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Thursday, September 17, 2020, 6:30 P.M.
Council Chambers, City Hall, 1 Centennial Square

The City of Victoria is located on the homelands of the Songhees and Esquimalt People
Due to the COVID-19 Pandemic, public access to City Hall is not permitted. This meeting may be viewed on

the City’s webcast at www.victoria.ca.

Council is committed to ensuring that all people who speak in this chamber are treated in a fair and respectful
manner. No form of discrimination is acceptable or tolerated. This includes discrimination because of race,

colour, ancestry, place of origin, religion, marital status, family status, physical or mental disability, sex, sexual
orientation, gender identity or expression, or economic status. This Council chamber is a place where all
human rights are respected and where we all take responsibility to create a safe, inclusive environment for

everyone to participate.
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A. Music Performance

Sing Magnificat Virtual Orchestra and Chorus, by the Victoria Conservatory of Music
Baroque Choral Summer Academy, with 150 participants across eight countries:

Streaming movements one through six, from 6:08 p.m. until 6:25 p.m.•

Full Performance Link: https://youtu.be/sOSnUYrjokI

B. APPROVAL OF AGENDA

C. READING OF MINUTES

D. REQUESTS TO ADDRESS COUNCIL

D.1 Andrea Brice: Homeless Camps in our Parks

*D.2 Mehdi Najari: Homeless Encampments (WITHDRAWN)

*D.3 Lindsay Cerilli: Beacon Hill Park Encampments Endangering South Park
Elementary School Students

Addendum

E. PROCLAMATIONS

*F. PUBLIC AND STATUTORY HEARINGS

To participate live at the hearing, phone 778-698-2440, participation code

https://youtu.be/sOSnUYrjokI


1551794#
You will be asked to state your name, and will then be placed on hold
until it’s your turn to speak.

•

Please have your phone on mute or remain quiet when you join the
call - any background noise or conversation will be heard in the live
streamed meeting.

•

When it is your turn to speak, staff will un-mute your call and
announce the last 4 digits of your phone number.

•

State your name, address and item you are speaking to.•
You will have 5 minutes to speak then will be cut off when the next
speaker is connected.

•

When speaking:
o Using a ‘speaker phone’ is not recommended unless require by the
user.
o Turn off all audio from the meeting webcast.

•

For more information on Virtual Public Hearings, go
to: https://www.victoria.ca/EN/meta/news/public-notices/virtual-public-
hearings.html
Please note that any videos you submit and the opinions you express orally will
be webcast live and will be recorded to form a part of the public record.
Correspondence you submit will form part of the public record and will be
published on the agenda. Your phone number and email will not be included in
the agenda. For more information on privacy and the FOIPPA Act please
email foi@victoria.ca.

*F.1 404 Henry Street: Heritage Designation Application No. 000189 1

Council is considering an application to designate the property as heritage. 

Addendum: Correspondence

F.1.a Public Hearing & Consideration of Approval 31

Motion to give 3rd reading to:•

Heritage Designation (404 Henry Street) Bylaw No. 20-
074

•

Motion to adopt:•
Heritage Designation (404 Henry Street) Bylaw No. 20-
074

•

*F.2 202 Raynor Avenue: Rezoning Application No. 00724, Development Permit
with Variances Application No. 00137, and Heritage Alteration Permit with
Variances Application No. 00021

32

Council is considering an application for two small lots, to retain the existing
heritage-designated single-family dwelling and to construct a new single family
dwelling. 
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Addendum: Correspondence

F.2.a Public Hearing & Consideration of Approval: 152

Motion to give 3rd reading to:•

Zoning Regulation Bylaw, Amendment Bylaw (No.
1235) No. 20-090

•

Motion to adopt:•

Zoning Regulation Bylaw, Amendment Bylaw (No.
1235) No. 20-090

•

Motion to approve development permit with variances•

Motion to approve heritage alteration permit with variances •

*F.3 727-729 Johnson Street: Heritage Designation Application No. 000153 154

Council is considering an application to designate the property as heritage. 

Addendum: Applicant Presentation 

F.3.a Public Hearing & Consideration of Approval 195

Motion to give 3rd reading to:•

Heritage Designation (727-729 Johnson Street) Bylaw
No. 20-012

•

Motion to adopt:•
Heritage Designation (727-729 Johnson Street) Bylaw
No. 20-012

•

F.4 Five Year Financial Plan Bylaw, 2020: Proposed Amendment 196

Council is considering adopting an amendment to the Five Year Financial Plan
Bylaw, 2020, to effect Council's direction to add the Topaz Park - Southern
Park Enhancement project, the Public Washroom project, and the project to
repair dehumidifiers and install handrails in the Save-On-Foods Memorial
Centre. 

F.4.a Opportunity for Public Comment & Consideration of Approval 202

Motion to adopt:•
Five Year Financial Plan 2020, Amendment (No. 1)
Bylaw No. 20-092

•

G. REQUESTS TO ADDRESS COUNCIL

H. UNFINISHED BUSINESS
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I. REPORTS OF COMMITTEES

J. NOTICE OF MOTIONS

K. BYLAWS

L. CORRESPONDENCE

M. NEW BUSINESS

N. QUESTION PERIOD

O. ADJOURNMENT
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Council to Follow Committee of the Whole Meeting Minutes 
August 6, 2020 20 

 
 
G. BYLAWS 

 
G.2 Bylaw for 404 Henry Street: Heritage Designation Application No. 000189 

 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Alto 
 
That the following bylaw be given first and second readings: 
1. Heritage Designation (404 Henry Street) Bylaw No. 20-074 

 
CARRIED UNANIMOUSLY 
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Council Report 
For the Meeting of August 6, 2020 
 

 

To: Council Date: July 28, 2020 

From: C. Havelka, Deputy City Clerk 

Subject: 404 Henry Street: Heritage Designation Application No. 000189 

 

 
RECOMMENDATION 
 
That the following bylaw be given first and second readings: 
1. Heritage Designation (404 Henry Street) Bylaw No. 20-074 
 
BACKGROUND 
 
Attached for Council’s initial consideration is a copy of the proposed Bylaw No. 20-074. 
 
The issue came before Council on May 28, 2020 where the following resolution was approved: 
 
404 Henry Street: Heritage Designation Application No. 000189 
That Council approve the designation of the property located at 404 Henry Street, pursuant to 
Section 611 of the Local Government Act, as a Municipal Heritage Site, and that first and second 
reading of the Heritage Designation Bylaw be considered by Council and a Public Hearing date be 
set. 
 
 
Respectfully submitted,  

 
Christine Havelka         
Deputy City Clerk         
 
 
Report accepted and recommended by the City Manager:    
 

 
Date:    

 
 
List of Attachments: 

• Bylaw No. 20-074 

July 28, 2020
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Council Meeting Minutes
May 28, 2020 9 

 
 
 

H. REPORTS OF COMMITTEES 
 
H.1 Committee of the Whole 

 
H.1.c Report from the May 21, 2020 COTW Meeting 

 
H.1.c.a 404 Henry Street: Heritage Designation Application No. 

000189 (Victoria West) 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Alto 
 
That Council approve the designation of the property located at 404 
Henry Street, pursuant to Section 611 of the Local Government Act, 
as a Municipal Heritage Site, and that first and second reading of 
the Heritage Designation Bylaw be considered by Council and a 
Public Hearing date be set. 

 
CARRIED UNANIMOUSLY 

  

3



 

Committee of the Whole Meeting Minutes 
May 21, 2020 3 

B. CONSENT AGENDA 
 
Moved By Councillor Alto 
Seconded By Councillor Dubow 
 
That the following items be approved without further debate. 
 
CARRIED UNANIMOUSLY 
 
H.5 404 Henry Street: Heritage Designation Application No. 000189 (Victoria 

West) 
 
Committee received a report dated May 7, 2020 from the Director of Sustainable 
Planning and Community Development regarding the proposed Heritage 
Designation Application for 404 Henry Street in order to designate the exterior of 
the property.  
 
Moved By Councillor Alto 
Seconded By Councillor Dubow 
 
That Council approve the designation of the property located at 404 Henry Street, 
pursuant to Section 611 of the Local Government Act, as a Municipal Heritage Site, 
and that first and second reading of the Heritage Designation Bylaw be considered 
by Council and a Public Hearing date be set.   

 
CARRIED UNANIMOUSLY 
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Committee of the Whole Report 
For the Meeting of May 21, 2020 
 

 

To: Committee of the Whole Date: May 7, 2020 

From: Karen Hoese, Director, Sustainable Planning and Community Development 

Subject: Heritage Designation Application No. 000189 for 404 Henry Street 

 

 

RECOMMENDATION 
 

That Council approve the designation of the property located at 404 Henry Street, pursuant to 
Section 611 of the Local Government Act, as a Municipal Heritage Site, and that first and 
second reading of the Heritage Designation Bylaw be considered by Council and a Public 
Hearing date be set. 
 

LEGISLATIVE AUTHORITY 
 

In accordance with Section 611 of the Local Government Act, Council may designate real 
property, in whole or in part, as protected property. 
 

EXECUTIVE SUMMARY 
 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding an owner request to designate the exterior of the property located at 404 Henry 
Street.  The property contains a single-storey West Coast Modern-style frame house built in 
phases between 1962 and 1989 and designed by the pioneering local modernist architect Alan 
Hodgson. The terraced design of the house, which wraps around a rock formation in the middle 
of the site, is completely unique in this part of Victoria West, which is characterized by late 
Victorian and Edwardian bungalows. 
 

The designation of this building is generally consistent with Section 8: “Placemaking (Urban 
Design and Heritage)” and Section 21: “Neighbourhood Directions” of the Official Community 
Plan (2012), with the Victoria West Neighbourhood Plan and with the Victoria Heritage Thematic 
Framework.  The attached Statement of Significance supports its designation. 
 

The application was reviewed by the Heritage Advisory Panel at its May 12, 2020 meeting and it 
recommended that Council consider approving the designation. 
 
BACKGROUND 
 

Description of Proposal 
 

The property located at 404 Henry Street is a single-storey, 2,360 square foot West Coast 
Modern style frame house occupying two 55 ft. x 110 ft. lots at the southwest corner of Henry 
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and Mary Streets in Victoria West. The site includes a large rock formation that extends into the 
surrounding area and is prominently exposed in the rear yard of the site. The house wraps 
around the two street frontages in a series of terraced volumes that cascade down the rock 
face. The exterior façade of 404 Henry Street retains its original features and is consistent with 
architect Alan Hodgson’s original vision.  
 
The house has historical value for its association with Hodgson, who was a key figure in 
Victoria’s Modernist Movement. It has aesthetic value for its unique site-specific design that 
demonstrated respect for nature and indigenous materials. Its character-defining elements 
include its form and massing as a series of connected architectural volumes arranged along the 
edges of the site; the composition of the building; its structural design cantilevered over the rock 
formation; West Coast Modern elements; economical exterior design expressed in the use of 
4ft. x 8 ft. plywood cladding; the predominance of native landscaping throughout the property; 
and the fenestration pattern. 
 
Condition / Economic Viability 
 
The building is currently in good condition. 
 
ANALYSIS 
 
The following sections provide a summary of the application’s consistency with the relevant City 
policies and guidelines. 
 
Official Community Plan 
 
The designation of this building is consistent with the Official Community Plan (OCP, 2012), 
which in Section 8, “Placemaking (Urban Design and Heritage)”, states: 
 

Goals 

8 (B) Victoria’s cultural and natural heritage resources are protected and celebrated. 

Broad Objectives 

8 (j) That heritage property is conserved as resources with value for present and 
future generations. 

8 (l) That heritage and cultural values are identified, celebrated, and retained through 
community engagement. 

City Form 

8.6 Conserve and enhance the heritage value, character and special features of 
areas, districts, streetscapes, cultural landscapes and individual properties 
throughout the city. 

8.11 Determine the heritage value of areas, districts, streetscapes, cultural landscape 
and individual properties using the Victoria Heritage Thematic Framework as 
identified in Figure 12. 

Buildings and Sites 

8.51 Continue to give consideration to tools available under legislation to protect or 
conserve heritage property including, but not limited to: heritage designation 
bylaws; listing on the heritage register; temporary protection; heritage alteration 

6



 

Committee of the Whole Report May 7, 2020 
Heritage Designation Application No.000189 for 404 Henry Street Page 3 of 4 

permits; heritage revitalization agreements; design guidelines; and, the protection 
of views of heritage landmark buildings from public vantage points as identified in 
Map 8, and to be determined in future local area plans. 

8.54 Continue to work with senior government, community and business partners to 
identify, protect and conserve property of heritage value. 

 

The designation of this building is also generally consistent with Section 21: “Neighbourhood 
Directions (Victoria West)” of the Official Community Plan (2012) which states: 
 

Victoria West 

21.5  Vision in the citywide context includes: 

21.25.1 Eclectic mix of land uses, including industrial, employment, apartment residential 
and older neighbourhoods with a range of housing forms 

 
Victoria West Neighbourhood Plan 
 
The designation of this building is also consistent with the Victoria West Neighbourhood Plan, 
which states: 
 

Intent:  

Protect the historic character of significant buildings and important sites.  

10.1.1. Encourage landowners to consider the protection of heritage resources through 
the designation of properties listed on the City’s Register of Heritage properties, 
identified on Map 18, or other buildings of heritage merit, including through the 
rezoning process. 

10.1.2. Consider future additions of properties to the City’s Register of Heritage 
Properties in consultation with property owners. 

 
Victoria Heritage Thematic Framework 
 

A key policy of the OCP includes the determination of heritage value using a values-based 
approach.  In this regard, a City-wide thematic framework (OCP Fig. 12) was developed and 
incorporated into the OCP to identify the key civic historic themes. The Victoria Heritage 
Thematic Framework functions as a means to organize and define historical events, to identify 
representative historic places, and to place sites, persons and events in an overall context.  The 
thematic framework recognizes a broad range of values under which City-wide themes can be 
articulated. A Heritage Value assessment with consideration of the Victoria Heritage Thematic 
Framework is incorporated into the Statement of Significance. 
 
Statement of Significance 
 

A Statement of Significance describing the historic place, outlining its heritage value and 
identifying its character-defining elements, is attached to this report. 
 
Resource Impacts 
 

The designation of the property would make the building eligible for heritage grants from the 
Victoria Heritage Foundation to incentivize exterior conservation work.  
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Heritage Advisory Panel 

The application was reviewed by the Heritage Advisory Panel at its May 12, 2020 meeting and 
was recommended for approval. 

CONCLUSIONS 

This application to designate the exterior of the single-storey West Coast Modern-style frame 
house at 404 Henry Street as a Municipal Heritage Site is for a building that is a rare and 
exceptional example of West Coast Modernism in Victoria. Pioneering for its time, the building 
design is derived from the dramatic topography of the lot, with numerous views from inside the 
house towards the carefully preserved native vegetation and rock formation at the heart of the 
site. The designation of the residence as a Municipal Heritage Site is consistent with relevant 
City policies and strategic directions for the Victoria West neighbourhood. Staff therefore 
recommend that Council approve the Heritage Designation Application for the house located at 
404 Henry Street. 

ALTERNATE MOTION 

That Council decline Heritage Designation Application No. 000189 for the property located at 
404 Henry Street.  

Respectfully submitted, 

John O’Reilly 
Senior Heritage Planner 
Development Services Division 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

 Attachment A: Subject Map

 Attachment B: Aerial Map

 Attachment C: Photographs

 Attachment D: Statement of Significance

 Attachment E: Letter from the applicant, date stamped February 29, 2020.

May 11, 2020
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404 Henry Street

Front (East) Elevation- Mary Street

Front (East) Elevation- Mary Street
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404 Henry Street

Side (North) Elevation- Henry Street

Side (North) Elevation- Henry Street
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404 Henry Street

Rear Elevations (South & West)

Rear Elevations (South & West)
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404 Henry Street 
 

 
View from the Rock Formation 

 

 
Living Room 
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404 Henry Street 
 

 
Front Hallway 
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STATEMENT OF SIGNIFICANCE FOR THE MRS. A. J. HODGSON RESIDENCE Page 1 of 5

STATEMENT OF SIGNIFICANCE FOR
THE MRS. A. J. HODGSON RESIDENCE
Compiled by Martin Segger, Architectural Historian

March 9, 2020

Hodgson House, view east across the garden (Rob D�Estrube Photos)

Front view fromMary Street Detail of north façade, west wing

Name:Mrs. A. J. Hodgson Residence
Address: 404 Henry Street, Victoria, BC
Community: Vic West
Legal Description: Lot B, Block D, Plan 549, Section 31, VICTORIA
Cadastral ID:
Dates: 1962 1976
Architect: Alan J. Hodgson
Contractor: Don McGinnis

Property Description

The single storey 2,360 sq. ft. house is a West Coast Modern style frame house occupying two
55�x110� city lots at the SW corner of Henry and Mary Streets in Vic West, City of Victoria. The
site consists of a rocky outcropping which dominates the adjacent neighbourhood. An �L� shaped
plan hugs the northwest corner of the two lots, the house itself oriented around amid lot garden.
Plans on file with the City indicate an additive construction process starting in 1962 and finishing
in 1989. Designed in elevation and plan on an 8�x4� grid module tomake efficient use of plywood
sheeting, this material was used both for the exterior envelope and interior finishes. A series of
flat roofs angle off a central low rise shed roof which shelters a west facing clerestory.
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STATEMENT OF SIGNIFICANCE FOR THE MRS. A. J. HODGSON RESIDENCE Page 2 of 5

The house was designed by architect Alan James Hodgson (1928 2018) for his own family. It is
currently occupied by his widow, Sheila Hodgson, a collaborator for this Statement of
Significance.

Dates of design and construction for different sections of the house from project design drawings
(courtesy of Ms. S. Hodgson):

1961/4 Plans for original house
1964 Designs for addition of bedroom, SE wing
1962/3 Construction of original house
1968 Designs for bedroom renovation and music room, SE wing
1972 Designs for master bedroom and den, NW wing
1973 Sketches for lot, NW landscaping
1975 Sketches for music room and bedroom renovation
1976 Sketches and plans for deck and garden patios, den and studio addition.

Heritage Value

404 Henry Street has cultural and historical value for its association with architect
Alan Hodgson and the Victoria Modernist Movement. Alan Hodgson was one of
a group of young architect pioneers who established practices in Victoria after
WWII and were at the forefront of British Columbia�s Modernist Movement. The
expanding economy and social optimism of the period encouraged
experimentation and innovation in architectural design. Hodgson was born in
Victoria and trained at the new UBC School of Architecture. He articled in the

Public Works Department of the Provincial Government and was an early exponent of the
emerging West Coast Modern style. However, like one of his contemporary professional
colleagues, Peter Cotton, he also had parallel practice in architectural restoration, culminating in
his appointment as consulting restoration architect for the Parliament Buildings beginning in
1972.

The Hodgson House has aesthetic value both as a representative West Coast Modern design that
demonstrated respect for nature and indigenous materials, and a highly personal design plan.
The house is made up of multiple volumes that cantilever around a sloping rock formation in the
middle of the site. The majority of windows face inwards, creating a series of landscape views of
the dramatic topography and native vegetation. The relatively blank street facing elevations of
the house provide a screen from the adjacent streets while opening into the interior rock scape
naturalized garden.

An 8�x4� design module, expressed in the treated plywood exterior, was innovative and according
to his wife driven by the need for economy. The modules also facilitated the flexibility of the
layout and matched 2�x4� frame construction technology, allowing for numerous additions and
alterations as the family grew and finances allowed. In this case, with the process under
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STATEMENT OF SIGNIFICANCE FOR THE MRS. A. J. HODGSON RESIDENCE Page 3 of 5

Hodgson�s firm control, his design intent at the outset is respected and built on throughout these
improvements.

Although a contrast to the late Victorian and Edwardian texture of the bungalows in the adjacent
neighbourhood, the Hodgson House is actually part of a cluster including two nearby Hodgson
commissions: 604/606 Mary Street (1977) for his mother, and 531/533 Henry Street (1977) and
307 Henry Street (1972).

The Hodgson House design fits within a series of domestic commissions that the architect
undertook, ranging from the 1961 MacDonald House (1961 Crescent Road, Victoria 1961 1962)
to the Dr. James Warren House (2989 Baynes Road, Saanich, 1969 1970), which was designated
by the Municipality of Saanich and received the National Heritage Conservation Award in 1981,
and the 1969 Elza Mayhew House and Studio (330 St. Lawrence Street), designated by the City of
Victoria.

Alan Hodgson�s architectural practice is fully documented following the recent donation of his
office records, plans and related papers to the University of Victoria, University Libraries, Special
Collections.

Character defining Elements

Low scale form and massing of the building, designed as a series of connected
architectural volumes arranged along the edges of the site, which displays influences
from Scandinavian and American West Coast sources
Composition of the building
Structural design, which enables the building to cantilever over the rock formation
West Coast Modern elements including:
o Geometric/orthogonal plan
o Glazed curtain walls
o Strip clerestory windows
o Exterior brise soleil
o Carport
o Exposed wood finishes
Economical and innovative exterior design expressed through the use of painted 4� x 8�
plywood exterior cladding with cedar trim boards at the seams
Predominance of native landscaping throughout the property, which is an early
expression of conservation ethics
Fenestration pattern, with a majority of windows oriented towards the interior of the
site.
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STATEMENT OF SIGNIFICANCE FOR THE MRS. A. J. HODGSON RESIDENCE Page 4 of 5

Victoria Heritage Thematic Framework Evaluation

Theme 1: Coastal Settlement
1.4 City of Gardens & Landscapes

The thematic framework states that natural landscapes and unique topography are an important
part of Victoria�s identity and character. The Hodgson House embodies this theme in its sensitive
integration with the site�s unique topography and vegetation. The architecture of the house is
derived from the steep, sloping topography and the presence of a rock formation at the centre
of the site. The Hodgson family maintained a predominance of native plantings around the
property throughout the years, making the Hodgson House a pioneering example of ecologically
sensitive architectural and landscape design.

Theme 5: Cultural Exchange
5.1 Architectural Expression

The Hodgson House is an example of West Coast Regional Modernism. The emergence and
popularization of West Coast Regional Architecture is one of the significant phases in the City�s
architectural history. Modernism in Victoria is distinguished by its heightened respect for
context, which the Hodgson House displays in its integration with the dramatic local topography
of the neighbourhood.
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Application No. 00189 

404 Henry Street

2404 Henry Street – HD No. 00189
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3404 Henry Street – HD No. 00189

4

History

• Designed by architect Alan 
Hodgson for his family

• Constructed in phases 
between 1962 and 1989

• An L-shaped plan that frames 
the edges of the site and 
descends down a rock 
formation in the middle in a 
series of volumes

• Cantilevered single storey 
design

Henry Street Elevation

404 Henry Street – HD No. 00189
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Mary Street

Final Site Plan

404 Henry Street – HD No. 00189
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Mary Street

Overall Site Plan

1962/63- Original House

1964- Bedroom & Music Wing

1972- Master Bedroom & Den

404 Henry Street – HD No. 00189
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Mary Street

Overall Site Plan

1976-89- Deck, Garden 
Patios, Den & Studio 
Addition

404 Henry Street – HD No. 00189

8404 Henry Street – HD No. 00189
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Designation Assessment

A local government may…designate real property 
…as protected under this section (611) if the local 
government considers that…

(a) the property has heritage value or heritage 
character.

Designation Assessment: Does the property 
have heritage value or heritage character?

Heritage Value: historical, cultural, aesthetic, 
scientific or educational worth or usefulness of 
property or an area.

Heritage Character: the overall effect produced by 
traits or features which give property or an area a 
distinctive quality or appearance.

(Local Government Act, Section 611)

404 Henry Street – HD No. 00189

10

Heritage Value

• Cultural and Historical Value for 
association with the career of Alan 
Hodgson

• Aesthetic value as a representative West 
Coast Modern design that respects nature 
and indigenous materials

Heritage Character (CDE’s)

• Inward-facing windows, 
• 8’4” design module using marine grade 

plywood and cedar
• Massing as a series of connected 

architectural volumes
• Structural design
• Economical and innovative exterior 

design

Mclaurin Building, UVIC, Alan Hodgson

Parliament Building 
Restoration, 1970s

404 Henry Street – HD No. 00189

9

10
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Living Room
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Master Bedroom
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NO. 20-074 
 

A BYLAW OF THE CITY OF VICTORIA 
 
The purpose of this Bylaw is to designate the exterior of the house and the rock formation 
located at 404 Henry Street to be protected heritage property. 
 
Under its statutory powers, including Section 611 of the Local Government Act, the Municipal 
Council of The Corporation of the City of Victoria enacts the following provisions: 
 
1. This Bylaw may be cited as the “HERITAGE DESIGNATION (404 HENRY STREET) 

BYLAW”. 
 
2. The exterior of the house and the rock formation located at 404 Henry Street, legally 

described as PID: 008-958-220, Lot B (DD A53135) of Block D, Section 31, Esquimalt 
District, Plan 549, is designated to be protected heritage property. 

 
 
 
READ A FIRST TIME the   6th  day of     August  2020 
 
 
READ A SECOND TIME the   6th  day of     August  2020 
 
 
Public hearing held on the   day of       2020 
 
         
READ A THIRD TIME the   day of        2020 
 
 
ADOPTED on the     day of        2020 
 
 
 
 
 
 
 
 
 CITY CLERK MAYOR 
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G. BYLAWS 

G.1 Bylaw for 202 Raynor Avenue: Rezoning Application No. 00724, 
Development Permit with Variances Application No. 00137, and Heritage 
Alteration Permit with Variance Application No. 00021 

Moved By Councillor Alto 
Seconded By Councillor Potts 

That the following bylaw be given first and second readings: 

1. Zoning Regulation Bylaw, Amendment Bylaw (No. 1235) No. 20-090 

 

CARRIED UNANIMOUSLY 
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Council Report 
For the Meeting of September 3, 2020 
 

 

To: Council Date: August 18, 2020 

From: C. Coates, City Clerk 

Subject: 
202 Raynor Avenue: Rezoning Application No. 00724, Development Permit with 
Variances Application No. 00137, and Heritage Alteration Permit with Variances 
Application No. 00021 

 

 
RECOMMENDATION 
 
That the following bylaw be given first and readings: 
1. Zoning Regulation Bylaw, Amendment Bylaw (No. 1235) No. 20-090 
 
BACKGROUND 
 
Attached for Council’s initial consideration is a copy of the proposed Bylaw No. 20-090. 
 
The issue came before Council on August 6, 2020 where the following resolution was approved: 
 
202 Raynor Avenue: Rezoning Application No. 00724, Development Permit with Variances 
Application No. 00137, and Heritage Alteration Permit with Variances Application No. 00021 
 
Rezoning Application No. 00724 
That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00724 for 202 
Raynor Avenue, that first and second reading of the Zoning Regulation Bylaw Amendment be 
considered by Council and a Public Hearing date be set. 
 
Development Permit with Variances Application No. 00137 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, and after the Public Hearing for Rezoning Application No. 00724, if it is approved, consider 
the following motion: 
“That Council authorize the issuance of Development Permit with Variance Application No. 00137 
for 202 Raynor Avenue, in accordance with: 
1. Plans date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following 

variances: 
i. Reduce the front yard setback from 6.00m to 3.49m. 

3. The Development Permit lapsing two years from the date of this resolution.” 
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Heritage Alteration Permit with Variance Application No. 00021 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council and after the Public Hearing for Rezoning Application No. 00724, if it is approved, consider 
the following motion: 
“That Council authorize the issuance of Heritage Alteration Permit with a Variance Application No. 
00021 for 202 Raynor Avenue, in accordance with: 
1. Plans, date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following 

variance: 
i. To reduce the required rear yard setback from 6 metres to 3 metres. 

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. 

4. Heritage Alteration Permit with Variance lapsing two years from the date of this resolution.” 
 
 
 
Respectfully submitted,  

 
Chris Coates         
City Clerk        
 
 
 
Report accepted and recommended by the City Manager:    
 

 
Date:    

 
 
List of Attachments: 

• Bylaw No. 20-090 

August 20, 2020
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F.1.b Report from the August 6, 2020 Committee of the Whole 
 

F.1.b.d. 202 Raynor Avenue: Rezoning Application No. 00724  and 
 Heritage Alteration Permit with Variance Application No. 
 00021 (Victoria West)  

 

Moved By Councillor Thornton-Joe 
Seconded By Councillor Potts 

 

Rezoning Application No. 00721 
That Council instruct staff to prepare the necessary Zoning 
Regulation Bylaw Amendment that would authorize the proposed 
development outlined in Rezoning Application No. 00724 for 202 
Raynor Avenue, that first and second reading of the Zoning 
Regulation Bylaw Amendment be considered by Council and a 
Public Hearing date be set. 
 

Development Permit with Variances Application No. 00137 
That Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council, and after the Public 
Hearing for Rezoning Application No. 00724, if it is approved, 
consider the following motion: 
“That Council authorize the issuance of Development Permit with 
Variance Application No. 00137 for 202 Raynor Avenue, in 
accordance with: 
1. Plans date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variances: 
i. Reduce the front yard setback from 6.00m to 3.49m. 

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

 
Heritage Alteration Permit with Variance Application No. 00021 
That Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council and after the Public 
Hearing for Rezoning Application No. 00724, if it is approved, 
consider the following motion: 
“That Council authorize the issuance of Heritage Alteration Permit 
with a Variance Application No. 00021 for 202 Raynor Avenue, in 
accordance with: 
1. Plans, date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variance: 
i. To reduce the required rear yard setback from 6 metres to 

3 metres. 
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. 

4. Heritage Alteration Permit with Variance lapsing two years 
from the date of this resolution.” 

 
CARRIED UNANIMOUSLY 
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G.3 202 Raynor Avenue: Rezoning Application No. 00724, Development Permit 
with Variances Application No. 000137, and Heritage Alteration Permit with 
Variance Application No. 00021 (Victoria West) 
 
Committee received a report dated July 9, 2020 from the Director of Sustainable 
Planning and Community Development regarding the proposed Rezoning 
application and Heritage Alteration Permit with Variance Application for 202 
Raynor Avenue in order to subdivide the lot while retaining the existing heritage-
designated house. 
 
Moved By Councillor Alto 
Seconded By Councillor Dubow 
 
Rezoning Application No. 00724 
That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00724 for 202 Raynor Avenue, that first and second 
reading of the Zoning Regulation Bylaw Amendment be considered by Council 
and a Public Hearing date be set. 
  
Development Permit with Variances Application No. 00137 
That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, and after the Public Hearing for Rezoning Application 
No. 00724, if it is approved, consider the following motion: 
“That Council authorize the issuance of Development Permit with Variance 
Application No. 00137 for 202 Raynor Avenue, in accordance with: 
1. Plans date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances: 
i. Reduce the front yard setback from 6.00m to 3.49m. 

3. The Development Permit lapsing two years from the date of this resolution.” 
 
Heritage Alteration Permit with Variance Application No. 00021 
That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council and after the Public Hearing for Rezoning Application No. 
00724, if it is approved, consider the following motion: 
“That Council authorize the issuance of Heritage Alteration Permit with a 
Variance Application No. 00021 for 202 Raynor Avenue, in accordance with: 
1. Plans, date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variance: 
i. To reduce the required rear yard setback from 6 metres to 3 metres. 

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. 

4. Heritage Alteration Permit with Variance lapsing two years from the date of 
this resolution.” 

 
CARRIED UNANIMOUSLY 
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Committee of the Whole Report
For the Meeting of August 6, 2020

To: Committee of the Whole Date: July 9, 2020

From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Rezoning Application No. 00724 for 202 Raynor Avenue

RECOMMENDATION

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00724 for 202 
Raynor Avenue, that first and second reading of the Zoning Regulation Bylaw Amendment be 
considered by Council and a Public Hearing date be set.

LEGISLATIVE AUTHORITY

In accordance with Section 479 of the Local Government Act, Council may regulate within a 
zone the use of land, buildings and other structures, the density of the use of the land, building 
and other structures, the siting, size and dimensions of buildings and other structures as well as 
the uses that are permitted on the land and the location of uses on the land and within buildings 
and other structures.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations 
for a Rezoning Application for the property located at 202 Raynor Avenue. The proposal is to
rezone from the R-2 Zone, Two Family Dwelling District to the R1-S2 Zone, Restricted Small Lot 
(Two Storey) District, to subdivide the lot while retaining the existing heritage-designated house.
There is an associated Development Permit with Variance Application for the proposed small lot 
house, and a Heritage Alteration Permit with Variance for the existing house, which will be 
discussed in the accompanying reports.

The following points were considered in assessing this application:

the proposal is generally consistent with the Traditional Residential Urban Place 
Designation and objectives for sensitive infill development, as described in the Official 
Community Plan (OCP, 2012)
the proposal is consistent with the policies in the Small Lot House Rezoning Policy
(2002) and retains the existing heritage-designated house
the proposal is generally consistent with the Victoria West neighbourhood Plan (2018)
and is compatible with the established lot patterns.
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BACKGROUND

Description of Proposal

This Rezoning Application proposes to subdivide the property in order to create two small lots,
while retaining the existing heritage-designated house on one of the small lots. The 
Development Permit with Variance Application for the small lot house and the Heritage 
Alteration Permit with Variance Application for the existing house will be discussed in concurrent 
reports. 

Affordable Housing 

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

Tenant Assistance Policy

The proposal is to retain the existing house and add another dwelling unit. The house is owner-
occupied, therefore consistent with the Tenant Assistance Policy, a Tenant Assistance Plan is 
not required. 

Sustainability

As indicated in the applicant’s letter dated June 5, 2020 the following sustainability features are 
associated with the new small lot house proposal:

certified Passive House
on-site storm water management
Photovoltaic panel capability.

Active Transportation

The applicant has not identified any active transportation features associated with this 
application.

Public Realm

No public realm improvements beyond the basic City standard are proposed in association with 
this Rezoning Application.

Accessibility

The British Columbia Building Code regulates accessibility as it pertains to buildings. 

Land Use Context

The area is characterized by single family dwellings and commercial buildings. 

Immediately adjacent land uses include:

North – heritage-designated single family dwelling (across Raynor Avenue)
West – single family dwelling
East – commercial building
South – small lot single family dwelling.
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Existing Site Development and Development Potential

The site presently contains a single-family dwelling that is heritage-designated. 

Under the current R-2 Zone, Two Family Dwelling District, the property could be developed as a
duplex; or the uses in the R1-B Zone, Single Family Dwelling District, including a house 
conversion, or single family dwelling with a secondary suite or garden suite. 

Data Table

The following data table compares the proposal with the R1-B Zone, Single Family Dwelling 
District, and the proposed zone, R1-S2, Small Lot (Two Storey) Single Family Dwelling District.
While the property is zoned R-2, Two Family Dwelling District, it currently contains a single-
family dwelling and therefore the R1-B Zone, Single Family Dwelling District regulations apply.
An asterisk is used to identify where the proposal does not meet the requirements of the 
proposed Zone. Two asterisks are used to identify where there are legal, non-conformities with 
the existing structure.

Zoning Criteria
Proposal 
(existing 
house)

Proposal 
(small lot 

house)

Proposed 
Zone R1-S2

Existing 
Zone

R1-B

Site area (m2) - minimum 419.00 305.00 260.00 460.00

Lot width (m) - minimum 18.01 
(Raynor Avenue)

17.05
(Alston Street)

10.00 15.00

Density (Floor Space Ratio) 
- maximum

0.45 0.42 0.60 n/a

Total floor area (m2) -
maximum

188.00 128.00 190.00 n/a

Height (m) - maximum 7.29 7.50 7.50 7.60

Storeys - maximum 2 2 2 2

Basement yes yes Permitted Permitted

Site coverage (%) -
maximum

25.00 23.00 40.00 40.00

Setbacks (m) – minimum

Front yard 4.14 ** 
(Raynor Avenue)

3.49 *
(Alston Street)

6.00 7.50

Projections – stairs (max.) 1.22 n/a 2.50 2.50

Projections – porch roof n/a n/a 1.60 1.60
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Zoning Criteria
Proposal 
(existing 
house)

Proposal 
(small lot 

house)

Proposed 
Zone R1-S2

Existing 
Zone

R1-B

(max.)

Side yard 2.54 (west) 3.85 (north) 2.40 1.50

Side yard n/a 4.72 (south) 2.40 3.00

Side yard on flanking 
street

7.66
(Alston Street)

n/a 2.40 3.50 or 10%

Rear 3.07 *
(south)

6.00
(west)

6.00 7.50

Parking – minimum 1 1 1 1

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Victoria West
CALUC at a Community Meeting held on June 18, 2019. At the time of writing this report, a 
letter from the CALUC had not been received.

In accordance with the City’s Small Lot House Rezoning Policy, the applicant has polled the 
immediate neighbours and reports that 75% support the Application. Under this policy, 
“satisfactory support” is considered to be support in writing for the project by 75% of the 
neighbours.  The required Small Lot House Rezoning Petitions, Summary and illustrative map 
provided by the applicant are attached to this report.

ANALYSIS

Official Community Plan

The Official Community Plan (OCP, 2012) Urban Place Designation for the subject properties is 
Traditional Residential.  In accordance with the OCP, small lots are subject to DPA 15A: 
Intensive Residential – Small Lot.  Additionally, the OCP encourages infill to be developed in a 
way that respects sense of place, responding to existing heritage buildings, and retaining and 
enhancing heritage-designated properties. The proposal is consistent with the objectives of the 
OCP to support sensitive infill and to retain and enhance heritage-designated properties.

Victoria West Neighbourhood Plan

The Victoria West Neighbourhood Plan supports infill and small lot homes when they are 
compatible with the historical patterns. The Neighbourhood Plan identifies this area as the North 
Catherine Street Sub-Area. Within this area, small lots that meet the Small Lot Rezoning Policy
are considered to be supportable. Further, small lot proposals are not supported when the 
subdivision results in demolition of the existing house. The proposed new house is compatible 
within the context of the area and historical lot pattern, and the proposal retains the existing 
heritage-designated house. 
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Small Lot House Rezoning Policy 

The Small Lot House Rezoning Policy encourages sensitive infill development with an emphasis 
on ground-oriented housing that fits with the existing character of a neighbourhood. The 
proposed small lot meets the minimum lot size of 260m2 and lot width of 10m in the Policy.
Additionally, the Policy does not support demolition of existing houses to facilitate development 
of small lots.  The proposal retains the existing heritage-designated house.

Tree Preservation Bylaw and Urban Forest Master Plan

The goals of the Urban Forest Master Plan include protecting, enhancing, and expanding 
Victoria’s urban forest and optimizing community benefits from the urban forest in all 
neighbourhoods.

This permit application was received after October 24, 2019; therefore, it falls under Tree 
Preservation Bylaw No. 05-106 consolidated November 22, 2019. The tree inventory for the 
proposal, outlined in the arborist report, includes nine trees that may be impacted by the 
proposal: seven on the subject lot, and two trees on City property. Three trees are proposed for 
removal on the subject property including one bylaw protected purple-leaf plum. Removal is 
required for construction of the proposed dwelling and new retaining walls. The applicant is 
proposing to plant two trees on the subject lot, both of which will be bylaw replacement trees.

CONCLUSIONS

This proposal to rezone the subject property to allow for the creation of two small lots through 
subdivision, while retaining the existing heritage-designated house, and constructing one new 
small lot house is consistent with the applicable City policies and allows for a form of sensitive
development that generally fits with the existing neighbourhood context. Staff therefore 
recommend that Council consider supporting this application. 

ALTERNATE MOTION

That Council decline Rezoning Application No. 00724 for the property located at 202 Raynor 
Avenue.

Respectfully submitted, 

Chelsea Medd
Planner
Development Services Division

Karen Hoese, Director
Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manager:

Date:
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List of Attachments

Attachment A: Subject Map
Attachment B: Aerial Map
Attachment C: Plans date stamped June 9, 2020
Attachment D: Letter from applicant to Mayor and Council dated June 9, 2020
Attachment E: Design Summary from Waymark Architecture dated June 9, 2020
Attachment F: Small Lot House Rezoning Petition Map, Summary and Petitions
Attachment G: Tree Protection Plan dated February 28, 2020
Attachment H: Arborist Inventory dated February 13, 2020
Attachment I: Heritage Advisory Panel Minutes from May 12, 2020
Attachment J: Statement of Significance
Attachment K: Conservation Plan for 202 Raynor Avenue by Waymark Architecture Inc.
Attachment L: Correspondence (Letters received from residents).
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Committee of the Whole Report 
For the Meeting of August 6, 2020 
 

 

To: Committee of the Whole Date: July 9, 2020 

From: Karen Hoese, Director, Sustainable Planning and Community Development 

Subject: 
 

Development Permit with Variances Application No. 00137 for 202 Raynor 
Avenue 

 

 
RECOMMENDATION 
 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, and after the Public Hearing for Rezoning Application No. 00724, if it is approved, 
consider the following motion: 

“That Council authorize the issuance of Development Permit with Variance Application 
No. 00137 for 202 Raynor Avenue, in accordance with: 

1. Plans date stamped June 9, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. Reduce the front yard setback from 6.00m to 3.49m. 

3. The Development Permit lapsing two years from the date of this resolution.” 
 
LEGISLATIVE AUTHORITY 
 
In accordance with Section 489 of the Local Government Act, Council may issue a Development 
Permit in accordance with the applicable guidelines specified in the Community Plan.  A 
Development Permit may vary or supplement the Zoning Regulation Bylaw but may not vary the 
use or density of the land from that specified in the Bylaw. 
 
Pursuant to Section 491 of the Local Government Act, where the purpose of the designation is 
the establishment of objectives for the form and character of intensive residential development, 
a Development Permit may include requirements respecting the character of the development 
including landscaping, and the siting, form, exterior design and finish of buildings and other 
structures. 
 
EXECUTIVE SUMMARY 
 
The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit with Variance Application for the property located at 202 Raynor 
Avenue. The proposal is to subdivide the rear portion of the heritage-designated property to 
create a new lot, retain the existing heritage-designated house, and construct a small lot house 
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on the newly subdivided lot. The proposed variance for the new small lot house is to decrease 
the front yard setback from 6.00m to 3.49m.  
 
Concurrent with the application are: 

• Rezoning Application No. 00724 that proposes to change the zoning for both lots from 
the R-2 Zone, Two Family Dwelling District, to the R1-S2 Zone, Restricted Small Lot 
(Two Storey) District 

• Heritage Alteration Permit with Variance Application No. 00021 that proposes a variance 
for the existing house to reduce the rear yard setback.   

 
The following points were considered in assessing this application: 

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

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

• The proposal is consistent with the Victoria West Neighbourhood Plan (2018) which 
supports infill development when consistent with the context and character of the 
neighbourhood, and Small Lot House Design Guidelines. 

• The proposed variance for the new small lot house is to reduce the front yard setback. 
This variance is supportable given the setback variance could potentially reduce the 
shadow impact to neighbouring properties outdoor space, provides private outdoor 
space for the new lot, and it would generally fit with the established streetscape pattern.  

 
BACKGROUND 
 
Description of Proposal 
 
The proposal is to subdivide the rear portion of the property, while retaining the existing 
heritage-designated house, to create a new lot for a detached home. The Development Permit 
with Variance application relates only to the new small lot house and includes a variance for a 
reduced front yard setback from 6.00m to 3.49m. 
Specific details of the new small lot house include: 

• two storey building with a basement 

• designed to meet Passive House criteria  

• contemporary pitched roofline and front facing entry  

• extensive landscaping and rainwater management. 
 
ANALYSIS 
 
Development Permit Area and Design Guidelines 
 
The Official Community Plan identifies this property within Development Permit Area 15A: 
Intensive Residential - Small Lot.  The proposed design of the new small lot house is generally 
consistent with the Small Lot House Design Guidelines.  
 
The Design Guidelines encourage small lot houses to fit with the streetscape and 
neighbourhood context but does not preclude opportunities for contemporary design. It 
acknowledges that building patterns and rhythms should be respected, and these can be 
established by height, form, roof shape, massing, and details. The immediate context of the 
subject site is a mix of single-family dwellings and commercial buildings. There are four 
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heritage-designated houses on Raynor Avenue including the subject site, but none of the 
houses on this block of Alston Street are heritage-designated. The rooflines in the area are a 
mix of gable, hipped roofs, and some of the heritage homes have turrets. The proposed house 
is designed with an off-camber gable roof, with large eaves. Massing in the immediate context is 
quite varied, and the proposed house is similar in massing to the house to the south on Alston 
Street. The materials used in the neighbourhood are also varied, featuring stucco, horizontal 
siding, and shakes. The materials for the proposed house are fibre cement with hidden 
fasteners, with cedar soffits and wood trim.   
 
The siting of new small lots should respect the topography and adjoining properties in terms of 
shading, privacy and significant views. The proposed house is sited toward the front of the 
property, similar to the neighbours to the south. By siting the house further toward the front of 
the property, it reduces potential shading of the rear yard and deck for the neighbours to the 
west, and for the outdoor patio of the heritage-designated house. The proposed house will sit 
slightly above street level due to the slope of the site and design of the building, and the existing 
retaining wall will be re-built on the subject property to reflect the retaining wall in front of the 
heritage-designated house.  
 
The design guidelines acknowledge that entries and windows make up the most distinctive 
elements of a house façade and encourage having apparent and clear entries. The proposed 
house has stairs to a prominent door with large windows spanning two stories. The guidelines 
encourage echoing character elements or introducing an equivalent focal detail. The proposal 
introduces a new design style that emphasizes the entry and creates a welcoming focal point.  
 
Window placement should respect the privacy of neighbouring properties. The south side yard 
has a setback of 4.72 metres to provide breathing room for the neighbour’s property. Though 
windows are proposed on the south side, there is no overlap between windows on the proposed 
house and neighbours house. Landscaping and a fence are also proposed to provide a visual 
buffer. 
 
Parking for small lots is encouraged to be on the side or rear yard to reserve the front yard for 
open space, with landscaping and materials that make the parking stall an integral part of the 
landscaping. Parking for the proposed house is located adjacent to the new parking stall 
provided for the existing house. The two parking stalls, one on each lot, will be separated with a 
short fence with privacy vines and permeable paving.  
 
Landscaping is an important element of design and proposed landscaping should fit with the 
existing character found in the neighbourhood. The existing neighbourhood has quite extensive 
and mature gardens. The proposal includes building a retaining wall with reclaimed stone from 
the existing retaining wall. As well, several trees will be planted along the frontage with garden 
beds. The sides and rear yard will also be landscaped with rain gardens and water features.  
 
Victoria West Neighbourhood Plan 
 
The Victoria West Neighbourhood Plan supports infill development consistent with the Small Lot 
Design Guidelines, and guidelines for Vic West. It supports a variety of modest setbacks, with 
sufficient space for landscaping, and respect for patterns on the street.  
 
The Neighbourhood Plan also recognizes that potential infill should maintain existing character 
and retain existing heritage-designated buildings. The proposal retains the existing heritage-
designated house, and slightly modifies some of the landscaping and the parking location.  
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Regulatory Considerations 

The proposed variance from the Zoning Regulation Bylaw is to reduce the front yard setback 
from 6.0m to 3.49m.  

The Victoria West Neighbourhood Plan recognizes there are a variety of modest front setbacks 
found in Victoria West. It encourages sufficient space for landscape but also respect for existing 
patterns along the street, which can vary between 3.5 and 6.0 metres. The Small Lot Policy also 
encourages front setbacks that generally fit with the established streetscape. The proposed 
setback is 3.49 metres, which is slightly smaller than the two neighbouring houses to the south. 
The existing heritage-designated house faces Raynor Avenue and has a generous side yard of 
7.66 metres on Alston Street.  

The variance to reduce the front yard setback is generally in line with other nearby houses and 
allows more sunlight onto outdoor spaces; therefore, staff would consider this variance 
supportable. 

CONCLUSIONS 

The proposal to construct a new small lot house is consistent with Development Permit Area 
15A: Intensive Residential – Small Lot.  The small lot house is a form of infill development that is 
sensitive to the character of the neighbourhood including the existing heritage house. Staff 
recommend that Council consider supporting this application. 

ALTERNATE MOTION 

That Council decline Development Permit Application No. 00137 for the property located at 202 
Raynor Avenue. 

Respectfully submitted, 

Chelsea Medd 
Planner 
Development Services Division 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

• Attachment A: Subject Map

• Attachment B: Aerial Map

• Attachment C: Plans date stamped June 9, 2020

• Attachment D: Letter from applicant to Mayor and Council dated June 9, 2020

• Attachment E: Design Summary from Waymark Architecture dated June 9, 2020

August 5, 2020
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• Attachment H: Arborist Inventory dated February 13, 2020 

• Attachment I: Heritage Advisory Panel Minutes from May 12, 2020 

• Attachment J: Statement of Significance 

• Attachment K: Conservation Plan for 202 Raynor Avenue by Waymark Architecture Inc. 

• Attachment L: Correspondence (Letters received from residents). 
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Committee of the Whole Report
For the Meeting of August 6, 2020

To: Committee of the Whole Date: July 9, 2020

From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Heritage Alteration Permit with Variance Application No. 00021 for 202 
Raynor Avenue

RECOMMENDATION

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council and after the Public Hearing for Rezoning Application No. 00724, if it is approved, 
consider the following motion:

“That Council authorize the issuance of Heritage Alteration Permit with a Variance 
Application No. 00021 for 202 Raynor Avenue, in accordance with:

1. Plans, date stamped June 9, 2020.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variance:
i. To reduce the required rear yard setback from 6 metres to 3 metres.

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.

4. Heritage Alteration Permit with Variance lapsing two years from the date of this 
resolution.”

LEGISLATIVE AUTHORITY

In accordance with Sections 617 and 618 of the Local Government Act, Council may issue a 
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the 
heritage protection of the property, including: (i) conditions respecting the sequencing and 
timing of construction, (ii) conditions respecting the character of the alteration or action to be 
authorized, including landscaping and the siting, form, exterior design and finish of buildings and 
structures and (iii) security.  Council may refuse to issue a Heritage Alteration Permit for an 
action that, in the opinion of Council, would not be consistent with the purpose of the heritage 
protection of the property.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations 
for a Heritage Alteration Permit with a Variance application for the property located at 202 
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Raynor Avenue. The proposal is to subdivide the rear portion of the heritage-designated 
property to create a new lot, alter the retaining wall along the Alston Street frontage to create a 
new parking space for the existing house and reduce the rear yard setback from the newly 
created rear lot line.

Concurrent with the application are:

Rezoning Application No. 00724 that proposes to change the zoning for both lots from 
the R-2 Zone, Two Family Dwelling District, to the R1-S2 Zone, Restricted Small Lot 
(Two Storey) District.
Development Permit with Variances Application No. 00137, which relates to the 
proposed new dwelling on the new lot. 

The heritage-designated, 2-storey Queen Anne style house located at 202 Raynor Avenue was 
built in 1894. It is located at the south west corner of Raynor Avenue and Alston Street and 
elevated above both adjacent streets. As part of the proposal, the applicant prepared a 
statement of significance for the building and a concise building condition assessment 
(attached).

The following points were considered in assessing this application:

the application is consistent with policies in the Official Community Plan (OCP, 2012)
under Chapter 8: Placemaking - Urban Design and Heritage
the proposal is generally consistent with the objectives of Development Permit Area 
(DPA) 15A: Intensive Residential- Small Lot Development
the proposal is generally consistent the Victoria West Neighbourhood Plan (2018) and
the Standards and Guidelines for the Conservation of Historic Places in Canada

The application was reviewed by the Heritage Advisory Panel at its May 12, 2020 meeting and 
was recommended for approval with the following changes:

For further consideration be given to the compatibility of the design [of the new infill 
dwelling] with the historic nature of the heritage house and neighbourhood.  

Staff have reviewed the compatibility of the design with the immediate context and concluded 
that it is sufficiently compatible with the heritage house and the Alston Street context.

BACKGROUND

Description of Proposal

The application proposes to subdivide the rear portion of the heritage designated property in 
order to create a new lot for a detached home. The HAV application relates only to the existing 
house and includes a variance for a reduced rear yard setback. Also proposed is the alteration 
of the retaining wall along Alston Street to create a new driveway access and parking space for 
the existing house. The existing house would not be physically altered in any way. An accessory
building at the rear of the house, which does not have heritage significance, would be 
demolished.

The following data table compares the proposal with the existing R1-B, Single Family Dwelling 
District and the proposed R1-S2 Zone, Restricted Small Lot (Two Storey) District.  An asterisk is 
used to identify where the proposal is less stringent than the existing Zone. A double asterisk 
indicates an existing condition.
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Zoning Criteria
Proposal 
(existing 
house)

Proposal 
(small lot 

house)

Proposed 
Zone R1-S2

Existing 
Zone

R1-B

Site area (m2) - minimum 419.00 305.00 260.00 460.00

Lot width (m) - minimum 18.01 
(Raynor Avenue)

17.05
(Alston Street)

10.00 15.00

Density (Floor Space Ratio) 
- maximum

0.45 0.42 0.60 n/a

Total floor area (m2) -
maximum

188.00 128.00 190.00 n/a

Height (m) - maximum 7.29 7.50 7.50 7.60

Storeys - maximum 2 2 2 2

Basement yes yes Permitted Permitted

Site coverage (%) -
maximum

25.00 23.00 40.00 40.00

Setbacks (m) – minimum

Front yard 4.14 **
(Raynor Avenue)

3.49 *
(Alston Street)

6.00 7.50

Projections – stairs (max.) 1.22 n/a 2.50 2.50

Projections – porch roof 
(max.)

n/a n/a 1.60 1.60

Side yard 2.54 (west) 3.85 (north) 2.40 1.50

Side yard n/a 4.72 (south) 2.40 3.00

Side yard on flanking 
street

7.66
(Alston Street)

n/a 2.40 3.50 or 10%

Rear 3.07 *
(south)

6.00
(west)

6.00 7.50

Parking – minimum 1 1 1 1
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Description of Historic Place

The two-storey Queen Anne style house at 202 Raynor Street was built in 1894. Construction of 
the house followed a period of population growth and a series of investments in public buildings 
and regional infrastructure in the 1880’s, including the Esquimalt and Nanaimo Railway. The 
original owner of the house was a plumber named Robert Nott. Character-defining elements 
include the following:

form, scale and massing of the house
patterned wood shingles
decorative corner brackets on the ground floor bay window and porch
hipped main roof and gables on all sides
squared palladian windows in the upper bays and Queen Anne glass in all bays.

The rear yard landscaping, retaining wall and the size and shape of the lot do not have any 
particular significance according to the City’s files or the Victoria Heritage Foundation records. 
The heritage designation by-law does not protect the land or any landscape features.

Building Condition

The building is in excellent condition according to the architect’s building condition assessment. 
Staff confirmed this finding in a follow-up site inspection. The owner has completed 
maintenance to the house at regular intervals and prepared a maintenance history for a future 
owner.

ANALYSIS

The following sections provide a summary of the application’s consistency with the relevant City 
policies, regulations and guidelines.

Consistency with Policies and Design Guidelines

Official Community Plan

The proposal outlined in the application is consistent with the OCP and advances the following 
policies:

8.6 Conserve and enhance the heritage value, character and special features of areas, 
districts, streetscapes, cultural landscapes and individual properties throughout the city.

8.52 Continue to enable and support heritage conservation through incentives and 
allowances including, but not limited to: property tax reductions; grants; bonus density 
provision; and, zoning variances.

8.55 Continue to produce and update, as required, statements of significance for all property 
on the heritage register.

The urban place designation of the property is Traditional Residential, which generally supports 
modest infill in the form of new ground-oriented dwellings. 

The proposal includes this property in Development Permit Area (DPA) 15A: Intensive 
Residential- Small Lot Development. Objectives of the designation include accommodating 10% 
of Victoria’s expected population growth and housing growth in Small Urban Villages and 
residential areas, accommodating gradual, small scale housing growth in Traditional Residential 
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areas, integrating more intensive residential development on small lots, achieving high quality 
architecture, landscape and urban design and integrating compatible infill development into
Traditional Residential areas. 

The subdivision of the lot for a new dwelling meets the Development Permit Area’s objectives of 
modest intensification and both houses demonstrating compatibility with the surrounding area in 
their adherence to the majority of zoning standards under the proposed R1-S2 Zone, Restricted 
Small Lot (Two Storey) District. The high level of conformity with the standards indicates that the 
proposed subdivision and new house are an appropriate form of intensification under the OCP 
and Zoning Regulation Bylaw. The existing lot is of a sufficient size that despite the subdivision, 
both the new house and the existing house exceed the majority of setback requirements, and
are under the maximum allowed floor space ratio of 0.45, which is well below the zoning 
standard of 0.6. The height of the new dwelling also complies with the height limit in the Zoning 
Bylaw. 

Small Lot House Rezoning Policy

The proposal also complies with the Small Lot House Rezoning Policy, which states that a small 
lot rezoning is not intended to facilitate the demolition of an existing house and that care should 
be taken to conserve heritage features of the property. The proposal retains all features of 
significance on the property. 

Victoria West Neighbourhood Plan (2018)

The proposed subdivision of the lot, retention of the existing heritage house and construction of 
a new small lot house on the subdivided parcel is consistent with the Victoria West 
Neighbourhood Plan (2018), which encourages a mix of housing sizes, costs, tenures and types 
in Traditional Residential Areas. Under the plan, the property is located in the North Catherine 
Street Sub-Area. Housing types envisioned in the area include “Small Lot Houses” such as the 
proposed. 

The proposal is consistent with Section 6.8- Heritage Considerations, which states that 
redevelopment should retain existing buildings of heritage merit. The redevelopment of the lot 
without any physical impact to the existing house is also consistent with Section 10-Heritage.

Standards and Guidelines for the Conservation of Historic Places in Canada

Because there are no physical alterations to any character defining elements of the property, it 
is staff’s opinion that the proposal is consistent with the Standards and Guidelines for the 
Conservation of Historic Places in Canada. Staff consider the subdivision to be supportable, 
because none of the property’s landscape features are identified as character-defining elements 
in the City’s file, the applicant’s statement of significance or Victoria Heritage Foundation 
records.

Regulatory Considerations

Rear Yard Setback Variance

The proposal includes a variance to permit a reduced rear yard setback from 6 metres to 3
metres. The proposed rear yard setback reduction of 3 metres still leaves a functional, rear yard 
buffer between the back wall of the heritage house and the new lot line, and the east side yard 
setback of over 7 metres ensures that future residents still have a generously sized yard facing 
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Alston Street. The new proposed small lot house includes a 3.8 metre side yard setback to the 
newly created property line for a combined 6.8 metre distance between the houses. In staff’s 
opinion, the rear yard setback variance is minor in nature and considered supportable.

ISSUES AND ANALYSIS 

Statement of Significance

The applicant’s architect prepared the attached statement of significance for the site based on 
information from the City’s files and Victoria Heritage Foundation records. Staff reviewed it for 
consistency with the provincial guidelines for statements of significance.

Heritage Advisory Panel

The application was reviewed by the Heritage Advisory Panel at its May 12, 2020 meeting and 
was recommended for approval with the following changes:

for further consideration be given to the compatibility of the design [of the infill dwelling]
with the historic nature of the heritage house and neighbourhood.  

Staff completed a review of the design and concluded that the design of the infill dwelling is 
sufficiently compatible with the heritage house and the streetscape. Being a corner property, the 
heritage designated house has two frontages on two different streetscapes- Raynor Avenue and 
Alston Street. The front of the heritage house faces Raynor Avenue, which includes multiple 
heritage designated properties on both sides of the street forming a cohesive group with shared 
characteristics. However, much of the side elevation of the heritage house facing Alston Street
is screened from view by existing vegetation and is not clearly visible along its whole length.
Alston Street is eclectic and has new and renovated houses on the west side of the street and
plain, industrial and commercial buildings on the east side of the street. The design of the infill 
house, which faces Alston Street reflects the diversity of building forms, while including wood 
trim around the windows, a pitched roof and wood trim at the gable end. These features are also 
found on the heritage house and the house immediately south of the new proposed lot.

In assessing whether fundamental changes to the infill house’s design were necessary, staff 
also considered its purposeful design, intended to achieve the passive house standard. For 
example, the asymmetric roofline of the house, which has a longer slope and larger surface 
area facing south will maximize the number of photovoltaic panels that can be oriented towards 
the sun. The long, projecting eaves passively shade the large south facing windows from direct 
sunlight. While these features are not found elsewhere on the street, the sustainability goals 
they will achieve are supported in the OCP.

The Standards and Guidelines for the Conservation of Historic Places in Canada urges new 
construction on a heritage property to achieve a balance between mere imitation of the existing 
form and pointed contrast. While the design of the infill house contrasts with the heritage house, 
staff do not believe it represents a pointed contrast. The pitched roof form, wood window trim 
and wood trim at the gable end of the infill house soften its appearance, while the absence of 
heritage character on Alston Street and the sustainability objectives of the project help justify a 
more contemporary design approach.

CONCLUSIONS

The proposal to subdivide the rear portion of the heritage designated property in order to create 
a new small lot for a detached home is consistent with the applicable City policies and 

53



Committee of the Whole Report July 9, 2020
Heritage Alteration Permit with Variance Application No. 000179 for 202 Raynor Avenue Page 7 of 7 

guidelines, and allows for a modest form of infill to be constructed on the newly created lot. The
proposal has no physical impacts to the heritage designated building. Staff therefore 
recommend that Council consider supporting the proposal.

ALTERNATE MOTION

That Council decline Heritage Alteration Permit with a Variance Application No. 00021 for the 
property located at 202 Raynor Avenue.

Respectfully submitted, 

John O’Reilly, Senior Heritage Planner
Sustainable Planning and Community 
Development Department

Karen Hoese, Director
Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manager:

Date:

List of Attachments

Attachment A: Subject Map
Attachment B: Aerial Map
Attachment C: Plans date stamped June 9, 2020
Attachment D: Letter from applicant to Mayor and Council dated June 9, 2020
Attachment E: Design Summary from Waymark Architecture dated June 9, 2020
Attachment F: Small Lot House Rezoning Petition Map, Summary and Petitions
Attachment G: Tree Protection Plan dated February 28, 2020
Attachment H: Arborist Inventory dated February 13, 2020
Attachment I: Heritage Advisory Panel Minutes from May 12, 2020
Attachment J: Statement of Significance
Attachment K: Conservation Plan for 202 Raynor Avenue by Waymark Architecture Inc.
Attachment L: Correspondence (Letters received from residents)
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CITY OF VICTORIA 
HERITAGE ADVISORY PANEL 

MEETING MINUTES 
MAY 12, 2020 

Present: Pamela Madoff, Chair 
Julie Bréhéret  
Doug Campbell  
Katie Cummer  
Graham Walker 
Shari Khadem 
Steve Barber 

Absent: Lisa MacIntosh, Hal Kalman 

Staff: John O’Reilly, Senior Heritage Planner 
Alison Meyer, Assistant Director, Development Services 
Andrea Walker Collins, Planning Secretary 

The Chair called the meeting to order at 12:05pm. 

1. Adoption of the Agenda

Moved by Shari Khadem Seconded by Katie Cummer 

Carried Unanimously  

2. Adoption of the Minutes of the March 10, 2020 Meeting

Moved by Doug Campbell Seconded by Shari Khadem 

Carried Unanimously  

3. Announcements

John O’Reilly:

Introduction of Andrea Walker Collins, the new Planning Secretary providing
administrative support to the Heritage Advisory Panel (HAPl).

Victoria High School is moving forward with their seismic upgrade as well as
constructing an addition. City staff have met with the applicant. As a courtesy the
applicant would like to present to the HAPl. The building is on the Heritage Registry,
but is not designated. No permits are required for the alterations to the building. There
will be an opportunity for Panel members to tour the building in the coming weeks.

The Heritage-Designated house at 223 Robert Street was reported by local media
regarding a fire. The owner and their insurance provider wish to restore the building.
Early indications are that there is extensive damage, but it could be restored. A full
report is not yet available.
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 The current Panel members’ terms will expire at the end of June. Any members who 
are serving on their third term will not be able to apply at this time. An open call for 
applicants is now available until May 27th.

 
 Steve Barber joined the meeting at 12:22pm.  
 
4. 404 Henry Street 

Heritage Designation Application No. 00189 
 
 John O’Reilly provided an introduction to the application. 
 
 Motion  

That Council approve the designation of the property located at 404 Henry Street, 
pursuant to Section 611 of the Local Government Act, as a Municipal Heritage Site, and 
that first and second reading of the Heritage Designation Bylaw be considered by Council 
and a Public Hearing date be set. 

 
 Moved by Doug Campbell   Seconded by Shari Khadem 
 
 Comments:  

 Doug Campbell said the site is beautiful both inside and outside of the building     
structure, and that he believes the site is deserving of a designation.  

 Shari Khadem said the building is significant because of its uniqueness.  

 Steve Barber noted that the landscaping should be included in the Statement of 
Significance. 

 Pamela Madoff expressed her support for the application and said that this is an 
important historical architect in the community. Would like the Statement of 
Significance to include that the site determined the specific design of the building.  

 
       Carried unanimously  
 
 
5. 202 Raynor Avenue 

Heritage Alterations with Variance Permit Application No. 00021  
 

 John O’Reilly provided an introduction to the application.  
 
 Comments and Questions:  
 

 What will be the nature of the design review of the new house to ensure some degree 
of compatibility to the heritage house?  

o John O’Reilly responded that the review will be based on the local area plan and 
does not believe there is a precedent for the design to reference the Queen Anne 
Design, as the neighbourhood is not consistently referencing this design.  

 Has there has been any feedback from the neighbours regarding the subdivision of the 
property?  
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o John O’Reilly responded that the Planner who is overseeing the Rezoning 
application would need to respond to that question.  

o Pamela Madoff noted that Rezoning applications require an extensive process of 
reaching out to the community for feedback.  

 Doug Campbell commented that he supports the desire to increase density as long as 
the character of the neighbourhood is maintained. He expressed dissatisfaction in lost 
green space for the existing house. He would prefer a new, modern building that is 
reflecting the nature of the district. He noted general support for the proposal.  

 Steve Barber agrees with Doug Campbell’s statement and says that he has no 
objection to a new subdivision, but that the design should be subjected to a design 
review to ensure compatibility with the heritage house. 

 
 Motion  
 
 That the Heritage Advisory Panel recommend to Council that Heritage Alteration Permit  
 with a Variance Application No. 00021 for 202 Raynor Street be approved as presented. 
 
 Moved by Pamela Madoff    Seconded by Doug Campbell 
 
         Defeated unanimously 
 
 Motion 
 

That the Heritage Advisory Panel recommend to Council that Heritage Alteration Permit 
with a Variance Application No. 00021 for 202 Raynor Street be approved with the 
following changes:  

 For further consideration be given to the compatibility of the design with the 
historic nature of the heritage house and neighbourhood.  

 
Moved by Steve Campbell    Seconded by Katie Cummer 
 
        Carried unanimously  

 
 
Adjournment:  1:37 pm 
 
Motioned by Graham Walker  
Seconded by Katie Cummer   
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From: >
Sent:
To:
Subject:

To Whom it may concern,
My partner and I are the property owners of 1021 Catherine street and would like to express our support for
the owners of 202 Raynor Avenue to subdivide their lot. We do not believe that it would be a detriment to the
neighbourhood to allow for another dwelling on the aforementioned lot. Although we will not be able to
attend the meeting on June 18th, we wish to offer our support to the proposed Land Use change. If you have
any further questions or concerns, please do not hesitate to contact us at either of the phone numbers or
emails below.
Sincerely,
Andrea Merrick
&
Gary Wong
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Victoria BC V8X 4C9

Confidential Notice:

The documents accompanying this email transmission may contain confidential information which is legally 
privileged.  The information is solely for the use of the addressee named above.  You are hereby notified that any 
disclosure, copying, amending, distribution or other use of the contents of this email or attached information is strictly 
prohibited.  The original copy located at our office is the only authentic copy.  If you have received this email in error, 
please send a return email and delete this email from your system.

From: Scanner - Cornerstone Properties  
Sent: June-07-19 9:58 AM 
To: Jamie Wyman 
Subject: Message from KMBT_552 
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Pamela Martin

From: Virginia Rego >
Sent: September 8, 2020 6:37 PM
To: Public Hearings
Subject: 202 Raynor Avenue

Regarding the proposed bylaw variance for 202 Raynor Avenue, I support this amendment to make this into the new zone 
R1-S2 Zone, Restricted Small Lot (Two Storey) District. 
 
Sincerely, 
Virginia Rego 
105-90 Regatta Landing 
Victoria, BC V9A 7R2 
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Pamela Martin

From: Martin Townson 
Sent: September 11, 2020 4:46 PM
To: Public Hearings
Subject: Zoning Regulation Bylaw, Amendment Bylaw (No. 1235) No. 20-090

 
Hello: 
 
  My comments refer to: 
 
  Legal Description:  PID:008‐921‐709 
 
  I fully support this application and have no objections of any sort with this application.  I feel it will have no 
negative impact on the neighbourhood and certainly not Raynor Avenue as the lot will be accessed from Alston St. 
 
  I reside at 218B Raynor Avenue, which is  only 3 lots away from the lot under this rezoning application. 
 

Take care, stay healthy  physically, mentally, and emotionally সহ঺঻ 
Martin Townson 
218 B Raynor Avnue 
Victoria  BC   V9A 3A2 
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To:  Members of Council       September 16, 2020 

Re: 202 Raynor Development Permit with Variance Application  
 
We are the owners of 1040 Alston St., the property to the south that directly abuts 202 Raynor. Our lot is small 
(42.9 ft. wide X 68.2 ft. deep) and the house is set-back approx. 24 ft. from the sidewalk.   
 
The developers of 202 Raynor are seeking a variance to reduce the front set-back from Alston St. to 3.49 meters 
(11 ft. 5 inches).  According to the architect’s plans for the new infill house, there will be a 4 ft. wide deck and 
roof overhang that extends a further 4 feet into that set-back, essentially reducing the front yard to 7 ft. and 
bringing structural elements into the set-back zone.   
 
We are opposed to the proposed reduction in set-back.   If approved, this variance will situate the new dwelling 
a minimum of 11 ft. forward of our home.  Facing us will be a two-story wall of glass, effectively eliminating the 
existing privacy of our front yard and garden. Another significant concern is that residents of the proposed 
structure may have exceptional visual access into the front rooms of 1040 Alston which are the living room and 
master bedroom, and den/study. The Perspective View of the development plans (DP 005) shows this bank of 
windows (attached pictures A and B). The existing privacy hedge between the two properties will be removed, 
further exposing our front yard to full view. 
 
Because our lot is small the garden in the front is as important to us as that at the rear of our property.  Two 
photos of the front entry and garden are attached (pictures C and D). In addition, we are concerned about the 
effect this building will have on the nightscape.  During the evening hours, the light emanating from the gallery 
of windows will dominate the street, both at the front and the side facing us.  Landscaping will not address this 
light pollution.  
 
In their request for variance, the owners note that the new build needs to be situated far forward to preserve 
the privacy of the neighbours to the west of 202 Raynor as well as to maximize their enjoyment of the rear of 
their existing home. It also affords an ample backyard for the new build.  However, this compromise does not 
take into consideration the effects that the design of the proposed dwelling and its location has on us.   I, Paul 
Munson, attended the Vic West community meeting in June of 2019 and the placement of the proposed build 
was not discussed with me then or subsequently (contrary to Mr. King’s letter to Mayor and the Council).  I only 
recall that community members objected to the appearance of the proposed structure.  We note that in the 
request for variance the south side of 202 Raynor is presented as 55.5 feet. BC Assessment provides a depth of 
60 feet.  
 
We are opposing the variance application for the reasons outlined above. 
 
Additionally, we would like to point out that the protrusion of this angular building will significantly alter the 
appearance of the streetscape as you travel on Alston.  The modern design does not fit well with the existing 
conventional housing, and the proposal for an additional driveway on Alston will also harden the 
streetscape.  We believe it is important to maintain the maximum space for greenery on the west side of Alston 
especially in view of the commercial zoning on the east side of the street. 
 
Sincerely, 
 
Janet and Paul Munson 
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Pictures A and B. Front of 1040 Alston 
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Pictures C. and D. 1040 Alston front garden  
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NO. 20-090 
 

A BYLAW OF THE CITY OF VICTORIA 
 

The purposes of this Bylaw are to rezone land known as 202 Raynor Avenue from the R-2 
Zone, Two Family Dwelling District to the R1-S2 Zone, Restricted Small Lot (Two Storey) 
District. 
 
The Council of The Corporation of the City of Victoria enacts the following provisions: 
 
1 This Bylaw may be cited as the “ZONING REGULATION BYLAW, AMENDMENT 

BYLAW (NO. 1235)”. 
 

2 The land known as 202 Raynor Street, legally described as PID: 008-921-709, Lot 157A, 
Block U, Section 31, Esquimalt District, Plan 549, and shown hatched on the attached 
map, is removed from the R-2 Zone, Two Family Dwelling District, and placed in the R1-
S2 Zone, Restricted Small Lot (Two Storey) District. 

 
 
READ A FIRST TIME the   3rd  day of    September  2020 
 
 
READ A SECOND TIME the   3rd  day of    September  2020 
 
 
Public hearing held on the   day of       2020 
 
 
READ A THIRD TIME the   day of        2020 
 
 
ADOPTED on the     day of        2020 
 
 
 
 
 
 
 

CITY CLERK    MAYOR 
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Minutes from the daytime Council Meeting 

September 3, 2020

  

 
 

G. BYLAWS 

 

G.2 Bylaw for 727-729 Johnson Street: Heritage Designation Application No. 
000153 

Moved By Councillor Thornton-Joe 
Seconded By Councillor Potts 

That the following bylaw be given first and second readings: 

1. Heritage Designation (727-729 Johnson Street) Bylaw No. 20-012 

 

CARRIED UNANIMOUSLY 
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Council Report  August 18, 2020 
727-729 Johnson Street: Heritage Designation Application No. 000153 Page 1 of 1 

  

 
Council Report 
For the Meeting of September 3, 2020 
 

 

To: Council Date: August 18, 2020 

From: C. Coates, City Clerk 

Subject: 727-729 Johnson Street: Heritage Designation Application No. 000153 

 

 
RECOMMENDATION 
 
That the following bylaw be given first and second readings: 
1. Heritage Designation (727-729 Johnson Street) Bylaw No. 20-012 
 
BACKGROUND 
 
Attached for Council’s initial consideration is a copy of the proposed Bylaw No. 20-012. 
 
The issue came before Council on May 28, 2020 where the following resolution was approved: 
 
727-729 Johnson Street: Heritage Designation Application No. 000153 
That Council approve the designation of the exterior of the property located at 727-729 Johnson 
Street, first constructed in 1910 and restored in 2019, pursuant to Section 611 of the Local 
Government Act, as a Municipal Heritage Site, and that first and second reading of the Heritage 
Designation Bylaw be considered by Council and a Public Hearing date be set. 
 
 
Respectfully submitted,  

 
Chris Coates         
City Clerk        
 
 
 
Report accepted and recommended by the City Manager:    
 

 
Date:    

 
 
List of Attachments: 

• Bylaw No. 20-012 

August 20, 2020
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Council Meeting Minutes
May 28, 2020 7 

H.1.b Report from the May 14, 2020 COTW Meeting 
 
H.1.b.b 727-729 Johnson Street: Heritage Designation Application 

No. 000153 (Downtown) 
 

Moved By Councillor Thornton-Joe 
Seconded By Councillor Alto 
 
That Council approve the designation of the exterior of the property 
located at 727-729 Johnson Street, first constructed in 1910 and 
restored in 2019, pursuant to Section 611 of the Local Government 
Act, as a Municipal Heritage Site, and that first and second reading 
of the Heritage Designation Bylaw be considered by Council and a 
Public Hearing date be set. 

 
CARRIED UNANIMOUSLY 
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Committee of the Whole 
May 14, 2020 5 

 

E.2 727-729 Johnson Street: Heritage Designation Application No. 000153 
(Downtown) 

Committee received a report dated May 7, 2020 from the Director of Sustainable 
Planning and Community Development regarding a Heritage Designation 
Application for the property located at 727-729 Johnson Street.  The owner of the 
property is requesting that the restored front, side and rear elevations be heritage 
designated.  

Moved By Councillor Alto 
Seconded By Councillor Loveday 

That Council approve the designation of the exterior of the property located at 727-
729 Johnson Street, first constructed in 1910 and restored in 2019, pursuant to 
Section 611 of the Local Government Act, as a Municipal Heritage Site, and that 
first and second reading of the Heritage Designation Bylaw be considered by 
Council and a Public Hearing date be set. 

CARRIED UNANIMOUSLY 
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Committee of the Whole Report 
For the Meeting of May 14, 2020 

To: Committee of the Whole Date: May 7, 2020 

From: Karen Hoese, Director, Sustainable Planning and Community Development 

Subject: Heritage Designation Application No. 000153 for 727-729 Johnson Street 

RECOMMENDATION 

That Council approve the designation of the exterior of the property located at 727-729 Johnson 
Street, first constructed in 1910 and restored in 2019, pursuant to Section 611 of the Local 
Government Act, as a Municipal Heritage Site, and that first and second reading of the Heritage 
Designation Bylaw be considered by Council and a Public Hearing date be set. 

LEGISLATIVE AUTHORITY 

In accordance with Section 611 of the Local Government Act, Council may designate real 
property, in whole or in part, as protected property. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding an owner request to heritage designate the exterior of the building, specifically the 
restored front, side and rear elevations of the property located at 727-729 Johnson Street. The 
building was first constructed in 1910 and restored in 2019 and has heritage value for its 
historical associations with an important phase in the City’s urban history and with historically 
significant persons. The building forms part of a row of intact character buildings on the south 
side of Johnson Street. Through the rehabilitation of its distinctive 1910 features, the building 
has gained sufficient heritage character to merit designation. The rehabilitation was completed 
in accordance with the Standards and Guidelines for the Conservation of Historic Places in 
Canada. 

The designation of this building is generally consistent with Section 8: “Placemaking: Urban 
Design and Heritage” of the Official Community Plan (2012), with Section 8, “Heritage” of the 
Downtown Core Area Plan 2011 and with the Victoria Heritage Thematic Framework. 

The application was reviewed by the Heritage Advisory Panel at its August 11, 2015 meeting 
and it recommended that Council consider approving the designation of the property subject to 
the applicant restoring the building to its 1910 appearance consistent with the Standards and 
Guidelines for the Conservation of Historic Places in Canada.  
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BACKGROUND 

In 2015, the property owner applied for a Zoning Bylaw Amendment (REZ00502) and a 
Development Permit (DP000453) in order to construct a two-storey addition to the existing office 
building and convert it to a mixed-use building featuring ground floor commercial uses and 
residential above. The property owner also applied to designate the exterior of the building. At 
the time, the front facade featured numerous alterations that made it unrecognizable as historic.  

The application was reviewed by the Heritage Advisory Panel at its August 11, 2015 meeting 
and it was recommended that Council consider Heritage Designation Application No. 000153 for 
the property located at 727 Johnson Street and consider the following comments: 

 That Council urge the applicant to restore the property consistent with the Standards and 
Guidelines for the Conservation of Historic Places in Canada and the original design, and 

 That said restoration would strengthen the existing historical architecture of the south 
side of this block on Johnson Street, carrying on the rhythm of the three existing 
character buildings. 

Staff recommended that Council decline the designation of the building in its unrestored 
condition. On May 26, 2016, City Council voted to approve the rezoning and development 
permit subject to registration of a legal agreement securing the restoration of the building. 

The owner entered into a Section 219 Agreement securing the restoration of the building based 
on a Heritage Conservation Plan by Donald Luxton and Associates Inc. on October 3, 2016 and 
the agreement was since registered on title. 

Since 2016, the owner has completed the restoration of the building in accordance with the 
Heritage Conservation Plan. The heritage consultant who completed the plan reviewed the 
work, confirmed its compliance with the plan, and prepared the attached updated Statement of 
Significance.  

Description of Proposal 

The building located at 727-729 Johnson Street, also referred to as the Garesché Stables & 
Offices, is a three-storey commercial building built in 1910 and altered in 2018 with a two-storey 
rooftop addition. The exterior three-storey façade of 727-729 Johnson Street has been 
rehabilitated to its 1910 appearance based on historic plans and photos.  Its character-defining 
elements include its continuous commercial use; form, scale and massing; construction 
materials; red brick side walls; Edwardian-era design features like its tripartite articulation and 
banked upper floor windows; and its restored fenestration including wooden storefronts, stable 
doors and double-hung two over two wooden sash windows.  The building contains ground floor 
commercial uses and upper storey residential uses. The building is also valued for its 
association with prolific architect and contractor George Charles Mesher and its original owner, 
Dr. Arthur John Garesché. 

Condition/Economic Viability 

The subject building has been extensively restored and is in excellent condition. 

ANALYSIS 

The following sections provide a summary of the application’s consistency with the relevant City 
policies and guidelines. 

 

159



 

 

Committee of the Whole Report May 7, 2020 
Heritage Designation Application No. 000153 for 727-729 Johnson Street Page 3 of 5 

Official Community Plan 

The OCP encourages the consideration of tools available under legislation to protect heritage 
property.  The application is consistent with the OCP since it is consistent with the Victoria 
Heritage Thematic Framework and meets the threshold of heritage value under the Local 
Government Act. 

The building has heritage value because it was built during a surge of development that took 
place during Victoria’s economic expansion in the early 1900’s. It is one of the earliest local 
examples of the use of reinforced concrete as a façade material, and is associated with 
historically significant persons.  The façade of the building has undergone an extensive 
rehabilitation in accordance with the Standards and Guidelines for the Conservation of Historic 
Places in Canada. With the rehabilitation complete, the building now completes a row of three 
historic character buildings on the south side of Johnson Street. 

Statement of Significance 

The applicant prepared a Statement of Significance for the purpose of this application, 
describing the historic place, outlining its heritage value and identifying its character-defining 
elements, which is attached to this report. 

Downtown Core Area Plan 

The designation of the building is consistent with Section 7: “Heritage” of the Downtown Core 
Area Plan 2011 which states: 

Heritage - Objectives 

1 Retain, protect and improve real property with aesthetic, historic, scientific, 
cultural, social or spiritual value and heritage character as a benefit to the public. 

Areas and Districts - Policies and Actions 

7.3. Conserve heritage values of the Downtown Core Area and its character-defining 
elements, such as individual buildings, collections of buildings, streetscapes, 
structures and features. 

Buildings and Sites - Policies and Actions 

7.20. Continue to work with the private sector to identify, protect and conserve property 
and areas with heritage value in the Downtown Core Area. 

7.28. Produce and update, as required, Statements of Significance for properties listed 
on the Heritage Register in the Downtown Core Area. 

Victoria Heritage Thematic Framework 

A key policy of the OCP includes the determination of heritage value using a values-based 
approach.  In this regard, a City-wide thematic framework (OCP Fig. 12) was developed and 
incorporated into the OCP to identify the key civic historic themes. The Victoria Heritage 
Thematic Framework functions as a means to organize and define historical events, to identify 
representative historic places, and to place sites, persons and events in an overall context.  The 
thematic framework recognizes a broad range of values under which City-wide themes can be 
articulated. A Heritage Value assessment with consideration of the Victoria Heritage Thematic 
Framework is incorporated into the Statement of Significance. 

 
 

160



Committee of the Whole Report May 7, 2020 
Heritage Designation Application No. 000153 for 727-729 Johnson Street Page 4 of 5 

Statement of Significance 

A Statement of Significance describing the historic place, its attributes, and history is attached to 
this report. 

Heritage Advisory Panel 

The application was reviewed by the Heritage Advisory Panel meeting at its August 11, 2015 
meeting and it made the following motion: 

“That Council consider Heritage Designation Application No. 000153 for the property located 
at 727-729 Johnson Street pursuant to Section 967 of the Local Government Act as a 
Municipal Heritage Site and consider the following comments: 

 That Council urge the applicant to restore the property consistent with the Standards
and Guidelines for the Conservation of Historic Places in Canada and the original
design, and

 That said restoration would strengthen the existing historical architecture of the south
side of this block on Johnson Street, carrying on the rhythm of the three existing
character buildings.”

Resource Impacts 

The applicant has indicated their intention to seek financial assistance through the Tax Incentive 
Program to rehabilitate the exterior. 

CONCLUSIONS 

This application for the designation of the property at 727-729 Johnson Street as a Municipal 
Heritage Site involves a building that has heritage value as a surviving symbol of a surge in 
development during the Edwardian era, when Victoria’s resource-based economy was rapidly 
expanding. It is one of the earliest local examples of the use of reinforced concrete structure 
and is associated with significant local historical figures. The applicant has undertaken an 
extensive rehabilitation of the building based on historic plans and photographs and submitted 
an updated statement of significance. Based on the restored heritage character of the building 
and its heritage value, staff recommend that Council consider designating the property as a 
Municipal Heritage Site. 

ALTERNATE MOTION 

That Council decline Heritage Designation Application No. 000153 for the property located at 
727-729 Johnson Street.  
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Respectfully submitted, 

John O’Reilly 
Senior Heritage Planner 
Development Services Division 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

 Attachment A - Subject Map

 Attachment B - Aerial Map

 Attachment C - Photographs

 Attachment D - Updated Statement of Significance

 Attachment E - Letter from the applicant, date stamped November 30, 2015

 Attachment F - Minutes from the Heritage Advisory Panel dated August 11, 2015

May 7, 2020
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Attachment A
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ATTACHMENT B
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727-729 JOHNSON STREET 

Front (North) Elevation 

Front (north) and Side (West) Elevation 

ATTACHMENT C

165



727-729 JOHNSON STREET 

Rear (South) Elevation 

Rehabilitated Ground Floor 
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727-729 JOHNSON STREET 

Rehabilitated Stable Doors 

Rehabilitated Upper Storey Facade 
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GARESCHÉ STABLES & OFFICES, 727 JOHNSON STREET, STATEMENT OF SIGNIFICANCE 

Donald Luxton & Associates Inc. Revised April 2020   1

REVISED STATEMENT OF SIGNIFICANCE, APRIL 2020 

Above: Appearance of Front Facade, 2015. Below: Appearance of Restored Façade, April 2020. 

ATTACHMENT D
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Donald Luxton & Associates Inc. Revised April 2020   2

Above: Original Appearance, 1910 [City of Victoria Plans]. Below: 1967‐68 alterations [City of Victoria Plans]. 
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GARESCHÉ STABLES & OFFICES, 727 JOHNSON STREET, STATEMENT OF SIGNIFICANCE 

Donald Luxton & Associates Inc. Revised April 2020   3

Above: City of Victoria Archives M00707. Below: City of Victoria Archives M01247. 
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GARESCHÉ STABLES & OFFICES, 727 JOHNSON STREET, STATEMENT OF SIGNIFICANCE 

Donald Luxton & Associates Inc. Revised April 2020       4

STATEMENT OF SIGNIFICANCE 
 
REVISED APRIL 2020 
 
Description of the Historic Place 
The Garesché Stables & Offices is a three‐storey masonry commercial building, with later setback rooftop 
additions, located midblock on the south side of Johnson Street between Douglas and Blanshard Streets, 
in downtown Victoria. It forms part of a grouping of older structures of similar scale that remain on part 
of  this  block.  The  front  façade  is  divided  into  four  bays  by  concrete  columns, with  tall  ground‐floor 
storefront openings and banked upper floor windows.  
 
Heritage Value of the Historic Place 
The Garesché Stables & Offices  is valued  for  its commercial, architectural and cultural history. Built  in 
1910, with the west half designed as a purpose‐built three‐storey stable, it has been used continuously 
for commercial purposes. These changing uses  introduced a number of alterations to the front façade, 
which has been recently restored to its original appearance and once again contributes significantly to the 
historic character of this block of Johnson Street. Dating from the height of the pre‐World War One real 
estate boom, the Garesché Stables & Offices is valued as a reflection of the surge of development that 
characterized Victoria’s expanding gateway economy. With its substantial size, masonry construction and 
simple detailing, the scale of the building reflects optimism and rapid growth during the Edwardian era, 
prior  to  the collapse of  the  local economy  in 1913 and  the outbreak of World War One  in 1914. This 
building also demonstrates the transition in transportation that was occurring rapidly at the time, housing 
both a livery stable and the soon to be dominant automobile. 
 

Built  to be overtly  functional,  the Garesché Stables & Offices  is significant as one of  the earliest  local 

examples of the use of reinforced concrete as a façade material. The architect and contractor, English‐

born George Charles Mesher (1860‐1938), developed an outstanding reputation as a contractor. In 1886, 

Mesher and his widowed father, George Mesher Sr., relocated to Victoria. Mesher Sr. had earned his living 

in England as a builder and contractor, and his son had worked with him learning the trade. The Meshers 

were fortunate to arrive in Victoria when the resource‐based economic boom was underway. When they 

set up shop in Victoria in 1887 they continued as partners in their contracting work. Although not formally 

trained in architecture, Mesher designed a number of prominent buildings in Victoria. He was also one of 

the pioneers of the use of reinforced concrete construction on the west coast. This evolving technology 

enabled broad spans of glazing at the ground floor and upper floor levels. With its tripartite articulation, 

interwoven horizontal and vertical bands of reinforced concrete and banked windows, the building also 

demonstrates the influence of the Chicago School on Victoria’s Edwardian‐era commercial buildings.  
 
The structure is additionally significant for its association with pioneer Victoria resident Dr. Arthur John 
Garesché (1860‐1952), born in California, who came to Victoria in 1866 with his family. After obtaining his 
education in the United States, he returned to Victoria in 1895 and opened a dental practice. At the time 
of his death, he was  reputedly  the  longest‐serving dentist  in North America. The Garesché Stables & 
Offices  is also valued for  its association with pioneer auto dealer Thomas Plimley (1871‐1929) and the 
Plimley  family.  English  born,  Thomas  Plimley  began  his  career  in Victoria  by  selling  bicycles. He was 
dedicated to bringing the newest transportation technologies to the people of Victoria, and in 1901 he 
sold the first car in the city. 
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Character‐Defining Elements 
Key elements that define the heritage character of the Garesché Stables & Offices include its: 

 location on the south side of Johnson Street, in Victoria’s downtown core, part of a grouping of
historic buildings of similar scale; 

 continuous commercial use;

 commercial form, scale and massing as expressed through its rectangular plan, three‐storey
height plus later additions, and tall storefront openings;

 construction materials, such as its reinforced concrete façade and common red‐brick side walls;

 Edwardian‐era design features such as its tripartite articulation and banked upper floor
windows; and

 restored fenestration, including wooden storefronts and stable doors, double‐hung 2‐over‐two
wooden sash windows, and top floor hay loft doors.
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RESEARCH SOURCES 

Name: Garesché Stables & Offices 
Address: 727 Johnson Street 
First Owner: Dr. Arthur John Garesché 
Architect: George C. Mesher Co. 
Contractor: George C. Mesher Co. 
Date of Construction: 1910 

CITY OF VICTORIA BUILDING PERMIT 

 #1510; February 12, 1910; Dr. Garesché, Johnson Street; Lot 33, Block 3; Stable, 3‐storey brick;
$15,000. 

BUILDING PLANS [CITY OF VICTORIA] 

 Dr. Garesché Stables &, Johnson Street, G.C. Mesher Co., Architects, 1910.

PLUMBING PLANS [CITY OF VICTORIA] 

 #3920: Building Belonging to Dr. Garesché, Filed June 14, 1910.

PUBLISHED SOURCES 

 Contract Record, vol. 24, no. 4. January 26, 1910: A three storey brick building for stores and
offices on land 60 by 120 feet is contemplated on Johnson Street, adjoining the warehouse of 
the Brady‐Houston Pickling Company. Estimated cost, $12,000. Owner, Dr. A.J. Garesché. 

PUBLICATIONS 

 Luxton, Donald. Building the West: The Early Architects of British Columbia. Vancouver:
Talonbooks, 2nd ed., 2007. 

BC VITAL EVENTS 

 Groom Name: Garesche, A J; Bride Name: Trimen, Mellissent [sic] Mary; August 18, 1902; Event
Place: Victoria; Registration Number: 1902‐09‐010996; Event Type: Marriage. 

 Garesche, Arthur John Francis; Gender: Male; Age: 91; Date: September 14, 1952; Event Place:
Victoria; Registration Number: 1952‐09‐008994; Event Type: Death. 

 Garesche, Millicent Mary; Gender: Female; Age: 103; Date: February 26, 1977; Event Place:
Victoria; Registration Number: 1977‐09‐003620; Event Type: Death. 

 Plimley, Thomas John; Gender: Male; Age: 58; Date: December 18, 1929; Event Place: Victoria;
Registration Number: 1929‐09‐414972; Event Type: Death. 

 Plimley, Thomas Horace Gender: Male; Age: 89; Date: March 21, 1985; Event Place: Victoria;
Registration Number: 1985‐09‐005506; Event Type: Death. 

173



GARESCHÉ STABLES & OFFICES, 727 JOHNSON STREET, STATEMENT OF SIGNIFICANCE 

Donald Luxton & Associates Inc. Revised April 2020   7

MESHER, George Charles: Sources 
B.C. Vital Events; company records and voters lists (held at BCA); and interviews with his grandson, John 
R.H.  Ley  (1990),  grandniece,  Kathleen  Johnston  (1993)  and  Pheona Hislop  (2001).  Published  sources 
include directories; Colonist references and tender calls; obituaries and  local news  items. Also This Old 
House;  Victoria  Architecturally,  1911;  Segger &  Franklin,  Exploring  Victoria's  Architecture;  and Mills, 
Architectural Trends in Victoria. 

CITY DIRECTORIES 
Henderson’s Greater Victoria Directory, 1910‐11, page 125 

 Johnson 725 City Livery Stables

 Johnson 727‐31‐33 B C Hardware Co
Henderson’s Greater Victoria Directory, 1910‐11, page 215 

 City Livery Stables Dr C R Richards prop 725 Johnson
Henderson’s Greater Victoria Directory, 1912, page 157 

 Johnson 725 City Livery Stables

 Johnson 727 Plimley’s Garage

 Johnson 731‐33 Vacant
Henderson’s Greater Victoria Directory, 1912, page 542 

 Plimley Horace collr Thos Plimley lvs 109 Douglas

 Plimley Thos automobiles and bicycles 730 Yates and 727 Johnson h 109 Douglas
Henderson’s Greater Victoria Directory, 1913, page 305 

 Johnson 725 City Livery Stables

 Johnson 725 Richards C R vet surg

 Johnson 727 Plimley Thos Garage

 Johnson 727 Johnson Alf J printer

 Johnson 727 Vallence Geo G adv agt

 Johnson 727 Belsize Motor Express

 Johnson 731 Victoria Labour Temple Ltd

 Johnson 733‐735 Plimley’s Garage
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November 30, 2015

Mayor Lisa Helps and Members of Council

City of Victoria

1 Centennial Square

Victoria, B.C. V8W 1P6

Dear Mayor Helps and Council

Re:  727 Johnson Street

This is a proposal to convert a vacant existing retail/office building to a mixed-use project with retail at the

street level and residential units on the upper floors.  We have applied for a Heritage Designation and are

now looking to proceed with the Rezoning and Development Permit process.

The existing office building is located at Johnson Street mid-block between Douglas & Blanchard Streets.

The existing 1910 structure is three storeys tall with no underground or parking on site. The proposed

project is in the Downtown Core Central Area Commercial Office District (CA-4 Zone) with potential for

density bonus.

Our proposal is to convert the building to include retail on the ground floor and rental residential

apartments on the upper floors with a two-storey addition; this adaptive reuse of the existing building

responds to the changing urban fabric of live, work and play within the community. The retail on the

ground floor will enhance the street level pedestrian experience and provide continuous retail frontage as

it connects with the surrounding retail uses. The added residential density on the upper floors will help

invigorate the community, making it more lively and safe. The mixed-use approach is often considered to

improve the urban living experience, by creating a sustainable synergy between the residents and the

surrounding businesses on both the economic & social level.

The proposal looks to restore the historic front façade, restore & preserve the historic structure.

Conservation work on the historic façade will be carried out according to the attached Conservation Plan

by Donald Luxton & Associates. Although the existing structure is about the same height as the

surrounding buildings on the block, the addition will add variety & animate the saw-tooth urban massing

profile. The proposed density of 4.27 is within the permitted maximum 6.0 FSR for a mixed use project

with the Density Bonus System. This is essential from an economic stand point to offset the costs of the

heritage restoration & seismic structural upgrades. A total of 32 rental apartments will be created. The

additional two floors will be recessed to accentuate the historic façade as the original street wall.

Ample bicycle storage will be provided for the project to encourage the residents to bike year round. No

parking will be provided, given the existing condition. The site is centrally located within walking distance

of all amenities as well as a major transit corridor (Douglas Street), and as such will encourage residents

to utilize alternate modes of transport.

I thank you for considering this proposal.  Attached is a Green Building Items Checklist, Heritage

Conservation Plan and a Building Code Compliance Summary for the proposed project.

Regards,

ATTACHMENT E
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CITY OF VICTORIA
HERITAGE ADVISORY PANEL

MEETING MINUTES
August 11, 2015

Present: Richard Linzey, Chair Ken Johnson
Mark Byram Ursula Pfahler
John Dam Stuart Stark

Absent: Kelly Black
Rick Goodacre
Keith Thomas

Staff: Murray Miller, Senior Heritage Planner
Lauren Martin, Heritage Secretary

The Chair called the meeting to order at noon.

1. Approval of the Agenda

Moved Seconded

Carried

2. Declaration of Conflict or Bias - nil

3. Announcements

• The Victoria Heritage Foundation’s Annual Report for 2014 was distributed.

• The Hallmark Heritage Society will present When a City Falls, a documentary about
the Christchurch earthquakes, on Friday, September 4th at 7:00 pm at the
Craigflower Schoolhouse.  Tickets are required.

• In July Canada 150 infrastructure funding was awarded to some local organizations
(e.g. Craigflower Manor, Highland Games).  More announcements are not expected
until after the federal election.

4. Adoption of the Minutes of the July 14, 2015 Meeting

• General discussion about Section 219 covenants between property owners and the
City.  Senior Heritage Planner:  A property owner can request removal of a covenant
at will; however, parties that are signatories have to agree to end or change the
covenant.

• Amend the wording of the third bullet under “Declaration of Conflict or Bias” on page 1.

• Move and add all of the bullets under “Panel” on page 4 to the list of bullets under
the motion.

Moved Seconded

That the minutes be adopted as amended

Carried (unanimous)

ATTACHMENT F
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Heritage Advisory Panel Page 2 of 4 
Meeting Minutes - August 11, 2015 

 
 

5. Business Arising from the Minutes 
 

• The Senior Heritage Planner asked whether the Panel was amenable to the 
recording of meetings to assist in the preparation of the minutes.  The Panel agreed 
that this was acceptable as long as the recording was deleted after use. 

 
 
6. 1728 Denman Street 
 Heritage Designation Application No. 000152 
 

Senior Heritage Planner 

• The owner’s request is for the Heritage Designation of the exterior and interior 
features (including the original parlour, living room, dining room and fireplace) of the 
1909 house. 

• The owner has not been reachable; thus the interior features have not been 
photographed by the Senior Heritage Planner. 

• Based on the strength of the character-defining elements, staff recommend that the 
Panel recommend that Council consider the request for Heritage Designation of the 
property. 

 
Panel 

• It would be beneficial to have the author’s name on all Statements of Significance. 

• Concern was expressed regarding the designation of interior features.  These cannot 
be monitored by the City.  Senior Heritage Planner:  The City has the legislative 
authority to monitor protected properties through the Local Government Act.  The 
designation of interiors is consistent with City policy. 

• Any changes to the interior would require a Building Permit and would be flagged by 
the City.  Other regulatory measures include the Clean Hands Policy. 

• It is the intent of the current owner and hopefully, future owners, to have the interior 
features designated. 

• Can the City explain to the applicant that the property will be inspected regularly?  
Can a warning caveat be provided to the applicant?  Senior Heritage Planner:  The 
applicant is made aware of owner obligations; however, the matter of regular 
inspections is tied to limited resources. 

• The City’s heritage policy should include random audits of heritage-designated 
properties. 

 
Moved Seconded 

 
That Council consider Heritage Designation Application No. 000152 for the designation of 
the exterior and interior features of the property located at 1728 Denman Street pursuant 
to Section 967 of the Local Government Act as a Municipal Heritage Site. 

 
 Carried (unanimous) 
 

Moved Seconded 
 

The Heritage Advisory Panel encourages the City to adopt a policy of random audits of 
designated properties (exterior and interior) to police such designations in the future. 

 
 Carried (unanimous) 
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Heritage Advisory Panel Page 3 of 4 
Meeting Minutes - August 11, 2015 

 
 

7. 727-729 Johnson Street 
 Heritage Designation Application No. 000153 
 

Senior Heritage Planner 

• The owner’s request is for Heritage Designation of the exterior of the 1910 building. 

• The property may be the subject of future rezoning/development permit applications, 
including the construction of two additional storeys on top of the existing structure to 
offset the cost of seismic strengthening and rehabilitation of the façade. 

• The exterior of the building has been extensively altered.  The condition of any 
historic fabric that is concealed or altered by previous changes is unknown at this 
stage.  The impact on the historic fabric by the removal of previous alterations and 
non-heritage finishes is also unknown at this stage. 

• The property as it stands does not make it eligible for designation because in 
addition to heritage values, integrity must be considered as part of any application for 
designation. 

• The applicant has been advised by staff to consider rehabilitating the property and 
reinstating its heritage character first and then apply for Heritage Designation.  
However, the applicant has requested Heritage Designation now to enable access to 
the Tax Incentive Program. 

• Since the building has been extensively altered, it would be very challenging for staff 
to say that integrity of the building does not have a major impact on the heritage 
values of the place.  Staff acknowledge that the building can be rehabilitated; 
however, designation is the formal protection of existing heritage values rather than 
the protection of some future desired state. 

• Staff therefore recommend that the Panel recommend that Council decline the 
request for Heritage Designation of the property given its current condition. 

 
Panel 

• The third bullet on page 3 of the report requires amendment to clarify that tiles are 
not on the sidewalls of the building. 

• Surprise was expressed regarding the submission of an application for Heritage 
Designation without proposed plans going forward or details of façade restoration. 

• Other buildings on the street have been rehabilitated or their façades rebuilt.  The 
rehabilitation of this building would add to the streetscape. 

• The original plans of the building are available; we know what could be there. 

• The Statement of Significance only provides historical background to the building; 
there is no inference that the building is going to go beyond that.  With the absence 
of details about the heritage value, the heritage consultant has not influenced a 
future project. 

• In order to designate, a Panel member would like to see more willingness and 
movement by the applicant regarding the rehabilitation of the building.  Senior 
Heritage Planner:  There are plans for rehabilitation work and the applicant would 
like to apply for rezoning and a Heritage Alteration Permit now.  However, staff 
cannot consider a Heritage Alteration Permit since the building has no heritage 
status (it is not Heritage Designated or on the Heritage Register within a Heritage 
Conservation Area) at present. 

• It would be best to recommend designation now, then the applicant could not 
rehabilitate the building until a Heritage Alteration Permit is obtained.  At that time, 
the proposed project would be reviewed by the Panel. 
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Heritage Advisory Panel Page 4 of 4 
Meeting Minutes - August 11, 2015 

 
 

• Concern was expressed about the possibility of two additional storeys on the 
building.  However, it was acknowledged that such an alteration would be the subject 
of a future heritage alteration permit where it would proceed to Council for 
consideration. 

• The staff report identifies the building’s façade as reinforced concrete; however, the 
façade looks like a reinforced concrete structure (beams, columns, floor slabs) with 
brick infill originally around the windows which is probably still underneath. 

• It was acknowledged that the building could be restored and the only way this may 
happen is through support from the City. 

• With designation, the applicant would be eligible for the Tax Incentive Program (for 
seismic upgrading) and façade rehabilitation funding. 

• What if the property is designated and funded through the Tax Incentive Program, 
but the work is not done?  Senior Heritage Planner:  The benefits of the Tax 
Incentive Program require that the rehabilitation work be substantially complete 
before it takes effect. 

• Is it appropriate to designate a building that is so altered?  What are we designating - 
what we see now or what we would like to see in the future?  Since there is no risk, 
both considerations are valid. 

• The consideration is whether the Panel should recommend designation of a building 
with compromised heritage value; however, at the same time there is nothing to lose 
in the rehabilitation of downtown by designating the property and it opens up the 
opportunity for incentives and a greater degree of development control over what 
happens there. 

 
Moved Seconded 
 
That Council consider Heritage Designation Application No. 000153 for the property 
located at 727-729 Johnson Street pursuant to Section 967 of the Local Government Act 
as a Municipal Heritage Site and consider the following comments: 
 

• That Council urge the applicant to restore the property consistent with the Standards 
and Guidelines for the Conservation of Historic Places in Canada and the original 
design, and 

 

• That said restoration would strengthen the existing historical architecture of the south 
side of this block on Johnson Street, carrying on the rhythm of the three existing 
character buildings. 

 
 Carried (unanimous) 
 
 
8. New Business - nil 
 
 
9. Adjournment - 1:20 pm 
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5Front and West Elevation

Before Rehabilitation

6Front and West Elevation

Original Building Plan
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2020-05-13
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7Front and West Elevation

Photograph showing original as-built condition

8Front and West Elevation
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2020-05-13

5

9Front and West Elevation

1967-68 Alterations

10Front and West Elevation
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11Front and West Elevation

12Rear Elevation
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2020-05-13
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13Rehabilitated Ground Floor

14Rehabilitated Ground Floor
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2020-05-13
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15Rehabilitated Upper Storey Facade
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2020‐09‐15

7

Developed by Alston Properties Ltd
Michael Alston 
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NO. 20-012 
 

A BYLAW OF THE CITY OF VICTORIA 
 

The purpose of this Bylaw is to designate the exterior of the building located at 727-729 Johnson 
Street to be protected heritage property. 

 

Under its statutory powers, including Section 611 of the Local Government Act, the Municipal 
Council of The Corporation of the City of Victoria enacts the following provisions: 

 

1. This Bylaw may be cited as the “HERITAGE DESIGNATION (727-729 JOHNSON 
STREET) BYLAW”. 

 

2. The exterior of the building located at 727-729 Johnson Street and legally described as PID 
005-137-993, Lot 33, Victoria City, is designated to be protected heritage property. 

 

 
 
READ A FIRST TIME the   3rd  day of    September  2020 
 
 
READ A SECOND TIME the   3rd  day of    September  2020 
 
 
Public hearing held on the   day of       2020 
 
         
READ A THIRD TIME the   day of        2020 
 
 
ADOPTED on the     day of        2020 
 
 
 
 
 
 
 
 

CITY CLERK    MAYOR 
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Minutes from the daytime Council meeting 

September 3, 2020
 7 

 
 

G. BYLAWS 

 

G.4 Bylaw for Amendment to the Five Year Financial Plan Bylaw, 2020 

Moved By Councillor Isitt 
Seconded By Councillor Potts 

That the following bylaw be given first, second, and third readings: 

1. Five Year Financial Plan 2020, Amendment (No. 1) Bylaw No. 20-092 

 

CARRIED UNANIMOUSLY 
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F

VICTORIA

Council
For the Meeting of September 3, 2020

To: Council Date: August 13, 2020

From: Susanne Thompson, Deputy City Manager/Chief Financial Officer

Subject: Amendment to the Five Year Financial Plan Bylaw, 2020

RECOMMENDATION

That Council give first, second and third readings to Five Year Financial Plan 2020, Amendment
(No. 1) Bylaw No. 20-092

EXECUTIVE SUMMARY

The purpose of this report is to recommend amendments to Schedule 3 (Appendix B) and Schedule
4 (Appendix C) of the Five Year Financial Plan Bylaw, 2020 to effect Council’s direction of August
6, 2020 to add the Topaz Park – Southern Park Enhancement project, the Public Washroom project,
and the project to repair dehumidifiers and install handrails in the Save-On-Foods Memorial Centre.

In accordance with section 165 of the Community Charter, on May 7, 2020 Council approved the
2020-2024 Five Year Financial Plan bylaw that authorizes the expenditure of funds and collection
of revenues for the City’s various programs. If unanticipated events occur during the year that
impact the approved five-year financial plan, amendments to the financial plan bylaw may be made
at any time to authorize the changes. Public consultation on the amended financial plan is required
under section 166 of the Community Charter

The Five Year Financial Plan Bylaw, 2020 Amendment Bylaw (Appendix C) includes the following
adjustments:

Capital Budget

1. Parks: Topaz Park Southern Park Enhancements - $3.8 million increase in the expenditure
budget offset by an increase in the transfer from the City Buildings and Infrastructure
Reserve

2, Facilities: Public Washroom - $400,000 increase in the expenditure budget offset by an
increase in the transfer from the City Buildings and Infrastructure Reserve

3. Facilities: Save-on-Foods Memorial Centre Capital Upgrades - $280,000 increase in the
expenditure budget offset by an increase in the transfer from the Multipurpose Arena
Equipment and Infrastructure Reserve

Council Report
Amendment to the Five Year Financial Plan Bylaw, 2020

August 13, 2020
Page 1 of 2
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Respectfully submitted,

/(Ir ./:/- ' :' )Cy
gusanne Thompson
Deputy City Manager/Chief Financial Officer

Jo-Ann O'Connor
Deputy Director of Finance

Report accepted and recommended by the City Manag

Date:

List of Attachments
Appendix A: Five Year Financial Plan 2020, Amendment Bylaw
Appendix B: Amended Schedule 3 of the Five Year Financial Plan Bylaw, 2020
Appendix C: Amended Schedule 4 of the Five Year Financial Plan Bytaw, 2020

Council Report
Amendment to the Five Year Financial Plan Bylaw, 2020

August 13, 2020
Page 2 of 2
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Appendix A

NO. 20-092

A BYLAW OF THE CITY OF VICTORIA

The purpose of this bylaw is to amend the annual financial plan for the year 2020

Under its statutory powers, including section 165 of the Community Charter, the Council of The
Corporation of the City of Victoria, in an open meeting assembled, enacts the following provisions

1. This Bylaw may be cited as the "FIVE YEAR FINANCIAL PLAN 2020, AMENDMENT
(NO.1) BYLAW No. 20-092."

2. Bylaw No. 19-112, the Five Year Financial Plan Bylaw, 2020, is amended by:

a. repealing Schedule 3 and replacing it with the Schedule 3 attached to this Bylaw
as Schedule A; and

b. repealing Schedule 4 and replacing it with the Schedule 4 attached to this Bylaw
as Schedule B.

READ A FIRST TIME the

READ A SECOND TIME the

READ A THIRD TIME the

ADOPTED the

day of

day of

day of

day of

2020

2020

2020

2020

CITY CLERK MAYOR

199



000000O
x-

Lf)Ln
pa)

0000
0000
0000

000
000
000

00r) I
aaatiVbU

;
C

f)

0 
aS

 x– 00
V

 (D
O

N
tO

O
) 

C
) 

00

\- 
oj 

eu
(D

 IX
 r

claIr)
at r

LfS00(\1
civ- 

v- 
F

)

000000d+K
)Q

Q
x–(X

)

0000
0000
0000

000
000
000

00o 
I

iAaQaniaU
)

<O
F

)

d +
 +

 o
H

e a) 
LC

) r
r 

N
 

C
) N

LO
 V

O
ba) 

0
(\1 (\IC

D
(\1
b

aiden
al r

U
+

000000oa)
If)x–
x–(1)

0000
0000
0000

0 
0

0 
0

C
-) 

I 
o 

I

000 
0

000 
0

0001 
10 

1
aaaC

fS
a)elejel

o- o- trio
V

 
x– x– if)

C
O

LD
 

a) 
tO

N
 

O
x– 

na)

000
ba) 

0
(\I F

 O
C

\J r

b00C
D

eg V
C

r) 
a)

000000000
Lr)tO
rE

0000
0000
0000

O
 

O
 

O
 

000 
0

O
 

O
 

O
 

000 
0

0 
10 

10 
1000 

1 10 
1

U
+

aQaK
j

10q+d10

0- (d LO
N

st 0) a) 0)
r 

(\J b 
C

)
d 

&
 

d 
K

iN
- 

C
\I

x– 
r 

O
 

+
 

+
 

r
0 

V
 

0 
V

 ref)
'+LO10

d 
+

 
aS

 a)
+

 
g 

NN
)

C
N

 r

giaN
 

e

{
D

 
O

O
 

N
EUU

)

000000dvLO
C

O
x– 

C
D

rO
y

000
000

I 
C

) 
(J) 

(:')

U
+

ooo 
ooo 

ooo 
ooo 

ooo 
ole

6 oo 
ooo 

ooo 
ooo 

ooo 
O

le
oooooooooooooooolo

a) 
a) 

x–
a) 

Lf) 
LO

G
O

LD
 (\I

de) a)
H

I Er b IS
 i : g h iI B

r g g g g &
 E

r 1 :
aC

id 
M

 
r- K

g 
ai riN

 
; 

LaId
m

 
loo

00000al\1

000000hI

aaad$

'+ +
+

000
000
000

U
+

0000000-+
LO

C
)

x–(1)
reg

oooooooooooooooolo
oooooooooooooooolo
oooooooooooooooolo

aS
 

ai 
x–

a) Lf) Ln
oo LO

C
\I

aS
 F

ir)

d +
 R

aid 
dni K

airi 
ad ad ui od + 61+

O
 N

 Lr) x– a) x- x– C
D

 CD
 in xf a) a>

 LO
 CD

 bItO
(D

O
D

 LO
 

O
D

a) T
o 

a) 
(O

N
 00 

a) 0010)
aj (C

y (C
i 

d 
x=

 b- x: 
cIa)- C

q 
x=

 dIeD
A

 
IooU

+

alF

g 
g 

:
rx1

5 
o 

b
&

 
: 

e

E
 

! 
! ! 

!

F

in

Lg{

!! ! i
a(

onXhECa)ala<

200



000bLn

0000
0000
00001

000000
000000

1000000
aaaai10buSr)

oo" odo 
(o

'+
'+

c\l'e
N

C
O

 
b

ui 
-d 

-doo- 
O

\i sf
N

O
) O

N
 

rca
(\I C

O
LD

er) 
F

) 00
F

: r\
bC

D
 

C
O

000ad10LO

0000
0000
0000 

1
0 

000000
6 

000000
10 

1000000

+
+a8nia10Jel

aS
 do- 

6
F

 
0 

(\J r
N

C
O

 
b

LA-+C
r)

cd 6 
+

 
x– ooo

N
b 

-aN
D

 
oo

al V
O

C
) 

F
)

F
 

r\
N

- 
V

- 
tO

000LOa)K
)

0000
0000
00001

0 
00000

0 
00000

10 
100000

+
+aa0ej

a)elP
j

r)

0; 
O

- 
0- 

x–
al 0 aIr)
O

V
 

b
F

)
F

)
C

D

K
iK

i rV
 

0
oaK

) 00 (D
O

he\IN
 

a) a)
r\1- C

O
a' 

C
D

 
LO

000q00K
)

0000
0000
00001

0 
00000

0 
00000

16 
100000

U
+0aauS

10'+cdV

C
D

- 00 
Q

q
a) (J r 

a)
a) 0100 (0

bba)
Lda; F

iN
e\1

LO
 

sfa) 
Lr) 

x–
LO

O
K

) 
a) 

a)
F

-(D
-aC

r)
tO

 
C

O
LD

00010a)a\1

0000000000000
6oooooooooooo
0000000000000

U
+aaagaiaD

giQN
 

a

{
D

 
O

O
 

N
=C

)
in

dr: 
odd 

dai 
ai 

-gui 
a; 

do 
LO

R
f F

x -+
 LO

N
 (D

O
C

or) 
(D

O
) Lf) b

Li>
 O

 06 LO
C

) bO
O

>
 

O
O

 VF
a>

 
a>

(\itdR
- 

a\i 
+

 
G

dr- 
ooo) 

oo

0000000

a)

00000010

U
+aaadaaq+\l'

000100)r\1

0000000000000
0000000000000
0000000000000

U
+aaaq&10a)r;aD

drC
od daria; 

dui 
ajq 

o tO
st N

V
 LO

b (D
O

g (or) (D
O

) LO
b

Loa>
 

O
 

tO
 

a) 
boa>

 
O

O
 V

F
a) 

a>
C

\iC
D

- -iC
i 

-ida; 
T

=
 00- a; 

ad 
-–

+
+

inQa)eg

=
 =

 <
1. Oh

(gIg
il 

'8
00

U
la)C10

O
C

C0BIBEIIC
IE

1g e

+
 5 F

g :
LU

C
/) C

/)

laa)CEaT
)

laa)
JO0C

/)

3a)aa

a)at)3H
/fu

l3ga

laC10C
/)

aB

C
/)

LUa(D}-aZLUaXLU

g) (n 8
c 

(1>
 'i

g g) i

!) gS
)

gig
g

OKBeq)ala<

201



 
NO. 20-092 

 
A BYLAW OF THE CITY OF VICTORIA 

 
The purpose of this bylaw is to amend the annual financial plan for the year 2020. 
 
Under its statutory powers, including section 165 of the Community Charter, the Council of The 
Corporation of the City of Victoria, in an open meeting assembled, enacts the following provisions: 
 

1. This Bylaw may be cited as the "FIVE YEAR FINANCIAL PLAN 2020, AMENDMENT 
(NO.1) BYLAW No. 20-092."   

2. Bylaw No. 19-112, the Five Year Financial Plan Bylaw, 2020, is amended by: 

a. repealing Schedule 3 and replacing it with the Schedule 3 attached to this Bylaw 
as Schedule A; and 
 

b. repealing Schedule 4 and replacing it with the Schedule 4 attached to this Bylaw 
as Schedule B.  
 

 
READ A FIRST TIME the  3rd  day of    September 2020 
 
READ A SECOND TIME the  3rd  day of    September 2020 
 
READ A THIRD TIME the  3rd  day of    September 2020 
 
ADOPTED the     day of      2020 
 
 
 
 
 CITY CLERK     MAYOR 
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