  people	
  
will	
  obviously	
  be	
  entertaining.	
  
	
  
I	
  know	
  some	
  of	
  my	
  fellow	
  residents	
  also	
  prefer	
  the	
  first	
  design,	
  for	
  light	
  issues.	
  	
  This	
  
is	
  not	
  a	
  problem	
  for	
  my	
  unit	
  specifically,	
  but	
  the	
  balconies	
  are.	
  
	
  
I	
  have	
  to	
  admit,	
  I	
  am	
  at	
  a	
  loss	
  to	
  understand	
  why	
  the	
  second	
  design	
  could	
  not	
  also	
  
have	
  had	
  the	
  outside	
  space	
  at	
  the	
  front	
  of	
  the	
  townhouses	
  facing	
  the	
  park.	
  	
  So	
  if	
  for	
  
any	
  reason,	
  and	
  I	
  cannot	
  see	
  that	
  there	
  should	
  be,	
  the	
  second	
  design	
  is	
  necessary,	
  I	
  
would	
  ask	
  that	
  it	
  be	
  redesigned	
  to	
  put	
  the	
  outside	
  space	
  at	
  the	
  front	
  of	
  the	
  building.	
  	
  
As	
  I	
  know	
  something	
  of	
  building	
  design,	
  I	
  am	
  quite	
  certain	
  this	
  is	
  more	
  than	
  possible.	
  
	
  
Sincerely,	
  
	
  
Sandra	
  Godfrey	
  	
  
5-­‐118	
  Michigan	
  Street	
  
Victoria,	
  
BC,	
  V8V	
  1R1	
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        James Bay Neighbourhood Association 
234 Menzies St       www.jbna.org  
Victoria, B.C. 
V8V 2G7 
 

To: Deb Day, Director Planning    November 3rd, 2014  
Fr: Marg Gardiner, President, JBNA 
Cc: Janice Schmidt, JBNA Board 
 
Re:   PLUC: Proposed Development 301-303 St Lawrence. 
 

The November 6th PLUC agenda package identifies the proposed 
development of a 4-plex at 301-303 St Lawrence.   
 

The proposal came through JBNA DRC/CALUC on January 8th, 2014.  
 

In the past week we have received communications from near-by residents.  
Please ensure that the information provided to PLUC for the 
November 6th meeting includes the following communications 
(NOTE: the first three items have been provided to you/City earlier in the 
year and last week): 
 

January 13 
 JBNA letter re January 8th CALUC meeting 
August 18  

JBNA letter re revised proposal  
(Note: question asked by JBNA NOT responded to) 

October 31 
Michael Brinton (E-mail and 2 e-mails with JBNA comment) 
Provided to you on October 31 

 

October 31 
Kelsei Stiles 

November 1 
Michael and Elaine Brinton 

November 1 
Barbara McLintock e-mail 

November 2 
Dani Eisler – letter via e-mail 

	
  
Marg Gardiner, President, JBNA 
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From: Michael Brinton  
Date: Sat, Nov 1, 2014 at 11:16 PM 
Subject: 301 / 303 St. Lawrence Street Fourplex Rezoning / Design Change - 
IMPORTANT INFO... 
To: councillors@victoria.ca 
 
Greetings Victoria Councillors, 
 

We are owners of the James Bay property, Unit #1, 118 Michigan Street 
and our strata unit faces directly to 301 / 303 St. Lawrence Street.  
Currently it has an old duplex which the Imhoff Group is proposing for 
redevelopment to a new fourplex. 
 

Mr. Imhoff kindly spent time with us months ago, shortly after acquiring the 
property,  providing us blueprints of the proposed fourplex.  Although the 
lot is currently zoned duplex he persuaded us that we were better off 
accepting his fourplex plan for the following reason:  If he built another 
duplex he would be unopposed in building a high structure close to our 
property line that would be unpleasant for us to live next to.   
 

Better we accept his fourplex proposal for a design that featured: 1.  
Location spaced farther away from our property line.  2.  A low roof line that 
would still allow at least minimal light over the unit, less wall effect.  3.  No 
balconies or large windows facing our lot so our privacy would not be 
radically impaired.   
 

This design appealed to us and we viewed it as not significantly lessening 
our property values and could be acceptable to live next to.  PLEASE NOTE: 
We are NOT opposed to redevelopment of the lot, we intended to be 
supportive of a mutually acceptable proposal.  We consider our response to 
be very accommodating, considering we are being asked to support 
rezoning for a fourplex over a duplex.  Even WITH accepting this proposal 
we knew we will be accepting less light, blocked viewpoints and much larger 
structure shadowing us.  (Including our Unit #1 upper bedroom window 
losing it's partial ocean view.)   
 

The initial design considerations to minimize structure height and the 
relative privacy of no balconies facing us and ONLY these aspects of the 
presentation encouraged us to conditionally give Mr. Imhoff our 
endorsement for his needed zoning change / impending construction. 
 

PLEASE NOTE: This initial design was endorsed by: 1. The Developer 
(obviously), 2.  Our Strata (the ONLY adjacent residents to the lot), 3.  The 
James Bay Neighbourhoos Assoc.  All good, right? 
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Wow!  Were we shocked to discover that somehow via the City of Victoria 
Planning administrators the above proposed / acceptable plan was rejected 
in favour of a fourplex structure that we are all VERY MUCH OPPOSED TO.  
(How can this HAPPEN?) 
 

Our objections: Although it is understood that the location of the new design 
still provides some space between our structures, that is the only acceptable 
similarity -  
 

1.  The much higher roof line will significantly limit light coming in our west 
windows.   There is a concern for personal safety along our exterior west 
property line sidewalk access to four strata units in darker months.   It will 
also cause our current plants / gardening to be threatened by insufficient 
light.   
 

2.  The new design has balconies switched from the front (facing St. 
Lawrence Street) to the back - directly facing us.  With large patio door / 
window views directly into the living rooms / dining rooms / bedrooms of 
our units.  Barbecue activities / common balcony noise will adversely affect 
us. 
 

We are unified at 118 Michigan Strata (that has existed here since 1979) in 
requesting that the INITIAL proposal or a design VERY close to it be 
revisited for approval.  Lower the roofline and no balconies on the east side 
please!  This part of James Bay (like all of James Bay actually) is NOT a 
continous traditional 100+ yr old neighbourhood architecturally.  It is a 
mixture of traditional AND contemporary designs.  There is NO compelling 
reason to require THIS project to comply with 100 year old design features 
at the expense of enjoyment and diminished property value of us, the most 
affected adjacent neighbours.  The initial contemporary design proposal is 
complimentary to the mixed housing styles in the neighbourhood.  All 
parties appear to agree except City Planners??  This surely must be 
unprecedented! 
 

City Councillors, PLEASE, at this coming Thursday Council Planning Meeting 
- SUPPORT US IN JAMES BAY in rejecting the revised design for 301 / 303 
St. Lawrence St.  Thank you very much! 
 
Michael and Elaine Brinton 
Unit #1, 118 Michigan Street, Victoria V8V 1R1 
Res Ph: 778-433-1357   Cell: 250-595-1684 
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7 – 118 Michigan Street 
Victoria, BC V8V 1R1 
 
November 1, 2014 
 
Ladies and Gentlemen: 
 
I write to comment on the proposed redevelopment of 301/303 St. Lawrence 
Street in James Bay, which I understand is scheduled to be discussed at a 
Planning Committee meeting on Nov. 6. As a resident of the adjacent townhouse 
complex at 118 Michigan Street, I and my fellow-residents are by far the nearest 
residential neighbours of the planned redevelopment. 
 
Proponent Mark Imhoff has done a good job of keeping us informed of his plans, and 
when he first approached us with his ideas for the new development, I (and I think the 
majority of residents of the complex) was prepared to be supportive of this rezoning. 
Although there was some negative impact, particularly from blockage of some natural 
light, it was recognized that this site is currently under-utilized, especially in light of the 
Cityʼs innovative redevelopment of Fishermanʼs Wharf Park directly across the street. 
The plans appeared to be sensitive to our concerns as neighbours and to have been 
designed to mitigate the negative impact as much as possible. They were worth 
supporting. 
 
In the last few weeks, however, we have been presented with plans so altered that they 
amount to a virtually total redesign of the project. We understand this redesign was 
undertaken at the request of the city who are hoping that the frontage on St. Lawrence 
Street would look more like the “Seven Sisters” further south on St. Lawrence. 
 
Unfortunately the changes completely erase all the efforts previously made to mitigate 
negative impacts on us, the nearest neighbours. The rooflines have been further raised 
with the result of blocking out significantly more of the light for those who reside on the 
west side of our complex. Even more troubling, the balconies have been moved from 
the St. Lawrence frontage to the rear aspects of the townhouses, meaning they will 
directly overlook the main living areas (living room and master bedroom) of units in our 
complex. The result, if this is allowed to proceed, would be the virtual elimination of 
normal privacy for the residents of those units. (As an aside, I also cannot imagine that 
the residents of the new units would prefer to view their neighboursʼ living spaces from 
their balconies, rather than the greenspace of the park across the street.) 
 
In closing, I strongly urge you to allow the proponent to return to the original design 
proposed for this development, with perhaps some MINOR modifications if necessary. 
If the re-design is the one that is allowed to go ahead, I will have no choice but to 
withdraw my support for this rezoning. If you have further questions, please feel free to 
contact me by email at: bmclinto@gmail.com, or by phone at (250) 883-1639. 
 
Yours very truly, 
Barbara McLintock 
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November 2, 2014 
 
Dani Eisler 
3 – 118 Michigan Street 
Victoria, BC  V8V 1R1 
 
danieisler@shaw.ca 
 
 
City of Victoria Mayor and Councilors 
City of Victoria Land Use Development Departments 
 
 
 
Ladies and Gentlemen, 
 
I am writing to express my concerns about the proposed new development at 301/303 
St. Lawrence Street. I understand this is an item on the agenda for the upcoming 
Planning Committee Meeting on November 6th. 
 
My townhouse is one of the four nearest residences of the planned redevelopment, 
immediately to the east. My front door, living room window, and bedroom window 
overlook the site. Obviously I have a great interest in this issue. 
 
Originally, Mark Imhoff presented plans to our strata members, plans that addressed 
some of the negative impact that a new, higher structure would have on us. The 
roofline took into account and minimized the blockage of natural light. The window 
positions on the back of the building, the side immediately facing our living spaces, 
allowed for as much privacy as possible. The position of the new building was well back 
from the property line, another factor in limiting loss of light and loss of privacy. 
 
Recently, it’s come to my attention that the plans have been changed radically, 
apparently at the request of the City, in order to homogenize the streetscape by having 
301/303 St. Lawrence resemble the “4 Sisters” on the opposite corner of St. Lawrence 
and Michigan Streets. 
 
James Bay is home to a wonderful diversity in design. The buildings within even a 
block of 301/303 St. Lawrence are varied, but compatible. The traditional “4 Sisters”, 
the modern Church of Truth, the majestic Shoal Point, and The Reef with its 
contemporary flourishes all contribute character to the neighbourhood. The initial 
design for the redevelopment of the property was attractive and suitable for its location. 
It was also respectful of our existing homes to the immediate east, with the lower 
roofline maximizing light, and the outdoor space in front providing separation between 
living spaces. 
 
          2….. 
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…2 
 
I do not support the new design. The much higher roof will block much of the incoming 
light from my home and front garden. Not only will this mean the interior of my home 
will be darker and colder – in almost constant shadow – but it also raises the issue of 
personal safety along the sidewalk on the west side of our strata – access to four of our 
strata units. Three of those four units are owned and occupied by single female 
seniors. I am one of them. 
 
In addition to the much higher roofline, the new plan moves the primary outdoor living 
space for the two middle units to the back of the property. The larger windows and the 
balconies will have clear sightlines into my front door, my living room and my bedroom. 
With gas fittings included on the balconies, obviously (and understandably) bbq’s will 
be in use. Cooking odors and noise from common activity will be inescapable. These 
larger windows and encroaching balconies mean an extreme loss of privacy, and also 
restrict my enjoyment of my own property. 
 
Please note: I am not opposed to the redevelopment of the property. But it must be an 
acceptable design that enhances the neighbourhood, and does not unduly infringe on 
my privacy, or my property value. I felt the initial design, originally presented to our 
strata members and to the James Bay Neighbourhood Association meeting in January, 
was worthy of support. 
 
I do not understand why the initial design was rejected, and why we, as neighbours, 
were not notified or involved in the process. As it stands, I cannot support the 
redevelopment as radically altered from the initial plan. 
 
I urge you to return to the design originally presented to the community and us by Mark 
Imhoff, perhaps with minor modifications, if necessary. It would allow for the continued 
enjoyment of my property, the ensuring of my safety and privacy, the protection of my 
home’s resale value, and it would be a great addition to the community. 
 
Sincerely 
 
Dani Eisler 
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Subject: Proposed redevelopment of 301/ 303 St. Lawrence Street 
 
7 – 118 Michigan Street 
 
Victoria, BC V8V 1R1 
 
November 1, 2014 
 
Ladies and Gentlemen: 
 
I write to comment on the proposed redevelopment of 301/303 St. Lawrence Street in James Bay, 
which I understand is scheduled to be discussed at a Planning Committee meeting on Nov. 6. As 
a resident of the adjacent townhouse complex at 118 Michigan Street, I and my fellow-residents 
are by far the nearest residential neighbours of the planned redevelopment. 
 
Proponent Mark Imhoff has done a good job of keeping us informed of his plans, and when he 
first approached us with his ideas for the new development, I (and I think the majority of residents 
of the complex) was prepared to be supportive of this rezoning. Although there was some 
negative impact, particularly from blockage of some natural light, it was recognized that this site is 
currently under-utilized, especially in light of the City’s innovative redevelopment of Fisherman’s 
Wharf Park directly across the street. The plans appeared to be sensitive to our concerns as 
neighbours and to have been designed to mitigate the negative impact as much as possible. 
They were worth supporting. 
 
In the last few weeks, however, we have been presented with plans so altered that they amount 
to a virtually total redesign of the project. We understand this redesign was undertaken at the 
request of the city who are hoping that the frontage on St. Lawrence Street would look more like 
the “Seven Sisters” further south on St. Lawrence. 
 
Unfortunately the changes completely erase all the efforts previously made to mitigate negative 
impacts on us, the nearest neighbours. The rooflines have been further raised with the result of 
blocking out significantly more of the light for those who reside on the west side of our complex. 
Even more troubling, the balconies have been moved from the St. Lawrence frontage to the rear 
aspects of the townhouses, meaning they will directly overlook the main living areas (living room 
and master bedroom) of units in our complex. The result, if this is allowed to proceed, would be 
the virtual elimination of normal privacy for the residents of those units. (As an aside, I also 
cannot imagine that the residents of the new units would prefer to view their neighbours’ living 
spaces from their balconies, rather than the greenspace of the park across the street.) 
 
In closing, I strongly urge you to allow the proponent to return to the original design proposed for 
this development, with perhaps some MINOR modifications if necessary. If the re-design is the 
one that is allowed to go ahead, I will have no choice but to withdraw my support for this 
rezoning. If you have further questions, please feel free to contact me by email at:  
 
Yours very truly, 
 
Barbara McLintock 
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City of Victoria Planning Committee     November 3, 2014 
RE: REZ00426 for 301/ 303 St. Lawrence Street 
 
I am the current owner in #2-118 Michigan street that is next to a proposed redevelopment of 301/303 St 
Lawrence St.  I purchased the unit after the initial design application was submitted and was unaware 
that it was rejected by certain individuals on the Planning Committee when it was acceptable to JBNA 
and the owners most directly affected by any development on that site. The second design was enforced 
onto the developer by the Planning Committee but it has been categorically rejected by JBNA and the 
owners of #118 Michigan St, again the persons most affected by any development on that site. 
 
I take considerable objections to the unilateral decision making by this committee in regards to 
proposals put forth for 301/202 St. Lawrence St. It is shameful behaviour  of this committee to 
unilaterally negated the  input and considerations put forth by JBNA and the residents of 118 Michigan 
Street, this development’s most immediate neighbor. The duties of a committee of any municipality are 
not to be executed in a vacuum without understanding of the persons your decisions affect. City of 
Victoria is supposed to be a democratic society based on principles of fair, judicious and informed 
decision making that considers all individuals as equal and valued members of society. To completely 
ignore the JBNA and the immediate neighbors’ opinions are actions just short of a dictatorship by a 
small group of biased and self-serving individuals. To base your objections on ‘not a traditional design’ 
versus by-laws, site lines, easements, safety issues, land value issues is mind boggling. City of Victoria 
do not need a band of “nilly willies” telling us what style of architecture we are to have or not. Victoria 
and James Bay have a wide variety of architectural eras evident in all established neighborhoods. 
 
I placed considerable cost into purchasing a home in an area where I found the designs to be compatible 
with my creative and artistic appeals. If I wanted to live in a “traditional” neighborhood- James Bay 
would not be a choice- Ever. I have worked as a Community Health Nurse in CRD for decades and have 
been in every ( all 13 municipalities) providing home care to the citizens of CRD. I have done extensive 
work in James Bay and over the decades have found its charm growing in its’ eclectic style and warmth 
and feeling of a community not just a block of houses. The style of homes is not ‘traditional’ which adds 
to its overall appeal. The homes have generally been improved upon with home maintenance and care to 
street presentation as well as introducing modern architecture that can be sleek but often is a balanced 
mix of stone, wood siding and large inviting door steps, decks and casements around large windows.  
 
The issue: should the tax paying residences of 118 Michigan St. have their privacy violated and their 
access to well established sunlight be negated by the development design that imposes the balconies and 
outdoor living spaces directly into these private residences and has an excessive height that negates any 
natural sunlight that has been present for decades?   
 
Privacy to Neighboring established homes: 
James Bay properties generally have close and tight easements which challenges designers to respect 
privacy when attaching outdoor space either with a balcony or yard. I as a purchaser ensured I had 
outdoor space that did not look into others personal homes and others could not look into my inner 
home. I do not believe I am “unique’ in that desire for privacy. No one should be subjected to having 
their life completely exposed by a new development that carelessly places balconies and outdoor living 
space that have clear sight lines into their private residential areas or onto their own outdoor living 
space. By allowing a new development  to be built with such imposing sight lines into other persons’ 
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private living spaces is excessively disrespectful.  These long standing residents and tax payers have 
lived and established their lives in this area do not deserve to be negated and ignored by any city 
employee or committee member.  
 
Sight Lines and Height Allowances: 
As a purchaser, I preferred the outdoor space that has a clear east, west or south exposure for lightness, 
warmth and brightness throughout the year. The land in question overlooks a public park with trees in 
front. The current home has most of its outdoor space in the front. Many duplexes, multi-family 
dwellings in James Bay have the same arrangements. The front yard is a south to west exposure and the 
back is an north to east exposure.  The back yard faces majority of all the windows, pathways and yards 
of 118 Michigan- private residences not a Public Park. If the second design ( the one the Committee 
demands) is built the well-established residences of 118 Michigan Street will lose a significant amount 
of natural lighting into their homes and their outdoor spaces. This will result in a considerable decline in 
property value for these residents as well as decline in life style enjoyment and pleasure in your own 
home. The height of any new development on 301/303 St. Lawrence St. needs to consider the 
shadowing effect onto all surrounding private residents. No new building duplex or four-plex should be 
allowed to create a large unrelenting shadow over the pre-existing residents on 118 Michigan. The 
residents of 118 Michigan have paid years of taxes based upon their BC Assessment value to the City of 
Victoria and should not have to endure an significant loss in property value as well as personal 
enjoyment of one’s own home because a developer wants to increase density on the adjoining property 
or because of Committee wants to impose their architectural biases.  
 
Why are the privacy needs of the well-established tax paying residents of 118 Michigan St. being 
negated and ignored by city officials in favour of their architectural personal biases on the development 
of 301-303 St. Lawrence St.? 
 
Why are the established sight lines and sunlight of long established residents being adversely affected in 
favour of a developer’s desire to make money by increasing the occupancy density of  #301-303 St. 
Lawrence St. and a Planning Committee wanting to impose their architectural biases.  
 
I object to negating the input of JBNA and of the residents of 118 Michigan Street. I object to imposing 
‘design’ preferences on a new development that is in a neighborhood that has no one style of designs 
evident anywhere. I want a fair, transparent process that focuses on what that piece of property can hold 
in terms of density, and the least amount of interference upon the adjacent well established properties in 
terms of preserving privacy and considering the development’s height and restriction of sunlight onto 
118 Michigan St.  Please exercise sound principles of fair governance and due diligence not personal 
biases on this proposed development.  
 
I do expect a written response to the contents and questions posed in this letter and to be made aware of 
any future hearings, comments or proposals. 
 
Respectfully, 
Alison Hitesman B. Ed RN  
#2-118 Michigan St. 
Victoria BC V8V 1R1 
Ahitesman11@gmail.com  
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301 – 303 St. Lawrence Street
Rezoning Application #00436 and 

Development Permit Application #000389
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Subject Property (301 – 303 St. Lawrence St) – Duplex

Planning and Land U
se C

om
m

ittee - 06 N
ov 2014

R
ezoning A

pplication # 00436 and D
evelopm

ent P
erm

it A
pplicat...

Page 268 of 315



Property to the north – adjacent church on St. Lawrence St.
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Property to the east – adjacent existing townhouses
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Properties to the south: single‐family dwellings (Four Sisters)
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Property to the west ‐ Fisherman’s Wharf Park
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Comparison between the “Traditional” Design Proposal 
and the “Modern” Design Proposal

Traditional Design Modern Design

Setback of building from rear 
(eastern) property line  6.39 m 6.39 m

Balconies – setback from rear 
(eastern) property line

5.79 m ‐ balconies project 0.6 m 
from the face of building No balconies

Height ‐ highest ridge 14.66 m  13.52m

Roofline Pitched Sloped
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C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the meeting of November 6, 2014 

To: Planning and Land Use Committee Date: October 21,2014 

From: Charlotte Wain - Senior Planner, Urban Design 

Subject: Development Permit with Variances #000333 for 2005 Cook Street 
Application to demolish a workshop addition of an existing legally non-conforming 
commercial building and construct a two-storey addition. 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application with Variances for the property located at 2005 
Cook Street. The Application is to construct a two-storey addition to an existing legally non­
conforming commercial building. 

The following factors were considered in reviewing this Application: 

• The proposal is considered generally consistent with DPA 16 (General Form and 
Character). 

• A variance to the parking standard is being requested, reducing the requirement 
from four to three stalls. The reduction is considered supportable since the 
reconfigured access on Pembroke Street will provide a safer parking solution for 
customers with the removal of the drive aisle on Cook Street. 

• The proposed addition will increase the commercial frontage and particularly the 
number of windows at the intersection of Cook Street and Pembroke Street. 

For the above reasons, staff recommend that the Committee support this Application. 

In accordance with the City's Land Use Procedures Bylaw, this Development Permit Application 
has variances, therefore, it requires notification, sign posting and a hearing. 

Recommendations 

1. That Council schedule a Hearing to consider Development Permit Application with 
Variances #000333 for 2005 Cook Street. 

2. Following the Hearing, that Council consider authorizing the issuance of the 
Development Permit with Variances #000333, in accordance with: 
a. plans dated 31 July, 2014; 
b. development meeting all Zoning Regulation Bylaw requirements, except for the 

following: 
i. Schedule C, Section 7.2(b) - decrease the distance of an off-street 

parking space from the street boundary from 1.0 m to 0.55 m, 
ii. Schedule C - Section 16.C.4 & 5 - decrease the number of off-street 

parking spaces from 4 (3 Retail, 1 Office) to 3, 
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iii. Schedule C - Section 17(2) - decrease the number of Class 1 bicycle 
spaces (rack) from 3 to 2; 

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

Respectfully submitted, 

tf £ r ty^  a.C A 
Charlotte Wain 
Senior Planner - Urban Design 
Development Services 

Deb Day, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: October 30, 2014 

CW:aw 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000333\PLUSC PLANNING REPORT TEMPLATE DP & DVP3.DOC 
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1.0 Purpose 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application with Variances for the property located at 2005 
Cook Street. 

2.0 Background 

2.1 Description of Proposal 

The Application is to construct a two-storey addition to an existing legal non-conforming 
commercial building, currently occupied by the Electric Mobility Store. The total floor area of the 
existing building and proposed addition will be 126.90 m2. 

The exterior materials include a combination of pine tongue and groove and concrete fiberboard 
with prefinished aluminum flashing along the roof edge. 

The landscape treatment will consist of: 

• unit paving laid out in a manner to distinguish pedestrian access from vehicular 
access and parking 

• a landscape strip along the north and east extents of the rear parking area 
• planting along the south property line adjoining Pembroke Street 
• a landscape strip and raised planters between the Cook Street property 

boundary and the forecourt to the addition. 

2.11 Sustainability Features 

The proposal includes the reuse of an existing building and provision of bicycle parking for staff 
and members of the public, in addition to the retention of the municipal boulevard tree. No other 
green building features are proposed. 

2.2 Existing Site Development and Development Potential 

The site has an area of 267.7 m2 and is currently occupied by an existing non-conforming 
commercial building in the R-2 Zone (Two Family Dwelling District). The building is legal non­
conforming with regards to its use, therefore, structural alterations or additions may be 
considered at the Board of Variance. To this end, on June 25, 2014, the Board of Variance 
approved a building addition and a number of associated setback variances, which are identified 
in the data table below. However, the Board of Variance is not empowered to consider parking 
variances, location of parking stalls, number of bicycle stalls or Development Permit 
Applications, therefore, this Application addresses these items. 

2.3 Data Table 

The following data table compares the proposal with the existing R-2 Zone. An asterisk is used 
to identify where the proposal is less stringent than the existing zone. A double asterisk 
identifies an existing legally non-conforming condition. The acronym "BOV" identifies the 
setbacks that have been approved by the Board of Variance. 
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Zoning Criteria Proposal 
R- 2 Zone 
Standard 

Site area (m2) - minimum 267.70 230.00 

1st and 2nd storey floor area (m2) -
maximum 126.90 280.00 

Total floor area (rm2) - maximum 126.90 300.00 

Density (Floor Space Ratio) -
maximum 

0.47:1 n/a 

Height (m) - maximum 7.26 7.60 

Site coverage (%) - maximum 39.60 40.0 

Storeys - maximum 2 2 

Setbacks (m) - minimum 
North (side) 

South (side - Pembroke St) 

East (rear) 

West (front - Cook St) 

0.25** (existing lower) 
6.05 (proposed upper) 

3.25* (proposed lower) (BOV) 

7.23* (BOV) 

Nil** (existing lower) 
5.96* (proposed upper) (BOV) 

1.50 

3.50 

7.50 

7.50 

Combined side yards (m) - minimum 3.50* (BOV) 4.50 

Parking - minimum 3* 
4 (3 Retail, 1 

Office) 

Separation space between the street 
boundary and a parking space (m) -
minimum 

0.55* 1.00 

Driveway/parking material Concrete unit pavers Non-permeable 

Bicycle rack - minimum 
Class 1 
Class 2 

2* 
6 

3 
3 
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2.4 Land Use Context 

I he immediate land use context includes: 

• to the north (side) is a three-unit residential building to the south (across 
Pembroke Street) is an office building 

• to the immediate east (along Pembroke Street) is a property containing four 
residential units 

• to the west (across Cook Street) is a single family dwelling with basement suite. 

2.5 Legal Description 

Parcel A (DD 1447041) of Lots 1 and 2, Block 4, Section 3, Victoria District, Plan 62. 

2.6 Consistency with City Policy 

2.6.1 Official Community Plan (OCP) 

The property located at 2005 Cook Street is covered by Development Permit Area 16, General 
Form and Character. The proposed alterations to the existing legal non-conforming commercial 
building are exempt from DPA 16 guidelines, however, the new addition is not exempt. The 
new addition portion of the proposed development has, therefore, been assessed against the 
objectives of DPA 16 and the Design Guidelines for Multi-Unit Residential, Commercial and 
Industrial Development (2012) in relation to its exterior design and landscaping. 

The subject property is prominently visible from Cook Street, a busy arterial road, and from the 
established residential neighbourhood to the east. 

The objectives of DPA 16 include the integration of commercial buildings into a neighbourhood 
as well as enhancing the place character of established areas and their streetscapes through 
high quality architecture, landscape and urban design that respond to each distinctive setting 
through sensitive and innovative interventions. 

2.6.2 Design Guidelines 

The Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development are 
applicable and the proposal complies with the Guidelines, as follows: 

• the proposed development adds interest to the streetscape through variations in 
rooflines 

• the proposed development is on a corner site, with the building addition being 
designed to address both Cook Street and Pembroke Street 

• a variety of architectural building materials have been provided and are 
continued around the building from the Cook Street fagade to the Pembroke 
Street fagade 

• parking is located at the rear or side of the building, with planting being used to 
screen the parking from public view 

• bike racks have been provided. 
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2.7 Community Consultation 

In compliance with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Variances, the Application was referred to the Fernwood CALUC on November 4 
2013, and July 21, 2014 (revisions), for a 30-day comment period. No comments were received 
at the time of writing this report. 

In accordance with the City's Land Use Procedures Bylaw, since this Development Permit 
Application has Variances, it requires notification, sign posting and a hearing. 

3.0 Issues 

The structural alteration to the existing non-conforming building and resulting variances 
associated with front, rear and side yard plus the combined setbacks have already been 
approved by the Board of Variance at a hearing held on June 25, 2014. The key issues 
associated with this Application are therefore limited to: 

• consistency with design guidelines 
• parking variance. 

4.0 Analysis 

4.1 Consistency with Design Guidelines 

The current building is a modest and older single-storey building with a flat roof. The proposed 
addition would increase the extent of the building fronting the intersection of Cook Street and 
Pembroke Street, through additional windows along both elevations. While the predominant 
character of adjacent residences is traditional single-family residences with pitched roofs, the 
proposed shed roof is lower than the adjacent buildings and allows for a sensitive transition from 
the existing flat roof to the neighbouring properties. Window placement on the new addition will 
have a minimal impact on the adjacent neighbour at 1110 Pembroke Street as the rear parking 
provides an adequate buffer between the two buildings. 

The applicant states in the cover letter that the choice of exterior finishes is a key component of 
integrating the proposed addition into the established neighbourhood. HardiePanel with metal 
reveals are proposed on the main floor, which are considered complementary to the commercial 
use. The upper floor is clad in horizontal pine siding and complements the adjacent property at 
1110 Pembroke Street. 

4.2 Parking Variance 

A parking variance of one stall is being requested. Staff recommend that this is supportable 
since the proposed addition will allow for a reconfigured parking layout with two stalls located at 
the rear and one at the side accessed off Pembroke Street, which will enhance the streetscape 
presence along Cook Street. This is considered preferable and safer than the current access 
off Cook Street. As this one stall shortfall will have a relatively minor impact on neighbouring 
residents and businesses, staff recommend that Council support the proposed parking variance. 
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The distance between a parking space and the property line is proposed to be reduced from 1 
m to 0.55 m. The intent of this requirement is to allow for appropriate landscape treatment, 
which in this case will result in limited screening of the parking stall adjacent to Pembroke 
Street. Although this is not preferable, the existing vegetation that would remain would help to 
soften the visual impact of this stall. 

A variance of one secure bicycle stall, located inside the building, is also being requested. The 
applicant has informed staff that only three members of staff work at the premises at any given 
time, therefore, given the nature of the business as a mobility store, staff recommend that 
Council support the proposed bicycle parking variance. 

5.0 Resource Impacts 

There are no resource impacts anticipated with this Application. 

6.0 Conclusions 

The proposed addition is consistent with City policies and applicable design guidelines and will 
provide an enhanced building edge along Cook Street and Pembroke Street. The variance 
requested in relation to the one stall shortfall and distance between the parking stall and 
property line will not significantly affect the neighbouring residents and businesses. 

Staff recommend that the Planning and Land Use Committee support this Application and 
advance it to a Hearing. 

7.0 Recommendations 

7.1 Staff Recommendations 

1. That Council schedule a Hearing to consider Development Permit Application 
with Variances #000333 for 2005 Cook Street. 

2. Following the Hearing, that Council consider authorizing the issuance of the 
Development Permit with Variances #000333, in accordance with: 
a. plans dated 31 July, 2014; 
b. development meeting all Zoning Regulation Bylaw requirements, except 

for the following: 
i. Schedule C, Section 7.2(b) - decrease the distance of an off-street 

parking space from the street boundary from 1.0 m to 0.55 m, 
ii. Schedule C - Section 16.C.4 & 5 - decrease the number of off-

street parking spaces from 4 (3 Retail, 1 Office) to 3, 
iii. Schedule C - Section 17(2) - decrease the number of Class 1 

bicycle spaces (rack) from 3 to 2; 
c. final plans to be generally in accordance with the plans identified above to 

the satisfaction of the Director of Sustainable Planning and Community 
Development. 

7.2 Alternate Recommendation (decline) 

That Council decline Development Permit with Variances #000333 for 2005 Cook Street. 
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8.0 List of Attachments 

• Zoning map 
• Aerial map 
• Letter from applicant dated April 16, 2014 
• Architectural plans dated 31 July, 2014 
• Landscape plan dated 2 October 2014. 
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VICTORIA DESIGN 103 - 891 Attree Ave. Phone. 250.382.7374 
Victoria, B.C. V9B 0A6 Fax. 250.382.7364 
Website: www.victoriadesigngroup.ca 
Email: info@victoriadesigngroup.ca 

G R O U P  

Received 
City of Victoria 

MAY o 5 2014 

Planning ii Development Department 
Development Services Division 

April 16, 2014 

Development Services Division 
City of Victoria 
1 Centennial Square 
Victoria, BC 
V8W 1P6 

SUBJECT: 2005 COOK STREET - DEVELOPMENT PERMIT APPLICATION 

Mayor and Council, 

We are proposing to renovate the existing building, as shown in the attached drawings. 
The renovation will necessitate demolition of the old work shop portion at the rear of the 
building, and construction of a new addition to the south side of the existing building. 
This will allow for rear access parking. 

RATIONALE 

The current building is a modest and dated single storey with a flat roof. We are 
proposing a two-storey addition to the south, with a sloped pitch roof that will help 
transition the proposed addition to the neighbouring homes to the existing flat roof 
commercial building. The addition overall height will be lower than the immediate 
neighbours' homes, providing a sensitive evolution to the adjacent properties. 

The choice of exterior finishes is key in integrating this building into this established 
neighbourhood. We are proposing the use of Hardy Panel with metal reveals on the 
main floor, complementary to its commercial use. The upper floor- while maintaining its 
contemporary architectural form- would transition to horizontal pine siding to echo the 
use of interrelated colour and texture in the surrounding homes. 

The proposed renovation and addition will necessitate the demolition of the old 
workshop at the rear of the building. This will allow for rear access parking, entering off 
Pembroke Street. This is preferable and safer than the current access off Cook Street 
where patrons are required to back out onto a very busy street. The removal of this 
structure will increase the building setback to the neighbouring buildings to the East and 
South side yards flanking Pembroke. A more enhanced streetscape would be naturally 
achieved. 
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• Page 2 April 22, 2014 

The courtyard is proposed on the Southwest corner of the property where Cook and 
Pembroke connect. The surrounding landscape, featuring shrubbery, potted greenery 
and foliage, would lend itself well to the natural environment of the neighbourhood. Rear 
fencing and parking would create a continuum of the community vibe. 

SUMMARY 

Aesthetically, the proposed renovation and addition will contribute a bright and clean 
composition, contemporary lines, dynamic form, and richness of materials and finish, 
thereby strengthening the existing streetscape. In terms of safety, the Pembroke Street 

•tomers with secure parking navigability. 

William Peerebodm, 
Owner, Victoria Design Group 
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