
~ VICTORIA 

Council Report 
For the Meeting of February 27, 2020 

To: Council Date: February 13, 2020 

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

Subject: Update Report on Rezoning Application No. 00636 and Development Permit 
with Variances Application No. 00074 for 1301 Hillside Avenue 

RECOMMENDATION 

Rezoning Application No. 00636: 

That Council give first and second reading to Zoning Regulation Bylaw Amendment (Bylaw No. 
20-018) and that Council give first, second, and third reading to Bylaw No. 20-019, to authorize 
a Housing Agreement to prohibit restrictions on renting the dwelling units. 

Development Permit with Variances Application No. 00074: 

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. 00636, if it is approved, 
consider the following motion: 

That Council authorize the issuance of Development Permit with Variances Application 
No. 00074 for 1301 Hillside Avenue in accordance with: 

1. Plans date stamped January 20, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
1. reduce the number of residential vehicle parking stalls from 48 to 19; 
ii. reduce the number of visitor vehicle parking stalls from 5 to 4; 
iii. increase the site coverage from 40% to 75.5%; and 
iv. reduce the open site space from 50% to 20.9%. 

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

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with an update regarding the Rezoning and 
Development Permit with Variances Applications for the property located at 1301 Hillside 
Avenue. The proposal is to rezone from the C-SS Zone, Special Service Station District, to a 
site-specific zone in order to construct a six-storey residential building with live-work units on the 
ground floor. 

The necessary conditions that would authorize the approval of the Rezoning for the property 
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located at 1301 Hillside Avenue, in accordance with Council's motion of December 12, 2019, 
have been fulfilled. The Committee of the Whole (COTW) report dated November 28, 2019, 
together with the COTW meeting minutes, are attached to this report. Council's December 12, 
2019 motions were: 

Rezoning Application No. 00636 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment 
that would authorize the proposed development outlined in Rezoning Application No. 00636 
for 1301 Hillside Avenue, that first and second reading of the Zoning Regulation Bylaw 
Amendment be considered by Council and a Public Hearing date be set once the following 
conditions are met: 

a. Revised plans to the satisfaction of the Director of Sustainable Planning and 
Community Development to correct inaccuracies and omissions. 

b. Preparation and execution of the following legal agreements, with form and contents 
to the satisfaction of the City Solicitor and the Director of Engineering and Public 
Works: 

i. A Statutory Right-of-Way of 3.24m off Cook Street 
ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue 
iii. Legal agreements securing the purchase of a car share vehicle, on-site provision 

of a vehicle parking space for the car share vehicle, provision of car share 
memberships that run with the unit and $100 in credits for each of the unit, and 
one year subscription for each unit to the BC Transit EcoPass Program. 

c. Preparation and execution of the following legal agreements, with form and contents 
to the satisfaction of the City Solicitor and the Director of Sustainable Planning and 
Community Development: 

i. Such legal agreement(s) as may be required to secure seven studios, one one 
bedroom and one two-bedroom through BC Housing's Affordable Home 
Ownership Program and prohibiting future stratas from restricting rentals. 

ii. A legal agreement to secure the construction of the raingardens within the Cook 
Street and Hillside Avenue boulevards. 

d. Preparation and execution of the following legal agreements, with form and contents 
to the satisfaction of the City Solicitor and the Director of Parks, Recreation and 
Facilities: 
i. Legal agreements that provides for replacement of removed Garry oaks at a ratio 

of 3 to 1 at 1190 Kings Road (Cridge Centre property), to implement measures 
such as irrigation to ensure newly planted Garry oaks grow to maturity, to 
enhance the existing Garry oak meadow on the Cridge Centre property and to 
install split rail fencing around the Garry oak meadow on the Cridge Centre 
property. 

e. An updated Arborist Report, to the satisfaction of the Director of Parks, Recreation 
and Facilities, confirming the tree locations and health of the trees on the eastern 
property line, and confirming that the construction and excavation work would 
damage two Garry oak trees to the point that the removal of the trees is necessary. 

Development Permit with Variances Application No. 00074 

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. 00636, if it is 
approved, consider the following motion: 

"That Council authorize the issuance of Development Permit with Variances 
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Application No. 00074 for 1301 Hillside Avenue in accordance with: 

1. Plans date stamped September 13, 2019. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances: 
v. reduce the number of residential vehicle parking stalls from 48 to 19; 
vi. reduce the number of visitor vehicle parking stalls from 5 to 4; 
vii. increase the site coverage from 40% to 75.5%; and 
viii. reduce the open site space from 50% to 20.9%. 

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

REVISED PLANS 

As instructed by Council on December 12, 2019, the applicant has submitted revised plans 
(attached) that address minor inaccuracies and omissions. In addition, the applicant has 
increased the floor to ceiling height on each floor to improve liveability, which results in a higher 
building by 0.96m. As per the CALUC Procedures for Processing Applications, a Community 
Meeting is required for increases in height or density; however, in this instance the Oaklands 
Community Association Land Use Committee waived the requirement (correspondence 
attached). Staff believe the increase in height does not create a significant change to how the 
building is perceived or in shadow impacts, and therefore recommend that Council consider 
supporting the revision. The Bylaws that have been prepared include this increased height 
standard. 

STATUTORY RIGHT-OF-WAY 

The Statutory Right-of-Way for 3.24m off Cook Street and 3.57m off Hillside Avenue has been 
executed by the applicant, which fulfils the condition from the Council motion on December 12, 
2019. 

TRANSPORTATION DEMAND MANAGEMENT 

The legal agreements have been executed and provided to staff which would secure car share 
memberships for each unit, one parking stall for a car share vehicle onsite, access for the public 
to the car share stall, the purchase of one car share vehicle and one year subscription for each 
unit to BC Transit's EcoPass Program. This fulfills the Transportation Demand Management 
condition from the Council motion on December 12, 2019. 

HOUSING 

As instructed by Council on December 12, 2019, a Housing Agreement to prohibit restrictions 
on renting the dwelling units has been prepared and will be registered on title following the 
adoption of Bylaw No. 19-2019 to authorize the Housing Agreement, if it is approved by Council. 
In addition, a covenant has been executed that requires the applicant and BC Housing to legally 
secure seven studios, one one-bedroom and one two-bedroom through BC Housing's 
Affordable Home Ownership Program. 

LANDSCAPING AND OFFSITE WORKS 

The proposed raingardens on the Cook Street and Hillside Avenue frontages and the proposed 
offsite improvements on the Cridge Center property have been secured through covenants. 
These works include the 3: 1 Garry oak tree replacement, remediation of the Garry oak meadow 
and installation of split rail fencing and irrigation. This fulfills the landscaping conditions from the 
Council motion of December 12, 2019. 
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CONCLUSIONS 

The necessary conditions that would authorize the approval of the Rezoning Application for the 
property located at 1301 Hillside Avenue have been fulfilled The recommendation provided for 
Council's consideration would advance this application to a Public Hearing. 

Michael Angrove Karen Hoese, Director 
Senior Planner Sustainable Planning and Community 
Development Services Division Development Department 

Report accepted and recommended by the City Managed c:dj__ d 
Date Fd> 2l ,2{) .20 

List of Attachments: 

• Attachment A: Committee of the Whole Report dated November 28, 2019 
• Attachment B: Minutes from Committee of the Whole Meeting dated December 12, 2019 
• Attachment C: Plans dated/date stamped January 20, 2020 
• Attachment D: Correspondence from CALUC waiving a Community Meeting 
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ATTACHMENT B 

D. LAND USE MATTERS 

F.2 1301 Hillside Avenue: Rezoning Application No. 00636 and Development 
Permit with Variances Application No. 00074 (Oaklands) 

Committee received a report dated November 28, 2019 from the Acting Director 
of Sustainable Planning and Community Development regarding the proposed 
Rezoning Application No. 00636 and Development Permit with Variances 
Application No. 00074 for 1301 Hillside Avenue in order to construct a six-storey 
residential building with live-work units on the ground floor and recommending 
that it move forward to a public hearing. 

Committee discussed the following: 

• TOM measures to offset parking shortfall 
• Specifics relating to guest parking 
• Consideration given to a loading zone 
• Proposed statutory right of way 
• Affordability for home-ownership 

Moved By Councillor Alto 
Seconded By Councillor Potts 

Rezoning Application No. 00636 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00636 for 1301 Hillside Avenue, that first and second 
reading of the Zoning Regulation Bylaw Amendment be considered by Council 
and a Public Hearing date be set once the following conditions are met: 

a. Revised plans to the satisfaction of the Director of Sustainable Planning and 
Community Development to correct inaccuracies and omissions. 

b. Preparation and execution of the following legal agreements, with form and 
contents to the satisfaction of the City Solicitor and the Director of 
Engineering and Public Works: 

1. A Statutory Right-of-Way of 3.24m off Cook Street 

ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue 

111. Legal agreements securing the purchase of a car share vehicle, on-site 
provision of a vehicle parking space for the car share vehicle, provision of 
car share memberships that run with the unit and $100 in credits for each 
of the unit, and one year subscription for each unit to the BC Transit 
EcoPass Program 

c. Preparation and execution of the following legal agreements, with form and 
contents to the satisfaction of the City Solicitor and the Director of 
Sustainable Planning and Community Development: 

1. Such legal agreement(s) as may be required to secure seven studios, 
one one-bedroom and one two-bedroom through BC Housing's 
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Affordable Home Ownership Program and prohibiting future stratas from 
restricting rentals. 

11. A legal agreement to secure the construction of the raingardens within 
the Cook Street and Hillside Avenue boulevards. 

d. Preparation and execution of the following legal agreements, with form and 
contents to the satisfaction of the City Solicitor and the Director of Parks, 
Recreation and Facilities: 

1. Legal agreements that provides for replacement of removed Garry oaks 
at a ratio of 3 to 1 at 1190 Kings Road (Cridge Centre property), to 
implement measures such as irrigation to ensure newly planted Garry 
oaks grow to maturity, to enhance the existing Garry oak meadow on the 
Cridge Centre property and to install split rail fencing around the Garry 
oak meadow on the Cridge Centre property. 

e. An updated Arborist Report, to the satisfaction of the Director of Parks, 
Recreation and Facilities, confirming the tree locations and health of the trees 
on the eastern property line, and confirming that the construction and 
excavation work would damage two Garry oak trees to the point that the 
removal of the trees is necessary. 

Development Permit with Variances Application No. 00074 

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. 00636, if it is approved, consider the following motion 

"That Council authorize the issuance of Development Permit with Variances 
Application No. 00074 for 1301 Hillside Avenue in accordance with: 

1. Plans date stamped September 13, 2019. 

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

1. reduce the number of residential vehicle parking stalls from 48 to 19; 

ii. reduce the number of visitor vehicle parking stalls from 5 to 4; 

iii. increase the site coverage from 40% to 75.5%; and 

1v. reduce the open site space from 50% to 20.9%. 

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

FOR (5): Mayor Helps, Councillor Alto, Councillor Potts, Councillor Thornton-Joe and 
Councillor Young 
OPPOSED (1) Councillor lsitt 

CARRIED (5 to 1) 
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ATTACHMENT B , 

D. LAND USE MATTERS 

F.2 1301 Hillside Avenue: Rezoning Application No. 00636 and Development 
Permit with Variances Application No. 00074 (Oaklands) 

Committee received a report dated November 28, 2019 from the Acting Director 
of Sustainable Planning and Community Development regarding the proposed 
Rezoning Application No. 00636 and Development Permit with Variances 
Application No. 0007 4 for 1301 Hillside Avenue in order to construct a six-storey 
residential building with live-work units on the ground floor and recommending 
that it move forward to a public hearing. 

Committee discussed the following: 

• TOM measures to offset parking shortfall 
• Specifics relating to guest parking 
• Consideration given to a loading zone 
• Proposed statutory right of way 
• Affordability for home-ownership 

Moved By Councillor Alto 
Seconded By Councillor Potts 

Rezoning Application No. 00636 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00636 for 1301 Hillside Avenue, that first and second 
reading of the Zoning Regulation Bylaw Amendment be considered by Council 
and a Public Hearing date be set once the following conditions are met: 

a. Revised plans to the satisfaction of the Director of Sustainable Planning and 
Community Development to correct inaccuracies and omissions. 

b. Preparation and execution of the following legal agreements, with form and 
contents to the satisfaction of the City Solicitor and the Director of 
Engineering and Public Works: 

i. A Statutory Right-of-Way of 3.24m off Cook Street 

ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue 

iii. Legal agreements securing the purchase of a car share vehicle, on-site 
provision of a vehicle parking space for the car share vehicle, provision of 
car share memberships that run with the unit and $100 in credits for each 
of the unit, and one year subscription for each unit to the BC Transit 
EcoPass Program. 

c. Preparation and execution of the following legal agreements, with form and 
contents to the satisfaction of the City Solicitor and the Director of 
Sustainable Planning and Community Development: 

1. Such legal agreement(s) as may be required to secure seven studios, 
one one-bedroom and one two-bedroom through BC Housing's 
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Affordable Home Ownership Program and prohibiting future stratas from 
restricting rentals. 

11. A legal agreement to secure the construction of the raingardens within 
the Cook Street and Hillside Avenue boulevards. 

d. Preparation and execution of the following legal agreements, with form and 
contents to the satisfaction of the City Solicitor and the Director of Parks, 
Recreation and Facilities: 

1. Legal agreements that provides for replacement of removed Garry oaks 
at a ratio of 3 to 1 at 1190 Kings Road (Cridge Centre property), to 
implement measures such as irrigation to ensure newly planted Garry 
oaks grow to maturity, to enhance the existing Garry oak meadow on the 
Cridge Centre property and to install split rail fencing around the Garry 
oak meadow on the Cridge Centre property. 

e. An updated Arborist Report, to the satisfaction of the Director of Parks, 
Recreation and Facilities, confirming the tree locations and health of the trees 
on the eastern property line, and confirming that the construction and 
excavation work would damage two Garry oak trees to the point that the 
removal of the trees is necessary. 

Development Permit with Variances Application No. 00074 

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. 00636, if it is approved, consider the following motion: 

"That Council authorize the issuance of Development Permit with Variances 
Application No. 00074 for 1301 Hillside Avenue in accordance with: 

1. Plans date stamped September 13, 2019. 

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

i. reduce the number of residential vehicle parking stalls from 48 to 19; 

11. reduce the number of visitor vehicle parking stalls from 5 to 4; 

111. increase the site coverage from 40% to 75.5%; and 

iv. reduce the open site space from 50% to 20.9%. 

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

FOR (5): Mayor Helps, Councillor Alto, Councillor Potts, Councillor Thornton-Joe and 
Councillor Young 
OPPOSED (1 ): Councillor lsitt 

CARRIED (5 to 1) 
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ATTACHMENT D 

From: David Angus 
Sent: January 9, 2020 4:32 PM 
To: Adam Cooper 
Subject: Re: 1301 Hillside 

Hi Adam, 

I have discussed your request with our board and as Chair of the Oaklands CALUC I am willing to waive 
the requirement to host a third community meeting on the proposal. 

Kind regards, 
David 



ATTACHMENT A , 

~ VICTORIA 

Committee of the Whole Report 
For the Meeting of December 12, 2019 

To: Committee of the Whole 

Andrea Hudson, Acting Director, Sustainable Planning and Community 
Development 

Subject: Rezoning Application No. 00636 for 1301 Hillside Avenue 

From: 

Date: November 28, 2019 

RECOMMENDATION 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00636 for 1301 
Hillside Avenue, that first and second reading of the Zoning Regulation Bylaw Amendment be 
considered by Council and a Public Hearing date be set once the following conditions are met: 

a. Revised plans to the satisfaction of the Director of Sustainable Planning and Community 
Development to correct inaccuracies and omissions. 

b. Preparation and execution of the following legal agreements, with form and contents to 
the satisfaction of the City Solicitor and the Director of Engineering and Public Works: 

1. A Statutory Right-of-Way of 3. 24m off Cook Street 
ii. A Statutory Right-of-Way of 3.57m off Hillside Avenue 
iii. Legal agreements securing the purchase of a car share vehicle, on-site provision 

of a vehicle parking space for the car share vehicle, provision of car share 
memberships that run with the unit and $100 in credits for each of the unit, and 
one year subscription for each unit to the BC Transit EcoPass Program. 

c. Preparation and execution of the following legal agreements, with form and contents to 
the satisfaction of the City Solicitor and the Director of Sustainable Planning and 
Community Development: 

1. Such legal agreement(s) as may be required to secure seven studios, one one 
bedroom and one two-bedroom through BC Housing's Affordable Home 
Ownership Program and prohibiting future stratas from restricting rentals. 

ii. A legal agreement to secure the construction of the raingardens within the Cook 
Street and Hillside Avenue boulevards. 

d. Preparation and execution of the following legal agreements, with form and contents to 
the satisfaction of the City Solicitor and the Director of Parks, Recreation and Facilities: 

i. Legal agreements that provides for replacement of removed Garry oaks at a ratio 
of 3 to 1 at 1190 Kings Road (Cridge Centre property), to implement measures 
such as irrigation to ensure newly planted Garry oaks grow to maturity, to 
enhance the existing Garry oak meadow on the Cridge Centre property and to 
install split rail fencing around the Garry oak meadow on the Cridge Centre 
property. 
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e. An updated Arborist Report, to the satisfaction of the Director of Parks, Recreation and 
Facilities, confirming the tree locations and health of the trees on the eastern property 
line, and confirming that the construction and excavation work would damage two Garry 
oak trees to the point that the removal of the trees is necessary. 

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. 

In accordance with Section 483 of the Local Government Act, Council may enter into a Housing 
Agreement which may include terms agreed to by the owner regarding the occupancy of the 
housing units and provided such agreement does not vary the use of the density of the land 
from that permitted under the zoning bylaw. 

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 1301 Hillside Avenue. The proposal is to 
rezone from the C-SS Zone, Special Service Station District, to a site-specific zone in order to 
construct a six-storey residential building with live-work units on the ground floor. 

The following points were considered in assessing this application: 

• the proposal is consistent with the policies found in the Official Community Plan (OCP, 
2012) as it helps establish a sense of place at a busy intersection, and is generally 
consistent with the Urban Residential place designation 

• nine units (seven studios, one one-bedroom and one two-bedroom) will be secured 
under BC Housing's Affordable Home Ownership Program 

• the proposal is inconsistent with the Areas of Greatest Stability designation within the 
Oak/ands Neighbourhood Plan. However, multi-family residential is envisioned for the 
lands immediately east of the subject property and the housing policy notes that 
apartments should be permitted along Hillside Avenue west of Cedar Hill Road. 

BACKGROUND 

Description of Proposal 

This Rezoning Application is to rezone from the C-SS Zone, Special Service Station District to a 
site-specific zone in order to construct a six-storey residential building with live-work units and 
parking on the ground floor. 

The following would be accommodated in the new zone: 

• live-work as a permitted use within ground floor units 
• maximum floor space ratio of 2.25: 1 
• maximum total floor area of 2800m2 

• 3.6m setback from Hillside Avenue 
• O.Om rear yard setback 
• O.Om east side yard setback 
• 3.24m west side yard setback 
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• site coverage of 40% 
• open site space of 50% 

Affordable Housing Impacts 

The applicant proposes the creation of 49 new strata residential units, which will increase 
overall housing supply in the area. The applicant is proposing a mix of studios, one and two 
bedrooms. A Housing Agreement is being proposed, which would ensure that future Strata 
Bylaws could not prohibit the rental of units and to secure nine below market units through BC 
Housing's Affordable Home Ownership program (AHOP). This is used to ensure that at the 
Building Permit stage the affordability and unit mix is consistent with the Rezoning plans. 

Under BC Housing's AHOP, the applicant is proposing to offer seven bachelor, one one 
bedroom and one two-bedroom units at 10% below market rates. A qualified buyer must have a 
household income that does not exceed the 75th income percentile as determined by BC 
Housing. According to the applicant, the target incomes under this program would be within the 
following ranges: 

• studios: $35,000- $54,999 
• one-bedroom and two-bedroom: $55,000- $84,999 
• two and three-bedroom: > $85,000 

As part of the program, the City of Victoria would retain the value of the below market discount 
such that should the below market units be resold at market rates, the City would be provided 
with a Community Amenity Contribution to the Victoria Housing Reserve Fund to support future 
affordable housing development. 

Tenant Assistance Policy 

The proposal is to construct on a vacant property, and therefore the Tenant Assistance Policy 
does not apply. 

Sustainability Features 

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

Active Transportation Impacts 

The application proposes the following features which support active transportation: 

• 75 long-term bicycle stalls, including four stalls for cargo bicycles as well as power 
outlets to 1 0% of the stalls for e-bikes 

• six short-term bicycle stalls 
• a bicycle washing station 
• provision of EcoPass transit passes to all units for one year 
• purchase of a Modo vehicle, $100 in one-time credits and lifetime memberships that run 

with each unit. 

Public Realm Improvements 

Rain gardens to manage storm water are proposed within the Cook Street and Hillside Avenue 
Boulevards. Given the raingardens would exceed the standard frontage requirements, 
construction of the raingardens would be secured by legal agreement. The appropriate 
language has been added to the staff recommendation. 
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Accessibility Impact Statement 

The British Columbia Building Code regulates accessibility as it pertains to buildings. The 
following are features identified by the applicant to address accessibility: 

• barrier-free access will be provided from the street and from the private parking area to 
each dwelling unit and common amenity space 

• corridors and doors will exceed the minimum width for accessibility 
• window sill heights will not exceed 750mm above the floor and the locking mechanism 

will not exceed 1170mm above the floor. 

Land Use Context 

The area is characterized primarily by residential uses. Multi-unit residential buildings are 
located to the north and west, and the Cridge Centre property is immediately adjacent the 
property on the east and south. Single family dwellings are located slightly further away from the 
property to the northwest. 

Existing Site Development and Development Potential 

The site is presently vacant, having undergone remediation from the previous service station 
use. Under the current C-SS Zone, Special Service Station District, the property could only be 
developed as a service station. 

Data Table 

The following data table compares the proposal with the existing C-SS Zone. An asterisk is 
used to identify where variances will be required. Two asterisks are used to identify required 
variances from the site specific zone, in order to avoid enshrining these regulations as rights 
into the zone. 

Zoning Criteria Proposal Existing C-SS Zone 

Site area (m2) - minimum 1243.24 NIA 

Density (Floor Space Ratio) - maximum 2.25:1 NIA 

Total floor area (m2) - maximum 2793.48 N/A 

Lot width (m) - minimum 25.11 NIA 

Height (m) - maximum 17.43 11.0 

Storeys - maximum 6 NIA 

Site coverage % - maximum 75.50 ** N/A 

Open site space % - minimum 20.90 ** NIA . 
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Zoning Criteria Proposal Existing C-SS Zone 

Setbacks (m) - minimum 

Street Boundary (Hillside Avenue) 3.60 4.50 

Rear {south) 0.0 4.50 

Side {east) 0.0 4.50 

Side (west) 3.24 4.50 

48 (as per Schedule C 
Vehicle parking (residential) - minimum 19 * for multi-family 

dwellinas) 

Vehicle parking (visitor) - minimum 4* 4 (as per Schedule C for 
multi-family dwellings) 

Bicycle parking stalls (long term) - 
64 (as per Schedule C 

minimum 
75 for multi-family 

dwellings) 

Bicycle parking stalls {short term) - 6 6 (as per Schedule C for 
minimum multi-family dwellings) 

Relevant History 

A demolition permit was issued in 2008 for the previous gas station use, and since that time the 
parcel has been vacant as it underwent environmental remediation. As such, the Certificate of 
Compliance issued by the Ministry of Environment prohibits subsurface structures as well as at 
grade residential uses. 

Although it is not the City's responsibility to enforce the Ministry's legislation regarding 
contaminated sites, it is noted that the applicant has designed the building with surface-oriented 
concrete slab foundations and footings without basements, a condition of the site's Certificate of 
Compliance. Ongoing compliance with the Environmental Management Act is a matter between 
the Ministry, the developer and future purchasers. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Oaklands 
CALUC at two Community Meetings held on January 30, 2018 and on March 25, 2019. The 
minutes from the two meetings are attached to this report. 

ANALYSIS 

Official Community Plan 

The property is designated as Urban Residential within the OCP, which envisions a wide range 
of building forms with mixed-use buildings up to approximately 2:1 Floor Space Ratio (FSR) and 
six storeys considered on arterial and secondary arterial roads. The application at 2.25: 1 FSR 
is generally within the envisioned density range. The proposal includes nine units to be secured 
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through BC Housing's Affordable Home Ownership Program, which addresses policies found in 
Section 13: Housing and Homelessness within the OCP. The proposed building animates and 
improves the intersection of two arterial roads and would contribute to overall placemaking in 
the area (Section 8 of the OCP). Finally, prior to this application the property was 
environmentally remediated after the closure of the former gas station, which addresses 
objectives within Section 10 of the OCP. 

Local Area Plans 

The Oak/ands Neighbourhood Plan identifies the property within the Areas of Greatest Stability 
designation, which does not envision new multi-unit residential developments. It is possible the 
gas station use was not envisioned to change over the long-term. However, the properties 
immediately to the east are designated Areas of Potential Change and the housing policies in 
the plan note that apartments are permitted along Hillside Avenue west of Cedar Hill Road, 
which would encompass the subject property. 

Tree Preservation Bylaw and Urban Forest Master Plan 

Earlier this year, Council increased funding to expedite the implementation of the Urban Forest 
Master Plan (UFMP). The goals of the UFMP include maximizing community benefits from the 
urban forest in all neighbourhoods, including a focus on protecting large, healthy trees on public 
and private property. 

The Tree Resource Inventory for this project identified a total of eight trees: one City-owned 
street tree and seven bylaw-protected trees on the neighboring property at 1190 Kings Road 
(Cridge Centre property). The trees on the Cridge Centre property are also further protected 
under a restrictive covenant in favor of the City of Victoria. 

The proposal, as currently shown, would require the removal of two Garry oak trees to construct 
the proposed building. Both of these trees are part of an existing Garry oak meadow and rocky 
outcrops. Garry oaks ecosystems are native to Victoria and important because they increase 
biodiversity, maintain ecological integrity and only a very low percentage remain intact. As 
such, the covenant protection was established to help preserve this meadow in 2001. 

A 50cm diameter Garry oak located on the property line has shared ownership with the 
neighboring property and is identified for removal. This tree is in fair to poor health and in fair 
structure. The second Garry oak identified for removal is 60cm DBH in fair health and structure 
that is located on the neighboring property. The root systems of both trees will conflict with the 
required excavation and will require severe pruning to accommodate the new building. Both of 
these trees can be retained with a change in building design; however, the applicant has 
advised that such a change would result in the loss of the proposed affordable housing units. 

To help offset the tree removal impacts, the applicant is proposing to replace the impacted trees 
at a three to one ratio on the Cridge Centre Property and install irrigation to help ensure the 
newly planted trees grow to maturity. In addition, the applicant is proposing to install split rail 
fencing around the Garry Oak meadow to provide further protection to the new plantings. 
Mitigation measures have been provided by the developer to retain the remaining five Garry 
oaks inventoried. 

Finally, a Statutory Right-of-Way will be secured on the Cook Street and Hillside Avenue 
frontages. On the Hillside Avenue boulevard, a City-owned tree is identified to be removed to 
allow for the construction of a new streetscape that includes a rain garden, a bike lane 
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dedication and three new boulevard trees. A rain garden and a new boulevard tree are 
proposed on the Cook Street frontage. 

In summary, three trees are proposed for removal. seven trees are proposed to be planted on 
the subject lot and six replacement trees are proposed to be planted on the Cridge Centre 
property. 

Regulatory Considerations 

The new zone would permit the use of live-work on the ground floor with the following 
commercial uses: business offices, professional businesses, retail. and restaurants. These 
commercial uses would aid in activating the relationship of the building with the street. in 
addition to complying with the requirements of the Certificate of Compliance that restricts 
residential on the ground floor. 

Density Bonus Policy 

This proposal was submitted under the Density Bonus Policy, 2016. GP Rollo & Associates has 
completed an economic analysis and determined that there is no land lift, because the applicant 
is incorporating nine units (seven studios, one one-bedroom and one two-bedroom) offered at 
10% below market pricing as part of the BC Housing Affordable Home Ownership Program as 
well as overall construction costs. 

Resource Impacts 

There are resource impacts associated with this proposal. The rain gardens proposed within the 
boulevards on Cook Street and Hillside Avenue will have higher maintenance costs than typical 
City standard boulevards. Staff recommend for Council's consideration that the proposed 
raingardens are supported since this would provide for a higher quality public realm and more 
sustainable storm water management. 

Once the project is complete the maintenance of the rain gardens will rest with the Department 
of Parks, Recreation and Facilities. It is estimated that the annual maintenance of these off-site 
public realm features will add approximately $5022 in annual maintenance costs. The 
breakdown is as follows: 

• plantings (raingarden and shrub areas): $4272 
• irrigation infrastructure: $750 (water meter fees and spring/winter maintenance). 

The need for additional FTE as a result of increased inventory would be reviewed through 
annual operating budget planning as these types of projects are completed and/or brought on 
line to the City's maintenance program to ensure capacity to maintain the additional inventory. 

CONCLUSIONS 

The proposal to construct a six-storey, mixed-use building consisting of ground floor live-work 
units and parking, is consistent with various OCP policies and provides nine affordable home 
ownership units that would help to address affordability in the neighbourhood. While two 
protected trees would be removed or damaged as part of this application, the applicant is 
proposing measures above and beyond the minimum requirements in order to offset the impact. 
Additionally, the proposal would improve the public realm at the intersection of two arterial roads 
and a gateway to two neighbourhoods. Therefore, staff recommend Council consider supporting 
this application. 
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ALTERNATE MOTION 

That Council decline Rezoning Application No. 00636 for the property located at 1301 Hillside 
Avenue. 

Respectfully submitted, 

//P"~?/ 
/,.~ 

Michael Angrove 
Senior Planner 
Development Services Division 

Andrea Hudson, Acting Director 
Sustainable Planning and Community 
Development Department 

List of Attachments 

• Attachment A: Subject Map 
• Attachment B: Aerial Map 
• Attachment C: Plans date stamped September 13, 2019 
• Attachment D: Letters from applicant to Mayor and Council dated July 8, 2019, July 17, 

2019 and September 3. 2019 
• Attachment E: Community Association Land Use Committee Minutes from the January 

30, 2018 and March 25, 2019 meetings. 
• Attachment F: Advisory Design Panel Minutes from the April 24. 2019 meeting 
• Attachment G: Land Lift Analysis, dated November 26, 2019 
• Attachment H Parking Study dated June 12, 2019 
• Attachment I: Arborist Report dated May 31, 2019 and revised on September 13, 2019 
• Attachment J: Correspondence (Letters received from residents). 
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~ VICTORIA 

Committee of the Whole Report 
For the Meeting of December 12, 2019 

To: Committee of the Whole Date: November 28, 2019 

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Subject: Development Permit with Variances Application No. 00074 for 1301 Hillside 
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. 00636, if it is approved, 
consider the following motion: 

"That Council authorize the issuance of Development Permit with Variances Application 
No. 00074 for 1301 Hillside Avenue in accordance with: 

1. Plans date stamped September 13, 2019. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. reduce the number of residential vehicle parking stalls from 48 to 19; 

11. reduce the number of visitor vehicle parking stalls from 5 to 4; 
iii. increase the site coverage from 40% to 75.5%; and 
iv. reduce the open site space from 50% to 20.9%. 

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 revitalization of an area in which a commercial use is permitted, a Development Permit may 
include requirements respecting the character of the development, including landscaping, and 
the siting, form, exterior design and finish of buildings and other structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit with Variances Application for the property located at 1301 Hillside 
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Avenue. The proposal is for a six-storey residential building with live-work units on the ground 
floor. The variances are related to reducing the required residential and visitor vehicle parking 
stalls, increasing the site coverage and reducing the open site space. 

The following points were considered in assessing this application: 

• the proposal is generally consistent with the Advisory Design Guidelines for Buildings, 
Signs and Awnings 

• the proposal is consistent with the guidelines for development on the Hillside Avenue 
corridor found within the Oak/ands Neighbourhood Plan 

• the proposal requires variances to reduce the number of residential vehicle stalls from 
47 to 19 and to reduce the number of visitor vehicle parking stalls from 5 to 4. These 
variances are supportable due to the extensive Transportation Demand Management 
measures that the applicant is proposing 

• the proposal will also require variances to increase the site coverage from 40% to 76.1 % 
and decrease the open site space from 50% to 20.1 %. It is recommended that these 
siting standards be facilitated through the variance process rather than entrenching the 
standards in a zone, so that if this proposal is not constructed, any new proposals would 
require new variances that would be assessed on their merit in the future. 

BACKGROUND 

Description of Proposal 

The proposal is for a six-storey residential building with live-work units on the ground floor. 
Specific details include: 

• a six-storey contemporary designed building 
• three live-work units and the long-term bicycle stalls are proposed for the ground floor in 

an effort to activate the pedestrian realm on Hillside Avenue 
• exterior access from Hillside Avenue to the rear units on the second level 
• outdoor amenity space provided through private decks 
• vehicle parking at the rear of the building on the ground level. 

The proposed variances are related to: 

• reduce the residential vehicle parking stalls from 43 to 18 
• reduce the visitor vehicle parking stalls from 5 to 4 
• increase the site coverage from 40% to 75.5% 
• decrease the open site space from 50% to 20.9%. 

Sustainability Features 

As indicated in the applicant's letter dated July 17, 2019, the following sustainability features are 
associated with this application: 

• targeting Built Green Certification 
• passive design practices. including orienting the building to maximize solar gain 
• energy efficient windows and low flow water fixtures 
• rainwater gardens and permeable pavers to improve on-site drainage 
• reuse of a contaminated lot (former gas station). 
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Active Transportation Impacts 

The application proposes the following features which support active transportation: 

• 75 long-term bicycle stalls, including four stalls for cargo bikes as well as power outlets 
to 1 0% of the stalls for e-bikes 

• six short-term bicycle stalls 
• a bicycle washing station 
• provision of EcoPass transit passes to the units for one year 
• purchase of a Modo vehicle and lifetime memberships that run with each unit. 

Public Realm Improvements 

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

Accessibility Impact Statement 

The British Columbia Building Code regulates accessibility as it pertains to buildings. The 
following are features identified by the applicant to address accessibility: 

• barrier-free access will be provided from the street and from the private parking area to 
each dwelling unit and common amenity space 

• corridors and doors will exceed the minimum width for accessibility 
• window sill heights will not exceed 750mm above the floor and the locking mechanism 

will not exceed 1170mm above the floor. 

Existing Site Development and Development Potential 

The site is presently vacant, having undergone remediation from the previous service station 
use. Under the current C-SS Zone, Special Service Station District, the property could only be 
developed as a service station. 

Data Table 

The following data table compares the proposal with the existing C-SS Zone. An asterisk is 
used to identify where variances will be required. Two asterisks are used to identify required 
variances from the site specific zone, in order to avoid enshrining these regulations as rights 
into the zone. 

Zoning Criteria Proposal Existing C-SS Zone 

Site area (m2) - minimum 1243.24 N/A 

Unit floor area {m2) - minimum 29.16 NIA 
- - 

Density (Floor Space Ratio) - maximum 2.25 N/A 
- 

Total floor area (m2) - maximum 2793.48 N/A 

Lot width (m) - minimum 25.11 N/A 
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Zoning Criteria Proposal Existing C-SS Zone 

Height (m) - maximum 17.43 11.0 

Storeys - maximum 6 N/A 

Site coverage % - maximum 75.50 ** NIA 

Open site space % - minimum 20.90 ** N/A 

Setbacks (m} - minimum 

Street Boundary (Hillside Avenue) 3.60 4.50 

Rear (south) 0.0 4.50 

Side (east) 0.0 4.50 

Side (west) 3.24 4.50 

48 (as per Schedule C 
Vehicle parking (residential) - minimum 19 * for multi-family 

dwellinas) 
4 (as per Schedule C 

Vehicle parking (visitor) - minimum 4* for multi-family 
dwellinasl 

Bicycle parking stalls (long term) - 64 (as per Schedule C 

minimum 
75 for multi-family 

dwellings) 

Bicycle parking stalls (short term) - J 
6 (as per Schedule C 

minimum 
6 for multi-family 

dwellings) 

Relevant History 

A demolition permit was issued in 2008 for the previous gas station use, and since that time the 
parcel has been vacant as it underwent environmental remediation. As such, the Certificate of 
Compliance issued by the Ministry of Environment prohibits subsurface structures as well as at 
grade residential uses. 

Although it is not the City's responsibility to enforce the Ministry's legislation regarding 
contaminated sites, it is noted that the applicant has designed the building with surface-oriented 
concrete slab foundations and footings without basements, a condition of the site's Certificate of 
Compliance. Ongoing compliance with the Environmental Management Act is a matter between 
the Ministry, the developer and future purchasers. 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Oaklands 
CALUC at two Community Meetings held on January 30, 2018 and on March 25, 2019. The 
minutes from the two meetings are attached to this report. 
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This application proposes variances, therefore, in accordance with the City's Land Use 
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the 
variances. 

ANALYSIS 

Development Permit Area and Design Guidelines 

The Official Community Plan (OCP) identifies this property within Development Permit Area 
(DPA) 7A: Corridors. The objectives of this DPA are to ensure corridors are compatible with 
adjacent and nearby lower density residential neighbourhoods through human-scaled urban 
design and sensitive transitions in building form and character, and to enhance the function of 
Hillside Avenue as a frequent transit corridor with the design of adjacent developments 
supporting this objective. The proposal is consistent with the objectives of this DPA and the 
OCP policies, as it would improve the transit-oriented streetscape along Hillside Avenue and 
increase the residential density along the Hillside Avenue frequent transit corridor. 

The Advisory Design Guidelines for Buildings, Signs and Awnings are applicable within this 
DPA. The Design Guidelines encourage a comprehensive design approach with attractive 
streetscapes and architectural and landscape features that acknowledge and identify the 
immediate area. 

The proposal is generally consistent with the Design Guidelines. The proposal mitigates the 
height and density by stepping the building back at the fifth storey, and varying the facades and 
rooflines. The ground floor live-work units, the bicycle parking, and the main residential entrance 
all improve and encourage interaction with the street. The proposal acknowledges the 
topography of the Cridge Centre property by providing additional at-grade entrances for the 
second floor units at the rear that would improve natural surveillance on a secluded area. 
Amenity space for the units is provided through balconies. 

Local Area Plans 

The Oak/ands Neighbourhood Plan notes that major redevelopment should be in keeping with 
the established scale and character of the existing neighbourhood and should generally be 
located along existing major roads. The Plan also has guidelines for development on the 
Hillside corridor, which include: 

• scale and massing of buildings should relate to adjacent buildings and provide sensitive 
transitions 

• roof lines and exterior finishes should be varied to avoid monotonous appearances 
• location, height and form of buildings should take into account the topography. 

The proposal is located on two major roads and the contemporary design is in keeping with the 
varying design types of the area. While the height and massing is an increase in comparison to 
some of the existing context, it does take into account the natural topography as the second 
floor units on the rear are level with the Cridge Centre property The step-back of the upper 
storeys and the varying rooflines and materials aid in avoiding a monotonous appearance. 

Tree Preservation Bylaw and Urban Forest Master Plan 

Earlier this year, Council increased funding to expedite the implementation of the Urban Forest 
Master Plan (UFMP). The goals of the UFMP include maximizing community benefits from the 
urban forest in all neighbourhoods, including a focus on protecting large, healthy trees on public 
and private property. 
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The Tree Resource Inventory for this project identified a total of eight trees: one City-owned 
street tree and seven bylaw-protected trees on the neighboring property at 1190 Kings Road 
(Cridge Centre property). The trees on the Cridge Centre property are also further protected 
under a restrictive covenant in favor of the City of Victoria. 

The proposal. as currently shown, would require the removal of two Garry oak trees to construct 
the proposed building. Both of these trees are part of an existing Garry oak meadow and rocky 
outcrops. Garry oak ecosystems are native to Victoria and important because they increase 
biodiversity, maintain ecological integrity and only a very low percentage remain intact. As such, 
the covenant protection was established to help preserve this meadow in 2001. 

A 50cm diameter Garry oak located on the property line has shared ownership with the 
neighboring property and is identified for removal. This tree is in fair to poor health and in fair 
structure. The second Garry oak identified for removal is 60cm DBH in fair health and structure 
that is located on the neighboring property. The root systems of both trees will conflict with the 
required excavation and will require severe pruning to accommodate the new building. Both of 
these trees can be retained with a change in building design; however, the applicant has 
advised that such a change would result in the loss of the proposed affordable housing units. 

To help offset the tree removal impacts, the applicant is proposing to replace the impacted trees 
at a three to one ratio on the Cridge Centre Property and install irrigation to help ensure the 
newly planted trees grow to maturity. In addition, the applicant is proposing to install split rail 
fencing around the Garry Oak meadow to provide further protection to the new plantings. 
Mitigation measures have been provided by the developer to retain the remaining five Garry 
oaks inventoried. 

Finally, a Statutory Right-of-Way will be secured on the Cook Street and Hillside Avenue 
frontages. On the Hillside Avenue boulevard, a City-owned tree is identified to be removed to 
allow for the construction of a new streetscape that includes a rain garden, a bike lane 
dedication and three new boulevard trees. A rain garden and a new boulevard tree are 
proposed on the Cook Street frontage. 

In summary, three trees are proposed for removal, seven trees are proposed to be planted on 
the subject lot and six replacement trees are proposed to be planted on the Cridge Centre 
property. 

Regulatory Considerations 

The proposal requires variances to reduce the residential vehicle parking from 48 to 19 stalls 
and to reduce the visitor vehicle parking stalls from five to four. To offset the variance, the 
applicant is proposing a number of Transportation Demand Management measures. A new car 
share vehicle for the area will be purchased and one of the stalls on-site will be dedicated for 
the car share vehicle. The vehicle, stall and access to the stall by the public would be secured 
through legal agreements. Each unit would also receive a membership and $100 in credits to 
the car share company. The memberships would run with the unit. The proposal provides an 
excess number of long term bicycle stalls, and provides space for four cargo bicycles and power 
outlets to charge e-bikes for 10% of the stalls. Finally, the applicant intends to provide each unit 
with one year worth of transit passes through BC Transit's EcoPASS program. 

In addition, staff will draft the site-specific zone with a maximum site coverage of 40% and a 
minimum open site space of 50%. The proposal will require variances to increase the site 
coverage from 40% to 76.1 % and to decrease the open site space from 50% to 20.1 %. While 
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staff believe this proposal has been designed to fit the site and provide amenity space to the 
residents, staff do not recommend enshrining the site coverage and open site space within the 
zone. This is to ensure that, should this proposal not be constructed, any new proposals would 
either have to meet the site coverage and open site space, or request variances from Council 
while demonstrating the impact on the public realm is minimal and the future residents would 
not be negatively affected. 

Advisory Design Panel 

The Advisory Design Panel (ADP) reviewed this application on April 24, 2019. A copy of the 
minutes from this meeting are attached. The ADP was asked to comment on the overall design 
with particular attention to the density and massing of the building, as well as the lack of soft 
landscaping and open space 

The ADP recommended approval subject to: 

• simplification and refinement of the northwest building corner in terms of massing and 
materiality 

• further consideration to the parking functionality, with particular attention to service and 
delivery vehicles and short-term loading. 

Staff believe the applicant has addressed the above comments. The northwest corner of the 
building has been refined yet retains its prominence as the primary entrance to the residential 
units. A drop off zone was considered and proposed by the applicant; however, it was not 
functional as it would have caused vehicles to stop on the public sidewalk and potentially cause 
dangerous backup manoeuvres on an arterial road. Staff therefore required the drop off zone 
be removed from the plans. 

CONCLUSIONS 

The proposed development is generally consistent with the relevant Design Guidelines, and 
represents an appropriate fit at the intersection of two arterial roads. The applicant has 
generally addressed the items recommended by the Advisory Design Panel to further enhance 
the development. Therefore, staff recommend that Council consider supporting this application. 

AL TERNA TE MOTION 

That Council decline Development Permit with Variances Application No. 00074 for the property 
located at 1301 Hillside Avenue. 

Respectfully submitted, 

Michael Angrove Andrea Hudson, Acting Director 
Planner Sustainable Planning and Community 
Development Services Division Develo~men/

1 

;:a7,;nt 

Report accepted and recommended by the City Manage,(__,17~,( 

2}c:_ 1, -2tJlt Date: 
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ATTACHMENT 0 

11V IS ION 
PROPERTIES 

Ji.lv ~th, 201 q 

rv'Jyor and Council 
City of Victoria 
1 Centcnrual 
Square victona. 
[l( 

RE 1301 Hillside Avenue, 
Resubmission - Development Permit Rezoning and OCP Amendment Application 

De:1r Mayor and Council, 

On behalf of NVisio11 Properties, I .1111 pleased to resubmit for yoLJI" consideration our development 
proposal for tile vacant IJnd and former 1-;as station at 1301 Hillside Avenue. 

()vr>r th,~ past fpw months wr hJw lwe11 working with fity St aff ;:inrl om C.011,11lting Team on .1 number nf 
imorovements to th1:. unique arid innovative project. Wr have recently had r1 second CALUC Meeting, JS 
well :-i-; bPe11 through the Advrsorv Design f\111el process. As J result, 1301 Hillside 1:. now a 49 unit market 
condo project with l..J unit-. of affmrlahle ownership housing ( 2R.5%)-thr0tJgh r1 partnership with BC 
Housing. The site 1s d tanner ~a:, station sue on aerrerials .. The FSR 1s 2.38 and the difference from the 
<rte zone 2.0 to 2.33 1s tile atforrlable housing component. 

P.1rkinl'. 1, provided .n 0.118:1 

Tl1(' c,c op« of 1111prov,•nw11t•, mcludr: 

.1) Nr-w pnrkinq across point off Cook St. 

11) f',11kr1dr· ,0ntry 1s set b.rcl. Irorn the strr-et to allow for more efficient pickup and drop off as 
w II as :i visitor p;Jrkinf'. spaces 

cl The grollnd floor has three - 2 storey live/work units along Hillside Ave. 

rl) Bicycle PJrhnc h;is horn moved from the mezzamno lr-vel to the Marn Floor- with 
convcruent strert level access points along Hillside. As biking is an affordable and likely 
t r:u1:,p111 rat 11111 op: 1ni1 111r t Ill', ',II r' ,111cf l)IJilcf ing, r1 l. 34 • 1 bike parking ratio is proposed. 

,-.J El0crnc-11 bike parking 1s also planned. 

f) A t,ikc· w:ish. ,ind p01 w;ish ;ire µ,oµo~ed. 

gl Wr hJVl' ch;in~'.ed the pro1ect lrorn J µuroose built rental to an affordable ownersl1ip housing 
µro1ect. or l11t.:' 4c1 tut JI homt's 111 the proJect - 14 will be t;irgeted as Affordable Ownership 
Ho11sinE. We :-ire in discussions with BC Housing to set up a program where units can be 
J!fordable by ,1) being µriced at a value below market b) purch;:isers will have maximum 
111come quc1lifications ;ind cl m1111mum tenur requirements. Further details will follow. 

I It 

11 V _'.'/ 1l/1,l,i.1t ',tr, .. ,~, \1111,111,.IH l.,1nr1dr1 VHV:lAl 



11V IS ION 
PROPERTIES 

h) While the lower floor plans rernarn the same shape, the building will step back on the upper 
two floors - to give the building a lower feel and more sensitive relationship to the street. 

1l Second floor units that face onto the Cridge lands. have been designed to open onto the 
same level J:, the Cridge fl.irk - which will give these units more of J townhouse at grade feel. 
J\n exrr-nor w.ilkwnv lri:1d~ from the street to th se "ground ori nted" units. 

JI A two storey brick base - will give the building a traditional/heritage feel to the lower levels. 
The brick material compliments the Cridge brick as a building material. 

k) /\s tho sit • 1s situatec along a number of major bus routes, a bus seating area has been 
mcorporatr-d along tho Hillside street level 

I) The total FSR at .3S 1s under the DCAP large urban village of 2.50. 

ml The difference between the total FSR (2.38) and the zoned FSR (2 O) will be designated as 
.iff 01 tl:iblt• uwr 11i1 ship I iuusi: 1g. 

r•) The building as desigru-d has 4~ units, 16 arc studios including 3 live/work units, 21 are one 
bedrooms and 12 are two bedroom units. 

111 resuons.: to thr: City's concerns: 

,1) Floor ,1rP,1~ now •;l1ow11 have been taken lrom Lite inside dimensions of all units. 
b) WP rr-calculateo grade as per- the City's comments and so Average Grade changed slightly 1n 

thr- data tables as well as affected building height. Also, we adjusted the building grades at 
I Pvrl 1 to hr:trr accornrnortare f'xi<,ting gradrs and sidewalk c1~ per comments. 

cl The pJrk1ng area access point has been redesigr-ed so that stalls 22 and 23 have a minimum 
ol 7.0rn rear aulc clearance. 

d) P.1rkin11, Calculat: n', for· both bicvck- Jr1d vehicle', are shown on Drilwing Al.02 - JS well as in 
thr: ri~cl0nlly submitted wau parking study. 

e) vrsuor Parkiru; stalls have been identifrod as 22 :ind 23. 
f) ~f, value ot drivcwav and parking slopes have been added to the drawings A2.01 
g) Pruperty lines and SRW lines have been removed from elevations. 
h) Ll.rcliitectur;1I and L;1ndsr;:q}P Plans should now be coordin;:ited. 

Tl11: Bike W.isl1 and Pet Wasli arPJS liJVP been moved - to be closer o tlw garbage room 
1) /\II DJtJ tJhles h;:ivp brrr1 adJustr-d to m:itcl1 rcv1s1on:. 
J) LI. c.r,w;ige :inenu;it1on r·cpon: w;is previously :,ubmitted. 
kl In terms ot trr1n'.;portation comment:.: 

1. The size of stalls 22 Jnci 23 hiJvc been adjusted to comply to requirements. 
ii. Tl1e Cook St drop off zor1e h:is been eliminated - as suggested. 
iii. MedSUlt'\ identified ir1 tile P;irk1ng Study to reduce the projects parking 

requ1rernen1 s ;:irr• cLn-rently being work rd on. We will advise when finalized. 

''',\ l' ,11•1 

, I''' 
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PROPERTIES 

With the attached development permit, rezoning and OCP amendment application, Nvision 
Properties uffers Tile City of Victoria J unique solution to a challenging and important 
development <ire 111 th, Hillside Cormlor. Contained in this package are the details for what I 
hr-lieve will become J landmark builcl1ng at tile corner of Hillside Avenue and Cook Street. As 
mentioned. unique to this '19 unit proj ct will be the> 1'1 affordable ownership housing units that 
11:ivr> been developed mro thn, building. 

Our proposal speaks to victonas future as a less car dependent city and directly addresses the 
need for new afforrl;ihlt0 ownorship housmg 1n 011r rapirilv growing city. For this projrct- 24 
parking spaces are provided - J rate of 0.48: 1.0 Sub Surfac parking at this site, cannot be 
achieved due ro the previous use of the ~1t as il gas stilt ion. Bike pnrklng in intended to be 
convonu-nt - with the flikc parkint; room with bike wash at grad - with direct access from 
Hillside. Scooter parking is also available 1n the parkade. 

We have taken the opporturuties and constraints inherent to the land at 1301 Hillside head on 
.ind desipm-d a t irnl'le~~ building that s.per1k:, to tl1P future of Victoria and the future of the 
Hillside Corridor ;:i~; .irticulated rn the Offrcral Community Plan. The site has amazing opportunity 
111 tlw forrn of; an urban Residential desuinancn: its location directly adjacent to two major 
arterials l11,1t pt ovidt- u ansrt &cess to the Downtown, Camosun and UVic; as well as its central 
and walkable location, whrch rs book ended by Hillside Mall to the cast and Ouadra Village to the 
WP:,t Due to all thPSP locauonal benefits -we believe that a building with a 2.38 density can be 
JIIS ilrr-d. 

Addruonal p.1rk1ng 1, constramoc ,1s ,1 result of its past use as a gas station. by way of a restriction 
nn anv subsurface uses li.e underground parking), a result of the environmental remediation 
pr oo-ss that 1t hJs r,onP through. 

/\•; c:11rl1, ,111 ordinary approach to this site would be mappropriate. lnsteJd. our building progr.:im 
w;is GtrPfully thought our ;ind custom tailored to lht< site a11d built un l11e r1,sumµlron of lirnileci 
vPl11clc porkrng, g1vr•n th;:n we ;ire prohihrted lrom to constructing underground parking. Our 
:,olut1on to tl11s challenge was to propose an ;itfor-dable housing proJect with the following 
compone11 l '.,: 

;1) sn1allur uriil ~i2t"~, 
Li) d l1igh volun1c of bike pc1rk111g 
c) t1 ;:ins it ;:iccessibl0 
d) 3 liveiwork un1tr. on thf' mc11n floor of 1-he building 

ThP walk,1l1le luc1lro11 will atlr;ict residPnt<, whn Jre interested in livrnr. a less vehicle-oriented 
lrf P~tVIC' With ,1 stronr, u11dersta11d1ng of the rn;irkPt and potential usPrs of the site, matched with 
1ntrllir,ent product dPsign th~1r deliver~ on tl1e needs of thC'SP users, we feel confident that w 've 
drs1gnPd ;1 wrnning proJPrt. whmP lirnitrd r;ir-king c;1Jrrilv will not negatively impact the 
surroundrng nc1ghbor-hood or ourfururr residents. 

1 I I 

11 V __ 1' 11 ·~,(.l,,,! •ll\.'Ct ,11.-{,II.J. d( 1 ... J11Liri,, .'H1/,),\l 
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Strc1tegies and policies ro support our proposal include; the inclusion of 3 live/work units, secure 
bicvclc parkmg at ~1 rate of 1.3,1 stalls per unit- directly accessible from the street, we feel the 
building will be compelling to young professionals, small families and students who may be 
looking to live car-Iree or with onlv CJ11e vehicle. An on-site transit stop, walkability to nearby 
p.irks. schools, tllP Cridge Center (or tlw F;:imily and the amenities found in Ouadra Village, such 
.is grocPries J11d coffer- shops rounds out th , package. 

From tlu: pnliry pP1•;purnv1•, the OCP calls tor Hilkide AvPn11P to become a major apartment 

Corridor and suggr-sts higher rlPmitiP, ArP appropriate in locations that arP within walking 
distance of the corridor. We believe that our proposed density of 2.38 1s consistent with these 
objectives. 

We feel the timing of this proposal is right and that 1t supports the vision Victoria Council has 
embarked on to reduce our collective reliance on single occupant vehicles ;:ind mstead encourage 
more trips to be made by walking, cycling and transit. As one of the first major projects in the Hillside 
Corndor: we rake comfort 1n knowing that our proposal 1s taking rnany of its cues directly from the 
vr.ron Council has articulated for ;i better designed. h althi r Hillside Corridor. Our proposal plays a 
vital role in supporting Council's vision for rhis arr-a transtorrmng a torgott n corner and a former gas 
•,t.1tior1 into :,u111Ptl1111e much n,,,rL· valuabl o tl1c• c rnmunitv. 

Wr· envision J landmark buildiru; that creates a new design language for the neighborhood, one that 
will irnprove the perlr-srrian ,0xpPriencP at Cook and Hillside arid spur positive change in the Quadra 
Villcigc,. Our future r0s1dent, .1rc exactlv what is needed to rejuvenate this corner and bring new life to 
tl11r. forgot tr11 sirt- I hey will use the nr-w pecestnan and cycling 111frastructure upgrades that Council 
1\ 1mplc111C'nting tod:iy. M;iny will rely nn tr;ins1t ;ic; hc11· µrim.Jry mode of tr·Jnsportr1tion for long 
di~rzince trip·. ;ind will w:1lk nr ,·vclP for their d;iily trirv-: to oic~ up eroceries or visit the local coffee 
shop 

011r nnvrl :iprrn,1rh ro th1', fow1r>rly rnnt;im1nc1trrl s1tr directly supports Council's goal of 
tr:ins1tioning the Hills1or Cormlnr 1nro ,1 tr:ins1>or1rnted mult1-Ll111ily areJ. Most importantly, 
.ilt hough t h1:. ;i ppl1c.1tio11 1s 111 µror,1 ess ;ind not subJrct to Councils new housing policy - we zire 
prnpo<;ing an owner-ship proJ('ct th,it provide:; 28',''., affordable housing units - that can be supported 
tr1rough incrcas111g riPn'.,1tv 

WP are very excited to submit this application tor your co11s1derJtion and sincerely hope you will find 
r 11erit i11 uur µ1 oµus.11. 11 ,opt' Council cr1r I st ,are 111 OLii' vision of this site and recognize that such a 
unique property requires a unique solution. We brli0ve pJss1on;:itely that this proposal represents the 
bPst POS'.;iblc outcome tor the '.;lte ancl thJt 1t will be verv successtul in creating appropriate and 
au essible housing. We hope that you will feel JS passionJte JS we do u look f orw;ird to presenting 
thP detail!; of this proiect to both City Council and the gener;il public 

S111cerPly; 

Michael Bacon 
Development M,rnagcr 

• .' I ! I 11 I 
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PROPERTIES 

July 17, :'01'1 

Mayor and Council 
City of Victoria 
l Centennial Square 
virtor.a BC 
vsw rr-e 

lff: Rezoning Appllcarion 1301 Hillside Ave., Victnrja, BC. - Sustninahility Statement 

U11r '1'1-unit multifamily dr-vclopmcnr n Hillsido /1.vP incorporat •s numerous sustamable features, as 

outlined hrlow 

1. Built Green 

11, additior to meeting tlw rPqu1rrm0nts of new step code 2, The doveloprnont will be 

1:irgPtini:i. R111it Gn°en Silver Cc-rtificarton. 

Site Sl'lel'fion nud l)psig11 

The existing vacant lot does nor contain anv exrstrng buildings, plants, streams, rivers, lakes, 

ponds. wetlands. rnanne shorelines. wildlife or plant communities. Our development 1s 
cons srent with the Oflici.il Commururv Pl;in (OCP), which identifies L11 '.,ile, located on 
1 lillsirlr Ave., ,cir, being suitable- for a (1-stmey multi unit cornpl x. 

Our proposal accornmooatcs this with a market housing project, with various unit sizes. including 
large decks and considerable amounts of extenor amenitv spaces. Our proposal is situated near 

n.anv amr-nlnes. including Hillside Mall, Oaklands Elementary School. Cridge Centre for th= 

f.1111ily and on two major bus I out es and bik lanes. 

The lot 1~. :i former service station with associated soil contarnination. Part of our proposal is the 
procurement oi J Certificate of Compliance lrorn the Mi•11stry of the Environment certifying 

~:irisfacrorv Pnv1ronmental protection. 

.i. l':issivl' l>l'sign Prncticcs 

M:iny P~1,<.1v1' Or·<,ip,11 Fe aturcs have be· 11 adopted 111 the project. such as the orientation ot the 
building ;iligned along the F;:ir,t-West ax,s ro improve solar gain in winter month~, thereby 
rerlu::ing he:iting lo;cids. Othrr featurrs include using appropriate insul.:ition .:ind energy efficient 
windows to rnitip;at0 hc;:it losr. in tllP winter ;:rnd he;it eain 111 the ,;11mnwr. Thr intrrn;:il l.=1ynuts 
hzwe bPP11 drs1r,nod to recl11cr· the ncPcl for ;irt1f1c1:il l1ght1np; ospec1ally in living ;:i1·ec1s . 

• I' I 
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-1. Iu nuv.uiun and l)esign 

WP plan to use an integrated Design process to reduce on-site and off-site impacts, to reduce 
,·11rrgy and water consumption and to mer case consrruction wast diversion. 

A number l\,1111w,ltf:'1 C:ianJPll~ ,Jr!:' proposed u11 ~ile and 111 the boulevard, which collect water 
ru11 off ro111 th,, building» ruof and panes These ramwater gJrdens and planters are designed 
with under drains and a high capacitv overflow dr:1111, which connects to the onsitc, storm 
drainage systems. The gardens are sized such that they arr- 5% of impervious site area (as per 
City of vicrona's Storrnwater Gurdehnes). On site facilities such as the garbage room on the 
r.round floor encourage 011 site fncilitrs-s tor recyclables, organic materials and general waste. 

WherP possible. matr-nals with high recycled content. and. or locally sourced materials will be 
usvd. This includes the usage of recycled content Brick cladding. recycled floor underlay, 

energy star appliances and low voe paints and sterns. 

WP have also designed the buildinp to be solar r .adv this i'l shaft that will runn from the roof 
into rhr- rnochauical room -1or future solar hot water. 

fl1P construction 011 he proposed six-storey apartment building will generate employment or 
local contractors an,j sub- radcs. With the 49 units that will be provided on this site (replacing 
tlH' former servrce station) we expect to see a rise in the tax base. The increase 1n residents 
will al-.o g1(';1tly IH-'m•fil 1111:' locJI ecu11u111y ,11\d ne.irbv bu .in ,,e,, c1" till' building ,., within 
walking dist ancc to Hills1df' Town cntr o and Ouadra Vill;:igc•. 

Tl u: prupu,,,•d d•"1eloµn1L'IH will be ty1np, into th» ex1sr1nc municipal infrastructure and 
sr•rv1LE-'. .. Heduu·cl lorw.-terrn 111aintenJ11ce for the build1nr. r,. another environmental factor that 
h;l', hPPn crn1sic-J,,rerl: tlw proposed cl~1rlding 1s d1Jl'ablc and requires little maintenance; and 
tlHJ uscJ nf hrick h;,s I inn r0mplnyPd to r-nsurr· dur:ible, long-lasting perform.ince. 

5. Tra11sporta!ion 

Being situated on Hillside Ave. allows for excellent access ro public trr1nsponation: the bus 
routes to downtown, UVIC, Swartz 8;iy ,ind MJyfilir :,hopping entre run along the Avenue. 
O;ikl;rnci:, h:1•, 7k111 or ,,xisting h1cycle ro11tos with lut1m- mutes proposed. We havP provided a 
c;prnrc. cnclo~.ed bicycle roon1. with IJ6 long term bicycle rzicb .it the ground I Joor and six 
short terrn :.pacr~'.. at. the ermc111ce to t:he building, for e;:isy ~rnd convenient use. There 1s also a 
bike wc1sh station JS well :-is plug in loczit1ons 101· ;1pprox. 20 E bikes. Car share options 111 the 
are;:i include Modo and Zipcar, which provide alternate modes of transport. 
It 1•. alsn pl:irrnC'd to rough 111 ,1 [V cl1;irg1ng st.1t1011s fur electric vehicles. 

Tlw building 1c. also s1t11;Hed within w;ilk,nr:; distr1ncc to 111;:iny ba•;1c needs in the Town Centre 
such Jo Hillside M~dl zi11d Q11adu Villi!ge. restaurc1nts, co11ven1ence stores and medical and 
dental olfice•; 

tt 't ! 



We plan to use the services of a professional engmeer/envelope consultant who specializes in 
enrr·gy rnodelinp to reduce tile energy used in the buildi g. The building is desrgned to meet Step 
Code ~1 as well as built Wt'e11 silver. It is also planned to rough rn 4 FV charg.ng stations for electric 
vnhiclrv.. 

\V:1lcr 

The proposal reduces tvpical water usage on site by incorporating low flow fixtures, faucet 
aerators. and ~1 high efficiency irngation system inclusive of an envisioned storm water retention 
tank Dual tlush toilets ultra-low flow will also be used. 

;-;_ Silt· l'erml'ahilit~· 

Wr plan to 11r,p PPrmPr1hlP lJnrt P,1vrrr, wl1Prr oossiblr- on the site. The gaps/ pores in the concrete 
paving blocks allow srorrnwatcr to drain into ,1 stone filled reservoir base below the surface, then 

into tliP soil. 

<I. Landscnpinj; and Urh:111 Forest 

ThP lot contains one existing trr-e, which we propose to retain. The lot does not exist in an 
,:culog1Lc1lly ~em1llv1• .ired r equ1rrr1f4 r esiorauon nor docs it exist Ill an area that lends itself to 
·.vildlifr• corridor- .. G,,,,,n rlrsrgn cornidr-rnuons mclude the possible planting of new trees at 
tlv- nortl, ~111d tilt· w1";t of l hr: •;11·1· i-o rr1•,1tP rr111nr1pc, Ior ,l1,1rlr.• and pr.vacv. We propose to 
111\1 oducr- plants and treP~ with ;i strong emphasis on 11at1vP species where possible, to 
.onrr ibute and enh.111Lt' t•1i-, urban Iorr-sr and ro provide insect and small animal shelter 
The site rs located adjacent to a Garrv Oak rneadow located on the Cridge property, and care 
Nill bt=- r.1v('r1 to protect tlw'.;e trPe,. whilP WP :-ire undrr construction. 

JO. Urhan :\grit'ullun· 

ThPre ~ire Lirge decks prnnos('cf on the second, fifth ;:ind sixth flom in the project, which LOuld 
acr JS µossible vegetable g:-irdrn plots for 1·es1dents. 

11. { :01111111111it~· ( '011s11ltation 

/\•, ,111tli111~d i11 u11r lctt1·r to iv1ayo,· a11d Cuu·1Lil, NV1~1u11 P1upe1·t1c·~ co11c.Jucted c1 thorough 
Prw.~irwme11t prucPs~ with cornrnunity members ,1roLmd tl1e pro1cct site. Tile process 
1ncluded dom-to-door 1ntrocfoctions. dPlivPry of 1nfm111;:itinn flyprs ;md two sepa,·ate public open 
ll()use meetings witl1 the 11earby nerghbours. Neighbourhood feedback recerved during the 
rngage111ent proces:, l1elp1~ci c,l,;ipp ;ind imprnve tile design r1ncf cl1circ1ctP1· of the final design of 
tl11s:.ubm1ssion 

11 V .. 11 11"11,t..,lcl ,1,.._ ,.._,1, /11!(•/l,J !H t ,·,11,1d,, .JRl/-lid 



12. Cn1111111111it~· Churactcr and Liveahiliry 

Arctutectural design features adopted help Lo enhance the streetscape along both Hillside Ave. 
and Cook Street creating visual pcrrncabilitv and en1pgement between the pedestrian realm and 
tl ir- irw·nnr <parr-. ThP rrnrtitiona] marr-rrals of bnck and wood have been chosen o acknowledge 
t I rf' lwr 11 ;:ip,tJ buildinas in tho .irc;:i, 

1:i. Employrnl'nl 

The construction of the proposed six-storey apartment building will generat= employment for 

loca I contractors and sub-trades. 

1-l Dtversificution and Enh:111t:rn11•nt 

With the ,19 units that will be provided on this site (replacing the former service station) we 

expect to sec a rise rn the tax base. The increase in residents will also greatly benefit the local 
econornv and nearbv businesses, as the buildrng rs within walking distance to Hillside Town 

Cr·11t1·p ,1nd Ouadra Villar,,· shopping arras. 

15. Etflcient I ntrusrrucru re ancl Opcruriunnl Cost Savings 

The proposed development wrll be tying into the existmg municipal infrastructure and services. 
RcrluCL'U loug-tr rm maintenance for the building rs another environmental factor· that has been 
,_r111,,1df'1 0rl: tho PXtPr ror claddrng rs durable and requires little maintenance: and the use of brick 
k,s br-r-n oruolovod lo f'W,11rr· durnblr-, long-1.-i:,trng performance. 

('onrl11siu11: 

By providing a hrgh qualitv, well designed multi-family market ental development in a area that has 

I lw rn! ras: r ucture 111 place 1 o support th increased densitv. we !eel this development will be a 
pos irive and susram.ibl» .rddiuon to thf:' Oaklands r'1erghbourliuod. 

Michael Bacon B.E.S., M. Arch., MAIBC 

llPveloprne11t M,111;1gl'r 

Ni) \/i,1n11 Pr opi·rtw~ 
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September J. ~OFl 

M;:iyor and Council 
City of Victoria 
1 Ccntr-nninl Square 
Virtnn;1 F',C 
vsw-rc, 

ABSTRACT 
developments 

RE: Rezoning Application 1301 Hillside Avc., Victoria, BC. - Accessibility Statement 

Our 49-imit rnult if;:11nily development on Hillside Ave incorporates numerous mandatory and 
voluntary accessibility fr;:iturrs, ns per the City of Victoria the Distr"ict of Saanich's guidelines. 
In surnrnarv we are compliant with Section 3.8 of the BC8C and in addition, the following details 
are used to f urtlier e11l1Jr1cc tile burldmg for accessible hvmg. 

Building Access 

Ahsrract Dr•wlopn1cnts hJ•, rnsun-d that bnrncr 'rce access shall br provided to each dwelling unit ;:ind 
to PJch tvpe of common .nnenitv :,p;icr· from tho street. As well, barrier-free access from ;i private 
µ;i1'k111~ J1·r,;i will also l1P provided to tile same building components 

Both the street entry, as well as. tlw pnvate parking area will have elevator accessibilitv. rurther, J 
1500111111 IJy 1500r11rr1 LU11n111g over tlu- buuding ent·y ,11·e3 vvill also be achieved. On-site parking will 
inclurlP on-- arcP~.sihlP pJd.1nr, st a!l. 

Door~ and Doonv;r'\'S 

The minimum clear opening [or doors/doorways are as follows: 

1. /\JI suite entry doors J11d doors in common areas arc morr than 850mm. 
1\11 rnt Pr ior doors witlun ;i dwelling unit are 1110,·p than 800mrn. 

/\II pauo/harconv doors will have an O::OOmn1 clear doorwav operung. 

Maneuverint; Space al Dourwavs 

'.:;uite ,•11t1·y doors and door :isse111bl1es 111 common ;ir iJS will not have less than the follow111g: 

Pull cloor (,wings tow:ird the are:i), 1220mm lonr, by the width of the door plus at least 
300mm clear sp;:ice on the latch side 
Pu:,11 Jour :sw111g:, away from the area). 1220rmn long by the width of the door plus at least 
300mm clear ,pr1cc on tlw l;:itch side· 

111 Onors 1n ;1 :.cr10c; 1n rommon ,ffrJs ho1vr· .1 scpJr;it1on of Jt lca:.t 12:LUmm plus the width of 
rhe dnor. 



('orridor Widths 

Common corridors will be more than l220rnm wide (minimum width for 
accessible corridors) 

Balhrnoms 

All en-suite bathrooms will have sl1d1ni:1, pocket doors which increases accessibility. 

ABSTRACT 
developments 

\Vimlows 

Abstract will ensure that the window ~ill height does not exceed 750mm abov the floor, as well as, th 
window openmn/lorking rnecharus.n will not PXCPed n 70mm above th floor. 

Tl1e above outlines ;i few of the fe;:;ruri"'> that will make living more accessible nr 1:l01 Hillside. 

Michael Bacon 

._ 11d .1 ~r_· '_1_! ,..!.l.._1• Id,·'._ 'L1f11•·!~ 

~ ABSTRAC. 
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ATTACHMENT E 

community n~qnciat1on 

Mission 
Strengthening the Oak/ands community by providing programs, services and 
resources for its residents, businesses nnd visitors. 

Oaklands Community Association Land Use Committee 
January 30, 2017 Meeting Minutes 

**Location: Oaklands Community Centre - 2827 Belmont Avenue 
urime: 7:30 p.m. 

Contact: landusP@oaklandse<1.com 

Preliminary Development Proposal 

1. 1501-1503 Haultain - currently zoned C-1 (Limited Commercial District) 

Dave Maxwell of Fernwood Community Association Land Use Committee facilitated a discussion and the 
owner of this property answered questions about the development. 

Variances being r quested are for reduced parking (4 instead of 12) and setbacks. 

The owner indicated they would explore car sharing options for tenants. 

Many people in attendance shared concerns about overflow parking affecting nearby businesses 

and neighbours. 

Community Meeting 

2. 1301 Hillside - currently zoned C-55 (service station) 

This is a project by Abstract Developments to build a 6 storey, 46 unit rental building on the corner of 
Cook and Hillside. The developers previously presented to the land use committee and neighbours at 
the November 28, 2017 meeting (rind llH• minutrs herr-}, and other open houses they have hosted on 

the project. 

Approximately fifteen pe ople were in attendance for this community meeting. 

Because this lot was a gas station, the Ministry of Environment is issuing a certificate of 

compliance that states that there can be no excavation on site, or ground floor residential use. 

Because of this limitation, the ground floor will be used for parking. 

The design is an Edwardian style to complement the Cridge Centre. 

Several people in attendance shared concerns about tenants without an on-site parking place 

using nearby streets to park. 

Oaklands Community Centre 
2827 Belmont Ave Ill, Victoria BC VSR 4B2 

Oaklands Neighbourhood House 
2629 Victor Street, Victoria BC V8R 4E3 



Some people had concerns about the location of the bus stop on the south side of Hillside Ave., 

and the traffic pattern entering and exiting the building. 

Some people voiced their support for the development, and said that the density is appropriate 

for the busy Hillside Corridor. Others were concerned that this building will be taller than most 

of the other buildings currently on Hillside Ave. 

A representative from the Cridge Centre indicated their support for the project. 

Oaklands Community Centre 
2827 Belmont Ave ttl. Victoria BC VSR 4B2 

Oaklands Neighbourhood House 
2629 Victor Street, Victoria BC V8R 4E3 



comrnumtv :i-,.,nr:1:it1nn 

Mission 
Streriqtheninq the Oak/ands community by providing proqrams, services and 
resources for its residents, businesses and visitors. 

Oaklands Community Association Land Use Committee 
March 2.5, 2019 Community Meeting Minutes 

Location: Oaklands Neighbourhood House - 2629 Victor Street 
Contact: l;iQ_d__ll<;~o;ikl;i nrl~Gl .com 

Meeting overview: 
On March 25, 2019, the Oaklands Community Association Land Use Committee (CALUC) hosted a 
community meeting for c1 proposed condominium development at 1301 Hillside Ave. The meeting was 
attended by 41 residents [Participants] and 4 representatives of Abstract Developments (Developer) 

Project summary: 

The Developer provided a summary of the proposed project and noted that it was a revised 
concept initially proposed in the Spring of 2018. The Developer outlined the major changes to 
the design of the revised building design as follows: 

• A change to ;i market condo project with and affordable housing component (50 units of 

which 16 would be marketed JS affordable housing 1) 
• Change to more contemporary structure- roughly same footprint with setbacks on the 

upper levels - building height reduced by 12ft. 

• From 0.7 to 1 parking unit per market condo with no parking for affordable units 

• Access to parking moved to Cook St and bike parking same between proposals. 

The Developer outlined their rationale for the change from rental building to market condos 
and changes to the design: 

• Increase in construction costs made rental building cost prohibitive; as well In Victoria 
there are 2000 rental units and affordable housing units in development 

• Market sales would subsidize the 16 affordable units (roughly 10% below) or slightly less 

than $299k (estimated) 
• In design changes the Developer stated that they considered OCP and community input 

following community meeting for the original building proposal. 
• Stepped design to reduce appearance of the height of the facade and more engagement 

with the pedestrian area including live work units on the ground floor 

1 The Developer noted that they are working with IIC Hm1•,1111: .to define the thresholds for affordable housing for 
the development. 

Oaklands Community Centre 
2827 Belmont AvP 1/1, Victoria RC VRR 4R7 

Oaklands Neighbourhood House 
262g Victor Street, Victoria BC V8R 4E3 



• The project would require the removal of one Garry Oak tree however 10 Garry Oak 

trees would be planted as well as 5 other species (yet to be selected) 

Summary of discussions: 
The meeting participants inquired about the relative costs of construction, the potential for 
additional building amenities such as roof top gardens, the potential impacts to local traffic 
from vehicles entering and exiting on Cook St and impacts to local parking from increased 
residential density and the variance on the parking as required under current City of Victoria 
building policy. 

Costs of construction and overall building design: 
Participants were interested in the costs of construction and how the design had changed in 
response to their previous concerns with the older design. One participant noted a previous 
commitment by the Developer to outline the rough costs to remediate the site to 
accommodate the required parking under City policy. The Developer noted the building would 
be about the same price to construct but would be roughly 12ft lower in height due to change 
from modular construction to onsite construction methods. Amenities such as bike parking 
gardening plots for ground floor units would remain roughly the same as the previous design. In 
response to suggestions for additional gardening and/or green space, the Developer noted the 
inherent limitations of the site due to it's historical use as a gas station. The CALUC noted a 
general recognition of the incorporation of some of the previous feedback and ;:i general 
appreciation of the varied facade and the balconies in the new design. With respect to 
remediation of the site, the Developer noted that the cost of remediating the site would make 
the project economically infeasible, and in any event, the Province placed restrictions on the 

site use which they must abide by. 

Impacts to local traffic: 
The meeting participants noted concern about the use of local and residential streets (Cedar 
Hill Rd. Fernwood Rd, and Haultain Rd.) for motorists attempting to access the building. From 
their perspective this would increase local traffic on these streets and likely result in motorists 
making dangerous U-turns on Cook St. The Developer noted that a traffic study that compared 
traffic volumes between the proposed building and the previous use of the site as a gas station 
showed considerable increases in traffic for the gas station use of the site. The Developer also 
noted that there are only two options for placement of the parking garage (Hillside or Cook) 
and that the City had required the garage access to be moved to the Cook St side. The 
Developer also noted that the Hillside Corridor is being considered by the City for an all ages 
and abilities route and that the proposed building is consistent with the City's vision for Hillside 
Ave. A representative of the Oaklands Rise Group, which is promoting the incorporation of 
Woonerf street design in Oaklands suggested that the Developer review the Woonerf concept 
being proposed by the group and to consider ways in which the building supports or could be 
modified to support their initiative. 

Parking: 

Oaklands Community Centre 
2827 Belmont AvP #1, Victoria BC V8R 4B2 

Oaklands Neighbourhood House 
2629 Victor Street, Victoria BC V8R 4E3 



Parking remains a significant concern for the meeting participants many of whom noted that, 
from their perspective, the site does not permit suitable parking ratios for the density being 
requested. The participants were also concerned about sufficient visitor parking and temporary 
parking for delivery and service vehicles. The Developer noted that the units without parking 
are designed to appeal to consumers who live a car free lifestyle and noted that the building 
design has limited spaces for visitor parking and a temporary parking area at the entrance to 
the garage for delivery and service vehicles. The Developer also contended that given the 
building's proximity to major transportation corridors, Hillside Mall, and the downtown, that 
they consider it a good candidate for the requested parking variance. To help gauge whether 
the impacts to parking are as predicted (i.e. negligible) the Developer committed to a post 
occupancy study to understand parking impacts from which additional mitigations (such as 
moto car share) would be explored. The Developer also noted the City's process for having 
"resident only" parking requirements on surrounding streets, A representative of the Cridge 
Centre also noted that they are exploring the possibility of selling limited and conditional 
parking spaces for the residents of the 1301 Hillside building. 

Oaklands Community Centre 
2827 Belmont /\vf> Hl, Victoria BC VSR !182 

Oaklands Neighbourhood House 
2629 Victor Street, Victoria BC VSR 4E3 



ATTACHMENT F 

whether core policy documents take their cues from Council policies. 
Joaquin Karakas explained that Ship Point was part of Council's latest 
strategic plan, and Centennial Square was a focused action plan from the 
Downtown Public Realm Plan adopted in 2017. 

4. APPLICATIONS 

4.1 Development Permit with Vari a nee Application No. 00074 for 1301 Hillside 
Avenue 

The City is considering a Rezoning and Development Permit with Variance Application to 
construct a six-storey mixed-use building with live-work units and long-term bicycle parking 
on the ground floor fronting Hillside Avenue and vehicle parking at-grade at the rear. 

Applicant meeting attendees 

MICHAEL BACON 
ADAM COOPER 
SCOTT MURDOCH 

STUART HOWARD ARCHITECTS INC. 
ABSTRACT DEVELOPMENTS 
NVISION PROPERTIES 
MURDOCH DE GREEF INC. 

Jim Handy provided the Panel with a brief introduction of the application and the areas that 
Council is seeking advice on, including the following 

• the proposal's massing and density 
• the provision of green and open space 
• the building's street relationship. 

Micl1ael Bacon provided the Panel with a detailed presentation of the site and context of 
the proposal. and Scott Murdoch provided details of the proposed landscape plan. 

The Panel asked the following questions of clarification 

• has there been any reaction from the community in terms of the proposed increase 
1n density? 

o overall the reaction to this version of the project has been mixed, but the 
community seems happier with the current overall design 
there has been a positive reaction to seeing the height reduced 

n there is some confusion in the community over the parking requirements 
and how affordable units affect these requirements 

u there is no reaction to the proposed FSR per se. rather. the proposal is 
understood in terms of the overall unit count and parking provisions 

• in what Large Urban Village is the site located? 
0 Jim Handy noted that the Official Community Plan (OCP) identifies the site 

within the Urban Place Designation. which contemplates densities up to 2: 1 
Floor Space Ratio (FSR) Affordable housing is not excluded from the FSR 
calculation. and so the application would require an OCP amendment to 
allow the proposed FSR. In terms of density, the application is a better fit 
within the Large Urban Village designation; therefore, the question is 
whether the Urban Place Designation is amended or whether the site would 
be assigned the Large Urban Village designation. 

Advisory Design Panel Minutes 
April 24 2019 
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• where do the applicants see the proposal fitting within the corridor and context? 
Hie 'corridor context' speaks to the OCP which identifies Hillside Avenue as 
a major transit corridor as well as a high-density mixed-use corridor 
the density along this corndor 1s increasing; although the proposed density 
does not conform to the OCP designation, its scale does conform as up to 
six stories are contemplated 

• 1s the Cridge Centre secured with a covenant? 
there are design guidelines within the OCP that apply specifically to the 
Cridge Centre and the adjacent Gary oak meadow 

• Is the Cridge Centre property private or public? 
as long as there is child care operating on the site, the open space must be 
maintained 

• would residents be able to use the Gary oak meadow? 
residents would not use this area, but the south facing units would benefit 
from views to the meadow 

• could residents have a picnic in the meadow? 
,: the area is semi-public. semi-private. there is a pathway traversing the site 

but no direct route from the proposal to the meadow 
• how affordable are the 16 'affordable' units? 

the program will be similar to that at the Vivid, which targets first time 
home buyers at 10% below market rate 

• what variances are requested? 
the parking variance is the most prominent; the site 1s challenging as 
digging underground is not an option and the City envisions major housing 
at this location 
the location aligns with a major transit corridor 
there are also variances to the side yard 

• how many parking stalls are required? 
c there will be approximately 50 units; 16 of which will be sold without parking 

as an opportunity to enter into the housing market, targeting people with a 
low-car lifestyle 
the current parking calculation does not factor in the affordable units, as 
these are not yet secured as affordable 

• are there variances to the setbacks? 
- yes; however, the current gas station zoning does not make sense for the 

project 
• is a retaining wall proposed on the south elevation? 

c, no; a set of stairs from the southwest corner of the property connects to the 
private terraces of the south units 

• are the private terraces secured? 
c yes, each of the terraces is gated 

• what is the height of the retaining wall in relation to the patios? 
c the top of the wall is level with the building's second level 

the proposal will have the effect of a 5 storey building from the perspective 
of the Cridge 

• how many different materials are proposed? 
stack-on brick is proposed with a concrete cap on top 

c, white cladding and grey cementitious panels, are also proposed, with a 
similar. linear appearance 
natural wood is preferred for the wooden portion, but its combustibility 
needs to be evaluated and longboard may be used instead 

Advisory Design Panel Minutes 
April 24. 2019 
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• is stucco proposed? 
no 

• is the site's only vehicle access from the northbound lane of Cook Street? 
yes, no southbound access 1s possible due to the median divider and three 
lanes of northbound traffic 

• is the garbage room accessed from the parkade? 
yes 

• 1s there a provision for carshare? 
, , not at this time 

• is the retaining wall on the east elevation exposed? 
some of the wall will be exposed, as the grade drops quickly at this location 

, , the wall will be cladded in brick 
• what do the stairs at the east side access? 

it is another access to the building as well as an exit stair 
• was a parking lay-by considered for delivery vehicles or visitors? 

there are visitor spaces. and enough room 1n the apron for a vehicle to lay 
by temporarily 

• would the affordable units be evenly distributed throughout the building? 
yes, and a mix of unit types will be included 

• 1s the intent for the units to be affordable or attainable? 
they are better described as attainable. as affordable implies a deeper level 
of affordability 
they are deemed affordable by the standards within BC Housing's 
affordable housing program 

• what is envisioned for the other three corners of this intersection? 
Jim Handy noted that a similar density 1s envisioned for the corner, with 
three storeys of residential and up to 2 1 FSR 

• should the Panel be concerned about the possibility of setting a precedent along 
the street for significant variances to parking and side yards? 

r Miko Betanzo noted that the proposal is evaluated against the most 
applicable standard. However, the ADP may consider how the variances 
might affect the context and how it relates to the adjacent properties, with 
consideration to future development 

The Panel discussed 

• the proposal as being in keeping with what is envisioned by the OCP 
• appreciation for the challenges to build and access the site, as well as the inability 

to excavate due to soil contamination from the gas station 
• support for the provision of affordable units 
• support for higher density on the site: opportunity to further increase density at the 

building's corner 
• whether the height is appropriate for Hillside 
• the height as appropriate given the direction in the OCP 
• lack of short-term vehicle parking on-site and in nearby areas 
• the limited space for on-site vehicle movement for service vehicles and garbage 

collection 
• opportunity for more movement on the north elevation 
• the need for unity between the three distinct horizontal components on the 

northwest corner of the building at Cook Street and Hillside Avenue 
• appreciation for the variety of building materials 

Advisory Design Panel Minutes 
April 24. 2019 
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• the design as busy, with too many languages utilized 
• the strength of the south facade 
• the corner ground level unit's appearance as more commercial than residential 
• opportunity for further transition on the south side towards the Cridge lands 
• the setback variances as reasonable for the context and surrounding Cridge lands 
• opportunity to further define the live-work components along the north facade as 

separate from the residential spaces 
• appreciation for the stairs at the back 
• appreciation for the proposal's ability to take advantage of views to the adjacent 

Gary oak meadow 
• concern for the Gary oak tree roots given the trees' proximity to traffic. 

Motion {defeated): 

It was moved by Roger Tinney, seconded by Jason Niles, that the Advisory Design Panel 
recommend to Council Development Permit with Variances Application No. 00074 for 
1301 Hillside Avenue be approved subject to. 

• further review of the north elevation. with particular attention to the northwest 
corner of the building 

• further consideration to the parking functionality in terms of service, short-term and 
delivery vehicles. 

For Jason Niles. Jessi-Anne Reeves, Roger Tinney 
Q_Qposed Sorin Birliga. Marilyn Palmer. Stefan Schulson 

Defeated (3:3) 

The Panel discussed 

• the need to state the building's presence consistently on the corners 
• the design as too busy in terms of massing and materiality 
• the need to revise the building's architectural expression and massing 
• opportunity to resolve the functionality and ensure that the FSR is supportable. 

Motion: 

It was moved by Stefan Schulson, seconded by Jason Niles, that the Advisory Design 
Panel recommend to Council Development Permit with Variances Application No. 00074 
for 1301 Hillside Avenue be approved subject to 

• simplification and refinement of the northwest building corner in terms of massing 
and materiality 

• further consideration to the parking functionality, with particular attention to service 
and delivery vehicles and short-term loading 

Carried (5:1) 

For Jason Niles, Marilyn Palmer, Jessi-Anne Reeves, Stefan Schulson. Roger Tinney 
Q.Q.Rosed Sorin Birliga 

Advisory Design Panel Minutes 
April 24, 2019 
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ATTACHMENT G 

ROLLO.II 
+ASSOCIATES 

November 26, 2019 

Mike Angrove 
City of Victoria 
1 Centennial Square 

Victoria, BC VSW 1P6 

Re: 1301 Hillside Avenue Develo ment Land Lift Anal sis 

G. P. Rollo & Associates (GPRA) has been retained by the City of Victoria to complete a Land Lift 

and Amenity Contribution Analysis for the proposed rezoning of 1301 Hillside Avenue Victoria 
(the Site) from the current zone to the proposed new Zone by Abstract Developments (the 

Developer). 

The purpose of the analysis is to estimate the land lift and amenity contribution on the site from 

an increase in density on the Site from that which would allow for development of a mixed 
commercial and residential building with a maximum of 1.2 FSR (identified as the 'base density' 
using the OCP as a guideline - as this application was originally submitted in March 2018 the 
City will be treating the land lift under the old policy) on the 1,2L13 square metre Site to a 
proposed overall density of 2.25 FSR mixed live/work and residential project with 3 live/work 
units and 41 strata apartment units. 

It is our understanding the Developer will be seeking a stall parking variance. It is also our 
understanding that the Developer is proposing to make 9 of the units part of BC Housing's new 
Affordable Home Ownership Program at 10% below market value, wherein they may receive 
financing from BC Housing and in return designate units for the program, which would then 

entitle purchasers of units to a second mortgage through BC Housing with no interest and no 
payment required until the unit is sold in order to reduce the cost to the purchasers. 

The analysis consisted of preparation of residual land value analyses which determines the 

maximum value that a developer could afford to pay for the Site assuming it already had the 
new zoning and the maximum value a developer could pay for the site at the base density under 
current market conditions. GPRA has been asked to assess the value of the Site with the 

following potential uses: 

1. Residential Strata 

2. Live/Work Strata 

GPRA used standard developer proformas for each case to model the economics of typical 
development as proposed/allowed under each zoning. The 'Lift' is then calculated as the 
difference in residual land values between the base and rezoned densities. 

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 • Fax. 1-866-366-3507 
www.RolluAssociale~.curn • E-Mail: ~err y@rolloassociates.com 
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METHODOLOGY & ASSUMPTIONS 

The Site is roughly 1,243 square metres in ar= a and can be developed under the base density of 
1.2 FSR with a mix of live/work at grade with residential apartments above. The proposed new 
development at roughly 2.2S FSR would amount to approximately 2,797 square metres of GBA, 
(composed of 3 live/work units, 33 market strata apartments and 9 Affordable Housing units to 

be sold at 10% below market value and would qualify for BC Housing's Affordable Home 

Ownership Program. 

The analyses are created using a standard developer proforma wherein estimates of revenues 
and costs arc inputs and the remaining variable is the desired output. In typical proformas this 

output is usually profit, following a revenues minus costs equals profit formula. 

For a residual land valuation, however, an assumption on developer's return needs to be 
included in order to leave the land value as the variable to solve for. For these analyses GPRA 
has determined the residual value based on the developer achieving an acceptable profit of 15% 
on total project costs (calculated as a representative portion of overall project costs for the 
proposed development) for the strata component of the project. The residual values are the 
maximum supported land value a developer could pay for the site (under the density and 
conditions tested) while achieving an acceptable return for their project. 

The residual land value determined from this analysis is then compared to the value of the site 

using the supported value at the base density to establish a 'lift' in value that arises from the 

change in density. This lift in value is the total potential monies that are available for public 
amenities or other public works not considered as part of the analysis. GPRA have made 
allowances for streetscape and public realm improvements that would typically be incurred 

through development in both sets of analysis. Any additional improvements that would be 
required only from the proposed rezoning and not from development under current zoning 
would impact the lift and would need to be identified, priced, and included in a revised analysis. 

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

seek 75% of tile lift tor amenities. 

GPRA determined strata revenues used in the analyses from a review of recent sales and 
offerings for sale of recently developed apartments of wood frame construction within roughly 
10 km of the Site, with a focus on projects that were deemed comparable to that which has 

been proposed for the Site. 

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 • Tel. (604) 275-4848 • Fax. 1-866-366-3507 
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Project costs were derived from sources deemed reliable, including information readily available 
from quantity surveyors on average hard construction costs in the City. Development or soft 
costs have been drawn Irorn industry standards, and from the City's sources. All other 
assumptions have been derived from a review of the market and from other sources deemed 
reliable by GPRA. The developer has informed us that there is a requirement for piling on the 
entirety of the site at the density of 2.25 that would not be necessary at the base density which 

carries an incremental cost of $650,000 which has been included as a cost in the analysis. 

CONCLUSIONS & RECOMMENDATIONS 

GPRA estimates that there would be no lift from the proposed zoning for the additional 1.05 FSR 

of density with 9 units being offered at 10% below market pricing. This is due to the reduced 
revenue from the 9 units at a 10% discount and higher costs for piling on the site. 

I trust that our work will be of use in the City's determination of the Amenity Contribution they 

will seek as part of rezoning 1301 Hillside Avenue in Victoria. 

Gerry Mulholland [Vice President 
GP Rollo & Associates Ltd., l.and Economi<;ts 
T 604 275 4848 I M 778 772 8872 I F 1866366 3507 
F gerry@rollo;:issociates.com I W www.rolloassociates.com 

280-11780 Harnmersrruth Wav, Richmond, R.C. V7 A SFq • TPI. (604) 775-4848 • Fax. l-86fi-3fifi-3~07 
www.Roll0A11ociate1.com • E-Mail: gerry@rolloassociates.com 
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1.0 INTRODUCTION 

Watt Consulting Group ("WATT') was retained by Abstract Developments to conduct a parking 
study for the proposed market condominium development at 1301 Hillside Avenue in the City of 
Victoria. The purpose of this study is to determine whether the proposed parking supply will 
accommodate demand in consideration of transportation demand management (TOM) options. 

I 1 SURJfCT •11Tr 

The proposed development site is located at 1301 Hillside Avenue in the City of Victoria. The 
site is currently zoned C-SS I Special Service Station District. See Figure 1. 

I Jr ,I Jl,I I sunJECT <;1Tr 
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1.7 SITr CH/\R/\CTr=Rl:.TIC:. >:. POI ICY CONSIDFRATIONS 

The following provides details regarding transportation options and services that are located in 
proximity to the site. 

Co111n111111ty Pnl1r.1P· 
The City of Victoria's Official Community Plan (OCP) provides policies and 
objectives to guide decisions on planning and land management. Updated in 
2012, the OCP contains a number of 30-year goals in 17 distinct topic areas that 
give expression to Victoria's sustainability commitment and work toward the 
achievement of long-term sustainability goals 1• Section 7 of the OCP 
(Transportation and Mobility) contains a number of objectives and policies that 
prioritize sustainable forms of transportation including walking, cycling, and 
transit. 

Policy 7 .12 directs the City to review and update the Zoning Bylaw to consider 
reductions in parking requirements. While the City has delivered on this policy 
promise by updatinq its Schedule C Off-Street Parking Regulations, the OCP 
also recommends reductions in parking requirements that are not included in 
Schedule C such AS transit accessibility, walkability, and other factors that 
support non-auto mode choice or lower parking demand.2 The subject site is not 
directly in ;:i Large Urban Village, but it is within a 5-minute walk of Quadra 
villaqe, where the City is planning to concentrate more residential and 
commercial growth. 

•:;,,,vH I'' 
ThP. site is located 550m (5-minute walk) from Ouadra Village and 1 km from 
Hillside Centre. Both locations provide the majority of services that residents 
may need including grocery stores, cafes, restaurants, retail stores, postal 
services and medical services. The site is located 3km from downtown Victoria 
which hosts a wide variety of services. 

r,:111,.11 
The site is located in front of a bus stop on Hillside Avenue which is served by 
Route 4 (UVic / Downtown) and Route 9 (Royal Oak/ UVic). Route 4 currently 
operates 1 O minutes or better at peak times and is designated as a Frequent 
Transit route with a service frequency of 15 minutes or better from 7:00am lo 
7:00pm, and Route 9 operates every 15 minutes during peak times. There are 
also bus stops on Cook Street that serve Routes 24 (Cedar Hill/ Admirals Walk) 

1 City uf Viclona. (2012). Official Cummurnty Plan. Available online at. 
111() ','.','>\', v,, l11r" I ,I l'"'11•!•,.1r1r•1,,11l1111•nl•. f'L11111111q-n,,, .. ,,11,p1111•111 ( IJlllllllHllly-Pl.111111nqH)(;r1cu:r1 Rnn~ ptll 

· Ibid, pg. 60. 
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and 25 (Maplewood I Admirals Walk) which are local routes with a service 
frequency of 20 to 120 minutes. 

The Victoria Trnnsit Future Plarr' identifies Hillside Avenue as a Frequent Transit 
corridor that will continue to see investments in service frequency and quality, 
with improved transit travel times achieved by transit priority measures and 
enhanced bus stop infrastructure. 

• 

~ 

W;ifkinq 
There are sidewalks on all major roads surrounding the site and crosswalks, 
pedestrian signals and mid-block crosswalks at major intersections. The site has 
a Walkscore of 794 which suggests the site is very walkable and most errands 
can be accomplished on foot. 

Cvclinq 
There are currently no separate cycling facilities on Hillside Avenue or Cook 
Street in proximity to the site. Hillside Avenue is a recommended future route 
from the City of Victoria's 2014 Bicycle Plan Network5; however, recent bicycle 
network planning within the City has not retained this designation for Hillside 
Avenue. The closest All Ages and Abilities cycling routes to the subject site are 
planned for the Haultain Street I Kings Road corridor and the Hillside/ Quadra 
north-south connection (currently proposed to be located along Fifth Street and 
Graham Street), located 275rn southwest and 375m west of the site, 
respectively. Proximity to these cycling routes will allow future residents of the 
site to easily access downtown Victoria and other destinations. 

C;1r<;l,,1n11q 

The Modo CarShc1re Cooperative ("Modo") provides carsharing services in the 
Victoria Region and facilitates a two-way carsharing program that allows users to 
book a vehicle at any time to utilize for errands, shopping, trips, etc. Five Modo 
vehicles are located within a 1 ~-minute walk of the site at the following locations: 

• Hillside Avenue/ Cedar Hill Road (550m); 
• Ouadra Street/ Topaz Avenue (950m); 
• Queens Avenue/ Ouadra Street (1.2km); 
• Haultain Street/ Cedar Hill Road (900m); and 
• Gladstone Avenue/ Chambers Street ( 1.3km). 

'Viclona Region Transrt Future Plan, May 2011. P!l- 6-7. Avail;il1IP. onlmr- m· 
t1Pp·, '/t,, tr,m•.ll n1ni'•,1 •rvl1 •t'1 hw, 11111•111,· 11-11) 11,.11 i,r •. 1•17:i 
'Walkscore. Available online at: 111111•,·//www w.11,· ,·nn• ,:11111/Sr.1111·/I :1111 11 ll~trl1·-;1vo-·v1rl11r,;1-1>r-,·,111,Hli1 
·· City nf Victoria map of existir1y cycltny Iacilitres: available onhne at 
111fl1 '1,'t'.",·,'.' '.'Ir )11rl.!...:_I ,II l"' .. ,r•I { 111'1111111111~ I \1"l!..!.!.11_.'111•1[_'1'1•,llflQr\1·y1 l,•rJt•f'N11r"_r ,11.l'Jlli::, prfl 
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-- --- ------------- 

2.0 PROPOSED D[V[LOPMENT 

2.1 LAND usr 
The proposed development is to rezone 1301 Hillside Avenue to a site-specific zone that would 
allow for a market condominium building with 49 units, fourteen of which may be designated as 
affordable housing. See Table 1. The unit composition includes bachelor, one-bedroom and 
two-bedroom units ranging from 310 sq.ft. to 907 sq.ft. (29-84m~). Three of the bachelor units 
are described as live/ work units and include 282 sq.ft. of designated work space (in addition to 
residential space). 

TABLE 1. '.1 IMM/\l·'Y 1 )I- r1I '( 111( )' ;I [ l nl vr I l ll 'MrNl 

Unit Type · 
..... _ ....... :. ~ ,a.. 

Bachelor 

One-Bedroom (plus den) 

Two-Bedroom 

310 sq.ft. to 382 sq.ft.* 
(29m2 to 35m2) 

467 sq.ft. to 634 sq.ft. 
(43m~ to 59m2) 

644 sq.ft. to DO? sq.ft. 
(60m2 to 84m2) 

Total Units 

Quantity 

"Bectietc»: floor size does not include work spnco component of live I work units. 

16 units 
(4 condo, 12 affordable) 

20 units 
(18 condo, 2 affordable) 

13 units 
(13 condo) 

49 units 

The proposed parking supply is for 24 spaces - a parking supply rate of 0.49 spaces per unit. 
Due to the context of the site c111d the previous land use (gas station), underground parking is 
restricted, and all parking will be surface parking. This is stated in a Certificate of Compliance 
from the BC Government that identifies permitted uses and the remediation process for previous 

gas station lands. 

The proposed bicycle parkinq supply is for 63 indoor Class 1 (i.e., long-term, secure, weather 
protected) bicycle spaces and 6 outdoor Class 2 (short-term) bicycle spaces. 

1301 Hillside Avenue Development 
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J.0 BYLAW PARKING R[QUIR[M[NT 

The City of Victoria's Zoning Bylaw No. 80-159 Schedule C identifies the bylaw parking 
requirements for the site". Schedule C specifies parking requirements based on several different 
factors for multi-family uses including: 

• Class of Use (i.e. Housing Tenure) - Condominium (dwelling unit in a building owned 
by a Strata Corporation); Apartment (dwelling unit secured as a rental in perpetuity 
through a legal agreement); and Affordable (affordable dwelling units secure in 
perpetuity through a legal aqreernent). 

• Location - Core Area, Village/Centre and Other Area; and 
• Unit Size - <45m2 (< 485 sq.fl.), 45m2 to 70m2 (485 - 750 sq.ft.), and >70m2 (>750 sq.fl.) 

Based on Schedule C, the subject site contains both Condominium and Affordable units and is 
located in an area designated as "Other Areas". As shown in Table 2, the resulting bylaw 
parking requirement is 43 spaces, 19 more spaces than the proposed supply. 

f/\RL[ l ':1 lf\111V1/\I ''r 'll · ;• ·111 Ill 11 I ' I '/\I 'I !~Jr, 1,1 \JI 111--:1 Ml ~JI:; 

ClaH of Use Size 
... ::, ... . ' J; .. , 

~ . Parking Req't 
Rate Parking Req't 

< 45m2 4 units 

Condominium 45m' lo ?Om' 

>70m2 

< 45m2 

28 units 

3 units 

12 units 
Affordable 

4Gm' to ?Orn' 2 units 

Visitor Spaces 49 units 

0.85 per unit 

1.00 spaces 
per unit 

1.45 spaces 
per unit 

0.2 per unit 

0.5 spaces per 
unit 

0.1 spaces per 
unit 

Total Required Parking 

3 

28 

4 

2 

5 

43 spaces 

Schedule C also includes requirements for providing long term bicycle parking at a rate of 1 
space per unit less than 45m2 in size and 1.25 spaces per unit that is 45 m:,, or greater in size. 
Applying these rates to the proposed development results in a bicycle parking requirement of 57 
long term bicycle pBrkinq spaces, whict1 the applicant 1s exceeding by six spaces. Six short-term 
bike parkinq spaces are also required, which the applicant is meeting. 

,;City of Victoria Zoning Bylaw No. 80-159 Schedule C: 
I 111[ I • 1'.'.'VV'I, vu 11 11"1, I r.' 1/; 1• ... • ,1 ·I'. 'I l,_L'· HI 1111 _·111• I 11;1111•1,,lj_-[l, '\It •I, 'l'' 111 •111 '[ lt 'Vt •Ii Lilli• •111 ~~~VII • u.J.;_1 H 1111!]!{_\yl.1•.v•;/~l,IHJrlUIP'1:,:10(:_1u II 
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,1.0 rXPFCT[D P/\RKING DrM/\ND 

The expected parking demand rates for the condo and affordable housing uses were 
determined separately in order to estimate the combined demand of the proposed development. 

,1.1 CONnOMINIUM r/\RKING nrMArlJD 

-I I I , JI :'. :1 I '\ /\Ile ir J' 
In order to estimate the expected parking demand of the condominium units, field observations 
were conducted of representative sites within the City of Victoria and the District of Saanich. 
Representative sites were selected based on similar geographical locations and contexts (i.e., 
Walk Score) such as proximity and access to services and amenities. Sites with countable 
parking spaces (above ground and/ or ungated parking lots) were also a criterion to enable the 
project team to conduct the observations and record parked vehicles. Ten representative sites 
were selected comprising a total of 439 units, which was deemed to represent a sufficient 
sample size for this study. 

Observations of each representative site were conducted on April 3rd and April 4111• 2019, 
between 1 O:OOPM and 11 :OOPM; the observation with the greater number of vehicles observed 
was taken as representative. The observation results are summarized in Table 3. 

I I I 1, I J I I I ' I f\. 11 I J I I r, c · I 1 1 I " 

Observations are a useful method of assessinq parking demand rates; however, there are 
limitations. One such limitation is the fact that an observation may not "catch" all residents while 
they are home with their parked car on-site. On a typical weeknight, it can be expected that 
some residents return home very late QI night or in the next morning or have driven out of town 
for business or vacation. 

A large scale apartment parking study commissioned by Metro Vancouver reported that 
observations of parking occupancy (percent of stalls occupied by a car or truck) increased later 
in the night.7 The study also suggested that occupancy surveys that start between 9PM - 
10:30PM should have a 10% adjustment factor while a survey conducted between 10:30PM and 
11 :OOPM should have a 5% adiustrnent factor. As the observations in this study occurred 
between 1 O:OOPM and 11 :OOPM, a conservative 10% adjustment factor was applied to the 
observed parkinr; demand to determine peak parking demand. The adjusted peak parking 
demand is 0.91 spaces per unit and is shown in Table 3. 

"Metro Vancouver. (2012). The Mecro Vancouver Apartrnent Parking Stuffy, Technical Report. Available online at: 
l1llp '/\'/\"/\", 111,•lr• ,v. 1111 I q l'/1•r )f~/1,l'l\'H I" .1,, 'IJl1 111 ll·pl 11111111u1111, lllflll'IJI 11111111 'l'Hlll'lll\p, rrtn u-nl f ';ir~Ulij_ 1"':!11dy_ T t•rh1111.iJf.-!P(lClrt.L1t If 
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I /\I :1 I · PARKING DFMANO 011SFRVATIONS I\.T RFPRFSENTATIVF SITES 

Representative Site 
-· .. .....,...., ...... 

Ob1erved Vehlclea 

1525 Hillside Ave 85 49 

606 Speed Ave 80 19 

3255 Glasgow Ave 68 74 

3277 Glasgow Ave 71 47 

1025 lnverness Rd 73 CJ2 

904 Hillside Ave 90 27 

3263 Alder St 80 16 

900 Tolmie Ave 75 71 

3259 Alder St 74 21 

3258 Alder St 78 23 

.. . .. 
•••• I I I ' 

31 29 

15 13 

60 62 

46 46 

52 51 

18 17 

16 18 

59 61 

17 20 

17 20 

Average 

• . Peak 
Demand 

(AdJu1ted) 

0.63 0.70 

0.79 0.87 

0.84 0.92 

0.98 1.08 

0.57 0.62 

0.67 0.73 

1.13 1.24 

0.86 0.95 

0.95 1.05 

0.87 0.96 

0.83 0.91 

1 1 • 11 ·1 ,1r 1< • 1 ii r, 1"r 11 1., 11111 , , , ·1 

Parking demand rates vary based on the size of unit: the higher the number of bedrooms, the 
higher the parking demand. For each representative site, the total parking demand was broken 
out based on the number of bedrooms. Parking demand by unit type was calculated using: 

1. Observed parkinq demand at each site; 
2. The breakdown of unit type (i.e., number of bedrooms) at each site; and 
3. The assumed "ratio differences" between each unit type, which are based on the Metro 

Vancouver 2018 Regional Parking Study8 which reports that one-bedroom strata 
apartment units have c1 19% higher parking demand than bachelor units: two-bedroom 
units have a 30% higher parking demand than one-bedroom units; and three-bedroom 
units have a 23°/ri hiqher parking demand than two-bedroom units. 

Table 4 summarizes the parking demand per unit type of the representative condo sites. 

"Metro Vancouver. (2018). :wrn Reg1om1I P,irk1ng Study Techruca! Report. Table ;!1, pg. 18. Available online at 
t1IIJ1 ,'./'.'.·~'. rtlt·lri.,.,,1111 ,,11•1,_:f 11,J ,, '"11 , .. , r, ~ 111.·I- 1!.11111111J l1!,1111'111~!1ul1l11 ,1111111·,.l~1·1_J11111,1IP;ir~111u';W~ly-I1_!_:::.t111H·,1JB.!..'.LHHI_Drlf 
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1/\1111 -I PARl{ING orMAND nv UNIT TYP[ or R[PR[S[NTATIV[ SITES 

RepreHntatlve Site 

t ........ _ 

Parking Demand by Unit Type 

I . 

One 
Bedroom 

. Unit 

Two 
Bedroom 

Unit 
1525 Hillside /\ve 

606 Speed Ave 

3255 Glasgow Ave 

3277 Glasgow Ave 1.08 

1025 Inverness Rd 

904 Hillside Ave 

3263 Alder St 

900 Tolmie Ave 

3259 Alder St 

3258 Alder St 

Average 

0.70 
0.87 

0.92 

0.62 

0.73 

1.24 

0.95 

1.05 
0.96 

0.91 

0.67 

0.47 

0.57* 

0.60 0.78 

0.79 1.03 

0.78 1.02 

0.97 1.26 

0.55 0.72 

0.69 0.89 

1.01 1.31 

0.78 1.02 

0.81 1.06 

0.96 

0.78 1.00 
'Due ro rile small sample size for bachelor units /only two of the teotesentetiv« sires included haclrnlor units), the 
observed bachelor unit parking demand may not be representative. Instead, the bachelor unit parking demand was 
determined using the one-bedroom rate and appfy,ng the demancf ratio from the Metro vnncouvet study to obtain a 
tiac/Jetor unit parking aomnno of 0. 66 vonictes per utut. 

Applying the resulting parking demand rates by unit type to the proposed condominium units 
results in a demand of 30 vehicles, broken out by unit type as follows: 

• Bachelor (4) = 0.66 vehicles per unit, 3 vehicles. 
• One-bedroom units ( 18) = 0. 78 vehicles per unit, 14 vehicles. 
• Two-bedroom units (13) = 1.00 vehicles per unit, 13 vehicles 

-1.£' Al FORD/\£1L1 IIOlJ~ING P/\Rl<INf' DEMAND 

Residents of affordable housing typically have a lower rate of vehicle ownership compared to 
those living condominium units. As part of the recent review of the City of Victoria's Schedule C 
Off-Street Parking Regulations, vehicle ownership information obtained for condominium strata 
sites, apartment rental sites. and affordable housing sites found that affordable housing have 
(on average) a 30% lower parking demand than typical multi-family residential rates." 

The review also reported differences in parkino demand among affordable housing sites. 
Specifically, it reported that non-subsidized sites had moderately higher vehicle ownership than 
subsidized units and sites targeting families had vehicle ownership rates that were nearly 
double those targeting seniors, for example. 

·• City of Victoria. (2016) F,ev1ew of Zoning Requtations Bytaw Off-Street Parking Requuernerus, Working Paper no.3: Parking 
Dernand Assessment 
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To estimate the expected parking demand for the proposed affordable housing units, ICBC 
vehicle ownership data were reviewed. Table 5 presents 2016 ICBC data for a number of 
subsidized affordable housing sites in the City of Victorin representing 262 units. The average 
rate is 0.40 vehicles per unit among the six sites. 

11\1-ll I VEHICLE OWNERSHIP/\ 1 REPRESENTATIVE SUBSIDIZED SITES 
.......... 

, Site• ,: ~. 
~ .... ,.,.~ Vehlcle Ownership 

... _. -(vehicles/ unit) 
918 Collison Street 101 23 0.23 

2105 Dowler Place 66 17 0.26 

]015 Jutland Road 30 18 0.60 

950 Humboldt Street 44 15 0.34 

1025 North Park Street 10 5 0.50 

510 Dalton Street 11 5 0.45 

Average 0.40 
'Vehicle ownershtp infcrmation obtained from Insurance Corporation of British Colurnbin (ICBC). These data do not include visitor 
veructes. tntorrnauon for JII sires 1s current as of M.1rcl1 31, 201 

Even though the vehicle ownership data from the six subsidized sites provide insight on 
affordable housing parkinq demand, they do not represent the affordable housing units at the 
subject site. which are proposed to be non-subsidized and 10% below market. io Recognizing 
this distinction, parking demand data were obtained from the Greater Victoria Housing Society 
for three non-subsidized sites in the City of Victoria. Notwithstanding the small sample size, the 
average vehicle ownership rate among the non-subsidized sites is 0.54 vehicles per unit, shown 
in Table 6. 

I /\I :1 I ,, VEHICL[ OWNER~,IIIP /\ f REPR[S[NT /\TIV[ NON-SUBSIDIZED SITES 
.... ' ' #' 4,,,, ~ 
I Site . .. ' l. . , ... ,:.. :., .. ~ 
35 Gorge Road East 

411 Sitkum Road 

2558 Quadra Street 

68 

75 

19 

• . t: •.. 

55 0.81 

22 0.29 

10 0.53 

Average 0.54 

'" Confirmed w1!11 the applicant Viii email on Marcil 27, 201,l. 
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.1 :· 1 1•r11,·1<1r\Jr, 1,1H1\rJ111·, 1ir111 ryr•r 
Similar to condominium units, research has demonstrated that parking demand in affordable 
housing buildings varies by unit size. 12 of the 14 affordable housing units are 310 sq.ft. to 382 
sq.ft, which meet the Urban Land lnstitute's definition for c1 "Micro Unit" - a sm;=i/1 studio 
apartment. typically less than 350 square feet with a full functioning kitchen and bathroom.11 

Examples of recently constructed multi-family buildings-comprising a significant share of 
bachelor/ studios and small one-bedrooms-with little to no parking include the Janion 12 

building in Victoria and the N3n in Calgary's East Village. Interviews with contacts for each 
building confirmed that the impacts of providing no parking have been minimal as residents 
already had a lifestyle that was conducive to not owning a vehicle, while other residents have 
adjusted to using more sustainable forms of transportation. 1-1 Data from the City of Seattle are 
also showing a trend of new small efficiency dwelling unit (SEDU) buildings being constructed 
with little or no parking-a trend that will likely continue as vehicle ownership declines.15 These 
findings generally confirm that smaller units do not require as much parking, if any parking at all. 

The review of the City of Victoria's off-street parking regulations (Schedule C} also reported that 
smaller affordable housing units do not require as much parking. As part of that project, a focus 
group meeting was hosted with five affordable housing organizations working in the Capital 
Region to better understand what they thought was the right amount of parking for affordable 
housing units. A "blanket rate" for affordable housing sites was determined to not be appropriate 
given the full spectrum (and diversity) of affordable housing needs." 

Focus group participants also explained how the minimum supply rates for new affordable 
housing should differentiate by unit size recognizing that the parking demand needs of those 
living in smaller units may be completely different from those living in larger units.17 

As two of the three non-subsidized affordable housing sites contain primarily one-bedroom 
units, applying the ratios from the Metro Vancouver study to the sites is not appropriate due to 

·• The Macro View on Mtr.ro Units. Urban Lan ct lnsmute Mull1fr1rnily I lousing Council, 201 ~,. pg. 4. 
Avaitabte onlin at: lrllp 11111, 11101w11-1 __ rnt1·111/11L•lr_i;11t•,/I IL!:.[1,wt 1111,·nts/Mw11..>!.!!11Lf11ll~!.',V_,'._llJ..'.!J.1rJI 
•:· More mtorrnation about the Jamon 1s avnuanle onltne at: 11111, I\\\WJJ,111,.,,,.'tt\011:,ir11111,•1c1l1!]r_,11r11,,n,1J.1U111 

,., More mforrnatron about the N'.I condo buildinq ,s avarlable onhne at: 
llllp //1/r/\Nw ll~t !IIHlc, I ,I' 

14 Phom, conservation held wit11 Senior vice-Presrdent of Strateqy & Business Development at the Calqary Land and Municipal 
Corporatiun on SHplP.r11!11,r 1 \ 2017 

·, Accordmq to the City of Seattle. :, SEOU is a rrucro-housmq unit that 1s a m1n1111um of 150 square feel with a full kitchen or 
kitchenette. More rnlormanon 1s avmlnble onhne at: 111/p 1,w.,.,,,,., ·,,·illlll· q11v11lp11'r, rt, .. ;r111, ... 1n1,j,-,,,/.,flw11•nryrtw1·ll1nrr./rl1>l,1111t ltt111 

'" City of Victoria. (201!:i). Rev11sw of Zorunq Rflgulc1t1ons Bylaw Oil-Street P;irking Requuernents. Working Paper no.4: Focus 
Groups + Stakeholder Outrnach 
" City of Vrctona. (2016). Review of Zoning Regulations Bylaw Off-Street Parking Requirements, Working Paper no.5: Preliminary 
Recommendations. Available online 
11111111'.'/\'N, \'I( Inn.I f',l,,J .. ;•d·t•;l!lt·(l,lrlnpint·; T'L 11\rllllll-( t1•vPl1IJHIH'flt/(:1)11llJHIQlty-rLu1111nq/nnri1nH-'f\l••Nw1nn;1" ,:>ns, /1,•rh1IP11:,,ln(' 'N 
_il:!!.!!.L:.: . .:..:~1·· ... •,111,11, 1111.",.Jl1 I l"'J/\1 pdl 
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the small sample sizes of bachelor and two-bedroom units. Therefore the overall average 
demand rate of the representative sites (0.54 vehicles per unit) was used to determine the 
affordable housing parking demand, resulting in a demand of 8 vehicles. 

,U VISl1 ()r' r/\RKINC nrM/\Nn 

Visitor parking demand rates have been demonstrated in the range of 0.05 to 0.07 vehicles per 
unit for multi-family sites in Victoria and Metro Vancouver". Specifically, the 2012 Metro 
Vancouver Apartment Parking Study reported that observed parking demand rates were well 
below 0.1 vehicles per unit and that visitor parking was generally over supplied. Research 
completed as part of the City of Victoria's Schedule C update reported that average visitor 
parkinq demand among 16 multi-family residential sites in proximity to downtown Victoria was 
0.07 vehicles per unit'". Given the location of the subject site, a rate of 0.05 vehicles per unit is 
supported, which results in a peak visitor parking demand of 2 vehicles. 

4.4 SUMM/\RY or rxr-rcrrn rAr'l<INC. nrM/\ND 

The summary of expected parking demand is shown in Table 7. Total parking demand is 40 
vehicles. 

I 1\I a I SUMM/\RY Of- [XPECT[D PARKING DEMAND 
.. / 4 

. Clall of UH . 
l··- do . - ~-_A-Jlllli 

Parking Demand 
. . Rate 

Quantity 
(Spacea) 

Bachelor 4 units 0.66 per unit 3 

One-Bedroom 18 units 
0.78 spaces per 

14 Condominium unit 

Two-Bedroom 13 units 
1.00 spaces per 

13 
unit 

Affordable All Unit Typos 14 units 0.54 per unit 8 

Visitor 49 units 0.05 per unit 2 

Total Demand 40 spaces 

" Rasnd nn onsnrvntions nf vrsuor pr1rkina r.nnr111r.lAr! in :"01 S for two studies of rnutll-Iarnily resrdentlal sues (one adjacent lo 
downtown Victoria, the other 111 Langford) and findings from the 2012 Metro Vancouver Apartment Parking Study (Table 31, pg50) 
available at: 
",'\'N/llll'lr11v.1111 lllJVl'f flfr) 1•1v1c l''i1r1·111•1n1ll(ll,HllllfH)trl.1r11111111f'11!,l11 ,111nn'"\l/\11,1rtm,·nt r,irk111q ';t111tv T1lr1tlnir,1Jr~P.p11rl prH 

.. , City of Victoria (2016). Hr.view of Zoning Regul.:tl1ons IJylaw Off-Street Parking Requirements, Working Paper no.3: Parking 
Demand Assessment. 
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5.0 ON-STRErT P/\RKING 

On-street parking conditions were observed surrounding the site bounded by Vista Heights to 
the north, Higgins Street to the east, Kings Road to the south and Blackwood Street to the west. 
On-street parking observations were conducted on Wednesday, April 3, 2019 rind Thursday, 
April 4, 2019 at 11 :OOPM (an additional count of Higgins Street was conducted on Wednesday, 
April 10, 2019 at 11 :OOPM as Higgins Street was not included in the April 3 on-street parking 
count). The observation results are summarized in Table 8. 

Peak occupancy was observed on Thursday, April 4, 2019 with 98 parked vehicles observed out 
of 227 total spaces, an occupancy rate of 43%. This total includes the restricted parking spaces 
located on Kinqs Road and on Higgins Street: for unrestricted parking only, 72 parked vehicles 
were observed out of 192 unrestricted spaces, an occupancy rate of 38%. A total of 120 
unoccupied unrestricted parking spaces were observed during the on-street parking count, 
indicatinq that there is sufficient availability of on-street parking in case of spillover. 

The highest occupancies were noted on the roads closest to the site, with Kings Road and Basil 
Avenue having a peak occupancy of 82% and 70% respectively. Parking on Kings Road is 
restricted to Residential Parkinq Only ano is not expected to be affected by spillover. 

I /\I 'I I ' SUMMARY or ON-STRfTT PARKING CONDITIONS 
. ~-- :i!-1;! 

l, 
; . 

Section 
~ '"'"' ·- 
~ 

. . - : . 
Thura. 
4/412019 

. (1110:00pm 
Vista Blackwood St - N Unrestricted 33 6 7 
Heights The Rise 

s Unrestricted 31 13 10 

Basil Ave Blackwood St - N Unrestricted 24 13 16 
The Rise 

s Unrestricted 32 25 23 

Blackwood Vista Heights - w Unrestricted 26 7 G St Hillside Ave 

Vista Heights - E Unrestricted 14 0 Basil Ave 

Basil Ave - 
E Unrestricted 6 3 4 Hillside Ave 

Kings Rd Cook St- N Residential 7 6 5 Blackwood St Parking Only 

s Residential 
10 8 9 Parking Only 

The Rise w Unrestricted 7 
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-v ~ -- , ,., 
- ... 
' I 

Section 
• I 

~w~ 
Vista Heights - E Unrestricted Cook St 

Higgins St Hillside Ave - 2-hr Parking 
Basil Ave w 9AM-8PM 

Mon - Sat 

Basil Ave- w Unrestricted Cook St 

Hillside Ave - E No Parking Cook St 

Total 

Occupancy 

Total (unrestricted only) 

Occupancy (unrestricted only) 

. . - . 

Thurs, 
4/4/2019 

@10:00pm 

6 

18 12 

13 4 

0 

227 

0 

98 

43% 

192 

(!_' 11, 

0 

5* 

3• 

o· 

91 

40% 

72 

38% 

72 

38% 

'coutuac: nrr -111 n12n 1 rJ 111 11 :OOPM "-' 1-/iggms St was not mcluctcri ,n 4/3.12019 count. 

ii.CJ TR/\NSPORT/\TION OFMANO M/\N/\G[MF:NT 

Given that the expected parkinq demand for the site is 16 parking spaces greater than the 
proposed supply, the applicant should consider committing to transportation demand 
management strateqies. Transportation demand management (TOM) is the application of 
strategies and policies to influence individual travel choice. most commonly to reduce single 
occupant vehicle travel. TDM measures can be pursued to encourage sustainable travel, 
enhance travel options and decrease parking demand. TOM is also supported in the City's 
OCP. Downtown Core Area Plan, and Mayor's Task Force on Housing Affordability to help 
manage parking demand in new developments. 

The applicant can consider the following TOM strategies at the site. 

Ii 1 CAF~SI 1/\f~IN< 

The Modo Car Cooperative ("Modo") is the most popular carsharing service in Greater Victoria. 
In 2015, there were 23 cars and 800 members; as of November 2018, there are 79 Modo 
vehicles and 2,565 members across the Greater Victoria region, suggesting that Modo is 
growing in popularity." As reported in Section 1.2, there are five Modo vehicles are located 
within a 15-minute walk of the site. As such, the applicant should consider providing carshare 
memberships for each unit ($500 refundable membership X 49 units= $24,500), and the 

·,,. Email correspondence with Mode's Business Development Manager on November 1~. 2018. 
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resident would be responsible for usaqe fees. The carshare program would "fill the gap" and 
provide residents an opportunity to have access to a vehicle on an as-needed basis. 

Research has shown that carsharinq proqrarns have a significant impact on reducing vehicle 
ownership and thereby lowering parking demand. Below is a summary of key findings: 

• One of the most comprehensive North American studies to date surveyed 6,281 
households in carsharing organizations across the continent. The study found a 
statistically siqnificant decrease in average vehicle ownership from 0.4 7 to 0.24 vehicles 
per household among households that joined carshare services, an approximately 50% 
reduction in vehicle ownership." 

• A study of carshare programs in the City of Toronto found that vehicle ownership rates at 
condominium sites without carshare vehicles was 1.07 vehicles per unit, whereas 
buildings with one or more carshare vehicles had significantly lower rates at 0.53 
vehicles per unit, which represents a 50% reduction in vehicle ownership rates." 

• A 2013 study from the City of Toronto looked at the relationship between the presence of 
carsharinq in a residential building and its impact on vehicle ownership. This was one of 
the first studies to examine this relationship at the building level as previous research 
explored impacts at the neighbourhood or city level. The study surveyed residents of 
buildings with and without dedicated carshare vehicles. According to the author's 
regression model, the presence of dedicated carshare vehicles had a statistically 
siqniticant impact on reduced vehicle ownership and parking dernand+' 

• Two studies from Metro Vancouver explored the impact of carsharing on vehicle 
ownership. Over 3,400 carshare households participated in the study. The key findings 
are as follows: 

On average, up to 3 private personal vehicles were shed per carshare vehicle. 
A regression analysis found that those living in rental housing and in a smaller 
household size are statistically more likely to give up vehicle ownership 
compared to the reference case." 
The number of carshare vehicles within walking distance has a small but 
statistically significant relationship with apartment household vehicle holdings.25 

Some municipalities 11sP. their development requlations and off-street parking requirements to 
provide a parking reduction in exchange for a carsharing program. The City of Vancouver, as an 

·'' Martin.', Shaheen. (2011 ). The impact of Carshannp on Household Verucle Ownership. Access Magazine. Spring 2011. Available 
onhne at: tqlJ1 /l•,lp!...H~ 11riJ_11.~-'L1 • ••11!1•11fl11t•h1,11!•,/~r·,l1,11,o1.11 n_._:;5_~01_,_.1r:_.ll,111111J_1_1w111_'._L.:J!Hl•J_1d_l 

'' City of Toronto (2009). Parkinq Standards Review: Examination of Potential Options and Impacts of Car Share Programs nn 
P;irkrng Stanrtards. Avauabre online at: 
l1llp1;· /11,.•:,Nw 1 11 ir11r1t1, 1·,1/r 11y , 11 1nr11ril11/i 11\· pl.i,1111111 JI•, 111111r I ,•11v1r, 111111,•nl'l1!11~/prlf!,,,1r ~ll;ir,i . 'IHl'l-fl,1-ll:1 prll 

" Engel-Y.'ln, D .. & D. Passmore. (:'01 ;jJ. Carsharrnq and Car Ownership at the Bwlding Scale. Journal of tile American Planning 
AssociAlion, 79(1 ), 82-91. 

-• Ibid, pg. 54 . 

.,,, Metro Vancouver. (2014). The Metro Vancouver Car Share Study: Technical Report, Available online at: 
"L•_ ,.,.,.,._., -'~1' 11., 111~,1!. ·1 _ __i r J , , ~., •JI ,, t1 111 1111~11'.J 111. 11111111,JI ':,a!..!,h,_ .. ,.,, !.:.i. rJ, .1,,_.~_J.11 _ "' 1\ •_:!L.!!:..:!~1~111~~, 'I' .. _rt.lt.!I 
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example, allows for a reduction of five spaces for each carshare vehicle purchased and parked 
on-site"; where a model regulation for King County (Seattle) suggests a reduction of four 
spaces." 

Similar requlations arc in pince in New Westminster, Coquitlam, and Richmond allowing for a 5- 
15% reduction where carshare vehicles are accessible. Correspondence with the Victoria 
Carshare Cooperative (now Modo)'" supported a 5-10% reduction in parkinq demand where 
memberships are provided and where a vehicle is easily accessible. A similar reduction of 5- 
10% is recommended in Parkinq Management Best Prectices?? 

Overall, the research cited above confirms that proximate access to a carsharing vehicle and 
the provision of memberships is associated with reduced vehicle ownership and parking 
demand and is therefore appropriate as a TDM measure for the site. With the provision of the 
carshare memberships ($500 per unit), a 10% reduction in resident parking demand is 
supported and recommended. This would lower resident parking demand by 4 vehicles. 

If the applicant also provides a vehicle (for Modo) on site or in the vicinity, an additional 5% 
reduction would be supported, resulting in a 15% reduction in resident parking demand, which 
would lower demand by 6 vehicles. However, the provision of a carshare vehicle on site would 
remove a parking space from residents or visitors. As such, the applicant should consider 
providing the vehicle on a nearby residential street, if they choose to purchase a vehicle for the 
site. 

As discussed above, the site has good transit access and as the Transit Future Plan becomes 
implemented, transit service is anticipated to improve significantly, which will make transit more 
appealino to future residents. 

Consideration may be given to providing a subsidized transit pass program for residents. BC 
Transit currently offers the EcoPASS Proqrarn for New Developments, which is a program that 
provides Capital Rcqional District developers with a potential transit-oriented solution for parking 
variance requests. Under the EcoPASS Program, the occupants of a new residential, 
commercial or mixed-use development receive annual bus passes for a pre-determined number 
of years that are valid for use throughout the Victoria Regional Transit System. Each annual 
pass has a cost to the developer of $1,000. T11e size and value of the TOM program is 
established by the municipal government, with ;:i minimum required program value of $5,000. 

·'" Refer 10 City of Vancouver Bylaw no.60~!'!. Section 3.2.2. available at 111w."v,1111_r_,11v1•1 ,·,1:y1)1tr-'.]11vP1!lJ11"11tlp;ir~1t1U:!.!Y.!£!.w..J'•L'• 

·' King County Metro, l~igl1! S1ZP. 1,arking Model Code. December 2013. pg21, available at. 
l1tl111/rt 1..:.!!.!.> _k111'.]~LJ!lly..'..l'..' 'Lllf• ''.J'· 1111'-[ll<_>l!.'.!..!S.W '..JI ti •;i!r'·L>,tr,11!i1m•ll/ l •lflll!_l:!.'.;l!·r~1·l-r:1t1Ii!. p<J.I 

'" Correspondence from victona Carsnare Cnoperative (now Modo), recruved August 2009 

.·, Litman, T. 12007). Parking Management Best Practices, Amorican Planning Association. 
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The applicant could consider approaching the City and BC Transit in the future to learn more 
about this program and whether it may be feasible during long-term operations of the building. 
If the applicant is able to secure and administer a transit pass program, a 10% reduction in 
resident pmking demand would be supported, which would lower demand by 4 vehicles. 

( ... , .. ELF CT RIC BIKI PJ\RKING 

Electric Bikes (E-Bikes) are an emerging transportation phenomenon that are gaining popularity 
worldwide. With supportive cycling infrastructure in place, E-Bikes have the potential to 
substitute for, or completely replace, almost all trips taken by a gasoline powered car, which 
could address congestion issues and mitigate parking challenges within urban areas. 

Research has reported that one of the main barriers facing prospective E-Bike users is the lack 
of secure parking available, which is critical for helping minimize theft of the electric bike. 30 As 
part of a larger strategy to discourage vehicle ownership for future residents. the applicant could 
consider designing up to 10% of the long-term bicycle parking spaces to accommodate electric 
bikes. Electric bikes are typically longer than regular bicycles because they are capable of 
carrying cargo and/or multiple passengers with the assistance of the battery. Electric cargo 
bikes can be JS long JS 2.5m. 

In addition to designing larqer long-term bicycle parkinc spaces. the applicant could consider 
the provision of additional security features such as video surveillance and self-contained 
bicycle lockers as well as access to an 11 OV wall outlet for each E-Bike parking space. 
Specifically, the applicant should consider providing 50% of the long-term bicycle parking 
spaces with direct access to an 11 OV electrical outlet, which is what the City of Vancouver is 
now requiring in their off-street bicycle parking requlations." 

As electric bikes are an emerging phenomenon. there is limited research that has quantified the 
impact of these bikes on vehicle ownership/ parking demand. A recent study presented results 
of a North American survey of electric bike owners. The study reported that E-Bikes have the 
capacity to replace various modes of transportation commonly used for utilitarian and 
recreational trips including motor vehicles, public transit, and regular bicycles. Specifically, the 
study reported that 62% of E-Bike trips replaced trips that otherwise would have been taken by 
car. Of these trips previously taken by car, 45.8% were commute trips to work or school, 44.7% 
were other utilitarian trips (entertainment, personal errands, visiting friends and family, or other), 
and 9.4% were recreation or exercise trips. The average length of these previous car trips was 
15 kilometres.'? 

·111 WATT Crmst1lli11u Grn11p (?01 R) Cilf)il;il l'lP.Qinn I rlCCi11 Gnvrm1mP.nl Flfar.lrir. Vahicle + Flnctric Bike lnfrastructum Backgrounder. 
Available nnlin« at: llU.L•'..._._!lwww, 111 tu , 11dc ,,., ld1•I. 11111 ··• 11111 ,,11·l1r1111, • 11 II _,r!-t1111/ri1~1_!rtL;.11l1 •rln!._ v1•t11rlr•-, 111t_l • • l)1k~-111!r;1s1rtwhm· 
ll,1c_~..!_J1,1111·dr_•r ·,,·J'' .:.:~Hi pdl~•lvr .11 .1!~/,~111· 1~ 

'' City of Vancouver. (201 G). Section 6: Off-street Bicycle Space Regt1lr1l1011S. Available online at: 
1,ur.., ~- /11,_yl,1\.'J', ,.,.11,1 1111•11·r, ·''L1.11!.111.!_L ·~.,,,·fl1, L_!dl 

"' MacArthur, J., Harpool, M .. & D Scheppke. (2018). A North Arnenran Survey of Electric Bicycle Owners. National 
tnsutute for Transportation and Communities, NITC-RR-1041. 
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Given that E-Bikes have the potential to replace private motor vehicles, especially in the Victoria 
context, cl 10% reduction in resident parking demand would be supported at the site if applicant 
commits to designing 10% of the long-term bicycle parking spaces to accommodate larger 
bicycles such as cargo bikes and 50% of the spaces are provided with access to an 110V wall 
outlet to facilitate charqinq for the user. If the applicant committed to designing a larger share of 
the long-term bicycle parking spaces to accommodate E-Bikes, a larger reduction in resident 
parking demand would be supported. 

A 10% reduction would lower resident parkinq demand by 4 vehicles. 

G •1 ELrCTRlr 111Kr Rrl1/\Tr 

According to research completed in Greater Victoria, the cost of an electric bike is the largest 
barrier preventing residents of the region from purchasing an E-Bike. Other research has 
confirmed the hiqh purchase price as a barrier; however, one study found that those who were 
given access to an E-Bike had much higher willingness to pay for one.33 

As .:111 overall stratcqy to encourage more cycling at the subject site and promote a car-free 
lifestyle, the applicant should consider providing a $500 gift card or cash to each unit that would 
go towards the purchase of an E-Bike. This would help make E-Bike ownership more attainable 
for residents. A similar incentive was used in the N3 condominium building in Calgary's East 
Villaqe neiqhbourhood. The N3 is cl 167 unit building witl1 no resident parkinq." As part of 
µurchasing a condo unit, residents obtain several transportation incentives including a $500 gift 
card from Bow Cycle, which is a bicycle store in downtown Calgary. 

!, r; TL1M SU MM/\f~Y 

In summary, a reduction of up to 45% in resident parking demand would be supported if the 
applicant commits to [a] the provision of Modo memberships for each unit and a carshare 
vehicle on-site or in proximity to the site, [b) a transit pass subsidy, [c] designing 10% of the 
long-term bicycle parking spaces for electric bikes and 50% of the spaces with access to a 11 OV 
wall outlet, and [ d] an electric bike rebate. A 45% reduction results in 18 fewer vehicles, which 
would lower resident parkinq demand from 38 vehicles to 20 vehicles (see Table 9). This would 
result in a total site parking demand of 22 spaces, which is 2 lower than the proposed supply. 

,:, Popovich, N., Gordon, E .. Shao, Z., Xing, \'., Wang, Y., & Hanny, S. (2014). Experiences of electric bicycle users 1n the 
Sncrarnento, Cnlilorrua area, Travo: Behaviour one Society. 1(2), 37 44. 

" More information about the N3 condo huilding 1s available online at· 

llllfl \."/WW l'Vl',pt•ll1•111 1• 1 till! /1- \I 
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I /\111 I '1 SUMMARY or TOM PROGRAMS+ PARKING DEMAND REDUCTIONS 

TOM Option , 
• _ .. i.,......_~""'.;,;,a,.~~~ 

Approx. Total Reduction 
. (resident vehicles) 

Carsharinq (Vehicle + MP.mbP.rships) 

Transit Passes 

Electric Bike Parking 
Electric Bike Rebate 

TOTAL 

7.0 CONCLUSION. 

The proposed development at 1301 Hillside Avenue is for a market condominium building with a 
total of 49 units with 14 units designated as affordable housing. The proposed parking supply is 
24 spaces, which is 19 spaces less than the City of Victoria's Schedule C parking requirement 
of 43 spaces. 

Expected parking demand for the market condominium units was generated based on 
observations of representative condominium sites while the demand for the affordable housing 
units was generated based on parking space rental data for representative non-subsidized 
affordable housing developments provided by the Greater Victoria Housing Society. The 
expected parking demand for the site is 40 sp;:ices, including 8 spaces for use by the affordable 
housing residents as well as 2 visitor parking spaces. This is 16 spaces higher than the 
proposed parking supply of 24 spaces. 

A review of available nearby streets and parking restrictions showed that there is sufficient 
availability of on-street parking in case of spillover. TOM strategies were also outlined for the 
applicant's consideration, which would result in a 45% reduction (18 vehicles) in resident 
parking demand if pursued. 

-, 

' RrCOMMFNOATION;, 

15% 

10% 
10% 
10% 
45% 

- 6 
-4 
-4 

-4 

-18 

1. The applicant should commit to the recommended TOM strategies to align the expected 
parking demand with the proposed parking supply. 
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.Johsite Property: 

Date of Site Visit: 

Site Conditions: Empty lot. No ongoing construction activity. 

Summary: 

Talbot Mackeniic & Associates 
Consulting Arborists 

130 I II i llsidc ;\ ve, Victorin, BC 

May29,2019 

• The proposal is to construct a six storey building 
• In an attempt to reduce tree impacts, the plans haw been revised to shift the building farther 

away from the three bylaw protected Garrv Oak trees near the north-cast corner of the property 
(ii:,, 4, and 7) 

• Despite the revised plans, significant health and stability impacts arc still possible for the oak 
113 (60cm DBH) located on the neighbouring property and oak #4 (-50cm DBH, potentially 
shared with the neighbour, fair/poor health) 

• There is a good chance that the neighbour's oak t/7 (3(km DBT-L fair/poor health) can he 
retained, but signilic.int impacts arc still a possibility. 

• Municipal Paper Birch//(, (33cm Dl11 I) will likely require removal due to the installation or 
services 

• Relatively minor clearance pruning will be required for Garry Oak #2: the tree currently 
appears to he in poor health. 

Scope of A.-;signmcnl: 

• To inventory the existing bylaw protected trees and any trees on municipal or neighbouring 
properties that could potentially be impacted by construction or that arc within three metres of 
the property line 

• Review the prnposal to construct a six storey building 
• Comment on how construction activity may impact existing trees 
• Prepare a tree retention and construction damage mitigation plan for those trees deemed 

suitable to retain given the proposed impacts 

Methodology: 

• We visually examined the trees on the property and prepared an inventory in the attached Tree 
Resource Spreadsheet. 

• Trees wen; not tagged, but were assigned identification numbers 
• Information such as tree species, DBH ( I .4111), crown spread, critical root zone (CRZ), health, 

structure, and relative tolerance to construction impacts were included in the inventory. 
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• The conclusions reached arc based on the information provided within the attached plans from 
Steward Howard Architects Inc (dated 20 I lJ.09.12) and the Preliminary Site Servicing Plan 
(Calicl Engineering. 2019.09.04) 

• :\ Tree Protection Site Plan was created by adding comments and labels to the site plan 
provided 

Limitations: 

• No exploratory excavations have been conducted and thus the conclusions reached are based 
solely on critical root zone calculations, observations of site conditions, and our best judgement 
using our experience and expertise. The location, size and density of roots arc often difficult 
10 predict without exploratory excavations and therefore the impacts to the trees may be more 
or less severe than we anticipate. 

• The height and location of the canopies have not been surveyed. All pruning requirements and 
potential canopy loss percentages an: estimations taken from the ground. The diameter of the 
cuts will depend on where the reduction or removal cuts arc made. It is often difficult to 
estimate the amount of canopy loss without knowing the exact laterals that will be cut back to, 
which we recommend be determined at the framing stage. 

• Where trees were not surveyed on the plans provided, we have added their approximate 
locations. The accurncy or our csrimnrcd locations has not been verified by a professional 
SUl'Vt.:VOI'. 

• The location or underground hydro and telecommunications services is not shown and the 
servicing plan is labelled .is "Preliminary rm Discussion Only." 

Summary of Tree Resource: One bylaw protected tree exists on the subject property and may be 
shared with the neighbour ( Uarry Oak 114 ). A Paper Birch (//()) exists on the municipal frontage. 
The remaining 6 trees inventoried arc Garry Onks solely on the neighbour's property (The Cridge 
Centre for the Family). 

Trees to he Removed 

Paper Birch#(, (<Bern Dl111)- This tree will require removal due to the proposed 15cm water 
service less than one metre west of its trunk. The location of the underground hydro has not been 
shown. but the hydro PMT is close to the tree indicating this will also likely be an additional 
impact 
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Trees Poll'nfiallv to hl· Removed 

Garry Oak tf.J (~5.'.'icm DHH) - The trunk of' this neighbour's tree is located slightly less than 1 m 
from the property line where there is an abrupt grade change. The revised plans have shifted the 
building farther from the property line north-west of this tree, thus increasing the chances of 
retaining this tree. I lowcvcr, the tree may still require removal due to the root loss anticipated 
approximately I m directly west of the tree for the foundation excavation (located south-west of 
the tree at the property line). Significant canopy pruning is still expected for building clearance. 

J\ short ( <30cm tall) garden bed wall/curb runs parallel to the property line approximately 1-2111 
off the existing fence. It is possible that this has restricted some root growth, however the 
foundation and foundation excavation will extend to the property line into this raised heel directly 
west and south-west of the tree. 

Despite these impacts, the applicant would like lo make un attempt al retaining the tree. If retention 
is tu he attempted. we recommend the excavation be supervised hy the project arborist and the 
final determination of its retention viability be made at that time. The neighbour should be notified 
or the potential impacts ro their trees. 

Gan·~· Oak tf.4 ("-50cm DBI I) - The existing survey shows this tree on the subject property; it is 
possible the base o lthe tree crosses tilt: property line and therefore may he under shared ownership. 
During our site visits in September 2019, it was observed that the tree appears tn be under health 
stn:ss with a sparse canopy. 

The revised plans have shifted the building so that the foundation is now approximately 1.5m from 
the trunk of the tree ( instead of' within the wall of' the building). Despite this change, it is still 
possible the tree will require removal as a result of the root loss for the foundation excavation, 
which will be 1 m west from the trunk or less (a minimum ol"O.Srn is typically required for working 
mom). The short retaining wall/curb (<JOcm tall) is located approximately 1111 from the trunk of 
the tree :11 approximately the same location and could be restricting some root growth away from 
the excavation. 

A significant portion nf the canopy will also require removal for building clearance; the second 
level is almost to the trunk or the tree and is 2.5m above existing grade (34.45111 elevation, existing 
32.02111). The six-storey portion of the building is 3111 west of the tree. 

Despite the canopy reduction and potential impacts, the applicant has indicated they would like to 
make an attempt at retaining the tree. The project arhorist should supervise the excavation and 
make the final determination ,ts to its retention viability at that time. 
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Garry Oak #7 (:Wern DIJI I) 

This neighbour's tree is located 1.5-1.Sm from the property boundary where similar to oak ff3, 
there appears to be an abrupt grade change. The tree is leaning significantly east (away from the 
subject property) and therefore no clearance pruning will be required. However, the stairwell will 
likely require a foundation :111d the corner is located Im from the property line. Excavation will 
therefore he 0.5111 or less from the property line and therefore potentially l.5-2Jm from the tree 
on the side opposite its lean. 

The ground beside the tree on both sides of the fence is obscured by ivy and therefore the 
topography in this area is somewhat unknown. The existing short (<30cm tall) garden bed 
wall/curb that runs parallel to the property line may restrict some root growth, but excavation will 
likely intrude into this area. Soil volumes are likely limited due to the presence of rock. which 
increases the chances of roots being encountered. We believe the tree has a good chance at being 
retained, but health and stability impacts arc still a possibility. Its current health is fair/poor with a 
sparse canopy and cpicormic growth. 

Restricting the extent or excavation and working morn required to construct the stairwell 
foundation 111:iy aid in the retention or this tree. The project arhorist should supervise the 
excavation and make the final determination or its retention at that time. 

Impacts on Trees to he Retained 

r.arr~· Oaks #S (group otneighbour's oaks. I 5-20crn at DBH) 

The canopy from this group of' trees leans over the existing driveway entrance and sidewalk. At a 
minimum, clearance pruning will likely be required for pedestrian sidewalk access. During 
construction, if vehicles and machinery are using this existing driveway, the canopy of these trees 
could be d:1111aged. Limbs of the following sizes may require removal: 7cm, 5cm, and two 3crn. 
The applicant has indicated they are willing to limit vehicle access from this driveway. However, 
installing protective fencing to block off the east portion of the driveway is limited to only one 
side to avoid blocking the sidewalk and pedestrian traffic. We recommend the municipality 
confirm their desired clearance pruning height for the sidewalk and that this pruning be completed 
prior to the start of construction, and this will inform the decision whether a barricade or other 
methods arc necessary to protect the remaining canopy. 

Garry Oak #I (6}c111, neighbours] 

This neighbour's tree is located 2.9m south from the curb/retaining wall along the property line. 
The revised plans have shifted the parking lot [arthcr away from this tree so that it now ends 4m 
north-cast or the tree. 
The finished grade of the parking surface has not been finalized. We do not anticipate a significant 
amount or roots will be encountered close to the surface, but if roots are encountered prior to 
bearing soil being reached, the supervising project nrborist may recommend the specifications 

l.~01 Hillside Ave- Tree Preservation Plan//~ Page 4 of<) 



Talbot Mackenzie & Associates 

outlined in the "Paving Above Tree Roots" section be followed. We recommend the future grading 
plans allow enough spaci: for the paving material and the base layers to be installed above existing 
grade in case surface mots are encountered. The same recommendations would apply for the 
sidewalk replacement. 

Ir removal or the existing w:11 I/curb is required. we recommend the project arborist supervise its 
removal. We recommend the wall/curb und the pavement north of it be left in place and removed 
towards the end of construction to protect potential roots below them. Removal of the existing 
water service shot rid also he completed under arborist direction. 

Minimal to no pruning for building clearance is anticipated for this tree as the building is located 
Inn cast from the tree. During our most recent site visit, we observed that the tree is in a state of 
health stress with a sparse canopy and twig diehack throughout its crown. 

Garry Oak #2 (~45cm. neighbour's) 

During our must recent site visit. we observed that this tree is in pour health, with significant health 
stress evident. The canopy ul the tree is sparse and there is twig die back through the canopy of the 
tree. 

Rout loss is not anticipated from this neighbour's oak. located 5-6111 from the property line where 
:i retaining wall is present. The canopy ofthe tree leans towards the subject property and overhangs 
the property line by 4.Jm. Two 3--krn lower limbs may conflict with desired clearance for the 
second floor rear deck. The upper canopy above these limbs can likely be retained above the Jeck 
with minimal clearance issues. Three .2-.km limbs from the upper canopy will require pruning if 
Im of building clearance is desired for the second storey building, located 4.2m from the property 
line. 

If scaffolding is required, this will require significantly more clearance pruning. The applicant has 
informed us that they arc willing to avoid using scaffolding in this section of the building, as per 
our recommendations in the "scaffolding" section below. 

We recommend pruning he completed during the framing stage of the project, so that it can be 
determined exactly what branches will require reduction or removal. The final cuts should be made 
hv an IS/\ Certified Arhorist. 
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Other Mitigation Mt·asures 

• Arhorist Supervision: All excavation occurring within the critical root zones of protected 
trees should he completed under supervision by the project arborist. In particular, the following 
activities should bi: completed under the direction of the project arborist: 

• ( iarry Oak ;/ I 
,-, Sidewalk replacement 
n Water service removal. 
o Removal ofexisting pavement and retaining wall (ifrequired) 
,) Excavation associated will: the parking stalls and building foundation within its 

CRZ 

• Garry Oaks #3.-t & 7: Excavation associated with the building foundation and removal 
ofthc existing fence pilings. 

• lnsrnllntion ul'any underground services within the CRZ or retained trees 

• Pruning Roots: Any severed roots must be pruned hack to sound tissue to reduce wound 
surface area and encourage rapid compartmentalization of the wound. Backfilling the 
excavated area around the roots should be done as soon as possible to keep the roots moist and 
aid in root regeneration. Ideally, the area surrounding exposed roots should be watered; this is 
particularly important i r excavation occurs or the roots arc exposed during a period of drought. 
This can he accomplished in a number of ways, including wrapping the roots in burlap or 
installing :1 mot curtain of wire mesh lined with burlap, and watering the area periodically 
throughout the construction process. 

• Barrier fencing: The areas surrounding the trees to be retained should be isolated from the 
construction activity by erecting protective barrier fencing. as shown on tilt: Tree Protection 
Site Plan. Where possible. the fencing should he erected at the perimeter of the critical root 
/l)JlCS. 

The barrier fencing must be a minimum of 4 fret in height, of sol id frame construction that is 
attached to wooden or metal posts. /\ solid board or rail must run between the posts at the top 
and the bottom of the fencing. This solid frame can then be covered with plywood, or flexible 
snow fencing. The fencing must be erected prior to the start of any construction activity on site 
( i.c. demolition, excavation, construction), and remain in place through completion of the 
project. Signs should be posted around the protection zone to declare it off limits to all 
construction related activity. The project arborist must be consulted before this fencing is 
removed or moved for any purpose. 

• MinimizinJ.! Soil Compaction: In areas when: construction traffic must encroach into the 
critical root zones of trees to he retained, efforts must he made to reduce soil compaction where 
possible by displacing the weight or machinery and foot traffic. This can be achieved by one 
t)f the following methods: 
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• Installing a layer of hog fuel or coarse wood chips at least 20 cm in depth and 
maintaining it in good condition until construction is complete. 

• Placing medium weight gcoicxtilc cloth over the area to he used and installing a layer 
of crushed rock 10 a depth o!"]) Clll over lop. 

• Placing two layers of 19111111 plywood. 
• Placing steel plates. 

• Removal of Existing Services: Any existing services that must be removed or abandoned, 
must take the critical root zone of the trees to be retained into account. ff any excavation or 
machine access is required within the critical root zones of trees to be retained, it must be 
completed under the supervision and direction of the project arhorisr. If temporarily removed 
liir access, barrier fencing must be erected immediately after the supervised removal. 

• Paved Surfaces Above Tree Roots: 

If the new paved surfaces withi» the CRZ of retained trees require excavation down to bearing 
soil and roots arc encountered in this area, this could impact the health of the retained trees. If 
routs are encountered and tree retention is desired, ;1 raised and permeable paved surface may 
be recommended. The "paved surfaces above root systems" diagram and spcci ficutions is 
attached. 

The objective is to avoid runt loss and to instead raise the paved surface and its base layer 
above the roots. This may result in soils which arc high in organic content being left intact 
below the paved area. 

Tu allow water to drain into the root systems below, if mots arc encountered, we may 
recommend that the surface be made of a permeable material ( instead of conventional asphalt 
or concrete) such as permeable asp ha It, paving stones, or other porous paving materials and 
designs such :1s those 11tilizt.:d by Grusspnvc, Gruvclpavc. Grasscrctc and open-grid systems. 

• '\1ulching: Mulching c;111 be an important proactive step in maintaining the health of trees and 
mitigating construction related impacts and overall stress. Mulch should be made from a 
natural material such as wood chips or bark pieces and be 5-8cm deep. No mulch should be 
touching the trunk of the tree. Sec "methods to avoid soil compaction" if the area is to have 
hcavv traffic. 

• Blasting: Care must he taken to ensure that the area of blasting docs not extend beyond the 
necessary footprints and into the critical root zones of surrounding trees. The use of small low 
concussion charges and multiple small charges designed to pre-shear the rock face will reduce 
fracturing, ground vibr.uion. and overall impact on the surrounding environment. Only 
explosives or low phyuuox icity and techniques that minimize tree damage should be used. 
Provisions must he made to ensure that blasted rock and debris arc stored away from the critical 
root zones of trees. 

• Scaffolding: This assessment has not included impacts from potential scaffolding including 
canopy clearance pruning requirements. If scaffolding 1s necessary and this will require 
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clearance pruning ofrctuincd trees. the project arborist should be consulted. Depending on the 
extent of' pruning required, the project nrborisr may recommend that alternatives to full 
scaffolding be considered such as hydraulic lifts, ladders or platforms. Methods to avoid soil 
compaction may also he recommended (sec "Minimizing Soil Compaction" section). 

• Landscaping and Irrigation Systems: The planting or new trees and shrubs should not 
damage the roots or retained trees. The installation of any in-ground irrigation system must 
take into account the critical root zones of the trees to be retained. Prior to installation, we 
recommend the irrigation technician consult with the project arborist about the most suitable 
locations for the irrigation lines and how best to mitigate the impacts on the trees to be retained. 
This may require the project arborist supervise the excavations associated with installing the 
irrigation system. Excessive frequent irrigation and irrigation which wets the trunks of trees 
can have a detrimental impact on tree health :111d can lead to root and trunk decay. 

• Arborist Role: It is the responsibility or the client or his/her representative to contact the 
project arborist for the purplise of: 

0 Locating the barrier fencing 
n Reviewing the report with the project foreman or site supervisor 
_, Locating work zones, where required 
,::i Supervising any excavation within the critical root zones of trees to be retained 
o Reviewing and advising of any pruning requirements for machine clearances 

• Review and site meeting: Once the project receives approval, it is important that the project 
urborist meet with the principals involved in the project to review the information contained 
herein. It is also important that the arborist meet with the site foreman or supervisor before any 
site clearing, tree removal. demolition, or other construction activity occurs and to confirm the 
locations of' the tree protection barrier fencing. 

Please do not hesitate tu call us at (250) 479-~733 should you have any further questions. 

Thank you, 

Michael Marcucci 
!SA Certified II ON-1 l)-DA 
TRJ\Q- Qualified 

Talbot Mackenzie & Associ.ues 
!SA Certified Consulting Arborists 

Fncl. 1-page tree resource spreadsheet, I-page site plan with trees, 17-page building plans. 
I-page Paved Surfaces Above Root Systems specification. 2-pagc tree resource spreadsheet 
methodology and definitions 
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Dis1.·los11n· S1att·111t·n1 

Till' tree mvcniorv ;1t1:t1.:l11.:d Iii tlil' Trcr l'rcscrv.ruun Pl;111 ..:;111 hl' char;h.:tcrt/cd as a J111111l'd visual asst·ss111L'llt fro111 the gnw11d and should 11u1 ht' 
1ntnprl'l1.:d 11s a "ri~.1- ;1s:-.c ..... suu-nr .. oftlu- trn·:-. 111l'lud1..·1!. 

A1hortsls urc pndi..·ss1011als who c xatuun- tn·l·s nud 11st' tlwir training, knowkdµc and n:pcril'lllT 1111l:l'111111111.:ml tecl1111qucs and procedures tluu 
will improv« tlu-rt' IIL·alfh and struc111r1..· or 1n 1111rigatc 1t"iSPl'1arl'd risl,;s. 

Tu-cs arc livuu; tllJ!.1111sms. wl111Sl' l1eahh :ind sirucrun: d1:111gc, ;111d illL' inll11encct! hy agc, l'Olll11n1cd ~1uw1h, climate, wcuthcrcomlitiun« . .uu! 
111sct·1 and disl·asc p:1thugn,s. ludic.uors 11f s11 ucrurul wcaknt·~,; and d1sl:ase arc ufti.:11 I riddcu w1tl1111 thL' nee structure or hl'11l'~1th the ground. It i~ 
11n1 possible li1r ;111 Arhnrisr t11 ukntify c\'rry lbw or cou.liuon lhal could resulr 111 failure or can hL·lshc guurunrec that tile tree will remam healthy 
a11d lit<' of risk. 

Reuu-dial earl' and 11111iga1iu11 1111,.'JSlll"L'S rLT11m11lL'1llkd are hasl'd on thv visihlc and dercctahle irnl1L"atnrs present al the time 11fthl' c:'<a111i11.aliP11 

,111d c;11111ol he gu;1r;u11red lo ullcvuue all sv1nproms or tu 1111tiga1c all risk pHsed. 
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Talbot _Nf ackcnzic & Associates 
Consulting Arborists 

Ho\ LlXISJ R1'{)- lJp1ow11 Vicuura, H(' \/};7. 71lt, 
l'I,: 12501 ,17•>-X7.U 
!'ax: (2)0) •17'>-711',(I 

Tree Resource Spreadsheet Methodology and Definitions 
Revised July 24, 2019 

T:1g: Tree identification 11t.1111ber on ~1 metal tag attached to tree with nail or wire, generally at eye 
level. Trees on municipal or neighboring properties arc generally not tagged ("NT If'). 

DBI-I: Diameter at breast height - diameter of' trunk, measured in centimetres at 1.4m above 
gmund level. For trees on a slope. it is taken at the average point between the high and low side of 
the slope. 
- Approximate due Ill inaccessibility or on neighbouring property 

Crown Spread: Indicates the diameter or the crown spread measured in metres Ill the dripline of 
the longest limbs. 

Relative· Tolerance Rating: Relative tolerance ofthe tree species to construction related impacts 
such :ts root pruning. crown pruning. soil compaction. hydrology changes. grade changes, and 
other soil disturbance. This rnting docs 1101 take i111n account individual tree characteristics, such 
as health and vigour. Three ratings arc assigned based on our knowledge and experience with the 
tree species: Poor (P), Moderate (M) or Good (G). 

Critical Root Zone: t\ calculated radial measurement in metres from the trunk of the tree. It is the 
optimal size or tree protection zone and is calculated by multiplying the DBH or the tree by l 0, 12 
m 15 depending on the tr1:c's Relative Tolerance Rating. This methodology is based on the 
methodology used by Nelda Matheny and James R. Clark in their book "Trees and Development: 
1\ Technical Guide to Preservation ofTrees During Land Development." 

• 15 x DBI-I= Poor Tolerance ofConstruction 
• 12 x DBI I =- Moderate 
• Io x rm1 I= Good 

This method is solely a mathematical calculation that docs not consider factors such as restricted 
runt growth, limited soil volumes. agl'. crown spread, health. or structure (such as a lean). To 
calculate the critical rout zone ottrccs with multiple stems below I .4111, the diameter is considered 
the sum of 100% of the diameter of the l:1rgcst stern and fl()% or the diameter of the next two largest 
stems. This however can result in multi-stem trees having exaggerated CRZs. Where noted, 
sometimes the CRZ for trees with multiple stems will be calculated using the diameter of the trunk 
below the unions. 

Spreadsheet Methodology & Definitions Page I of 2 



Talbot Mackenzie & Associates 

llcalth Condition: 

• Poor - significant signs of visible stress and/or decline that threaten the long-term survival 
of the specimen 

• Fair - signs of stress 

• Good - no visible signs of significant stress and/or only minor aesthetic issues 

Structural Condition: 

• Poor - Structural detects that have been in place for a long period of time to the point that 
mitigation measures arc limited 

• Fair - Structural concerns that arc possible to mitigate through pruning 

• Good - No visible or only minor structural flaws that require no to very little pruning 

Retention Status: 

• Rcmova I ( or .. X )- Not possible to retain given proposed construction plans 

• Retain - It is possihlc to retain this tree in the long-term given the proposed plans and 
information available. This is assuming our recummended mitigation measures arc 
followed 

• Retain * - Sec report for more information regarding potential impacts 

• Tl31) (To Uc Determined) - The impacts on the tree could be significant. However, in the 
absence of cxplor.uory cxcav.uions and in an clfort to retain as many trees as possible, we 
recommend that the final dctcrminatiun be 111:1dc hy the supervising project arborist al the 
time of excavation. The tree might be possible to retain depending on the location of roots 
and the resulting impacts, hut concerned parties should he aware that the tree may require 
removal. 

• NS - Not suitable to retain due tu health or structural concerns 

Spreadsheet Mcthodologv & Definitions Page 2 of 2 



Talbot l\-fockenzie & Associates 
Consulting Aruonsis 
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ATTACHMENT J , 

Lacey Maxwell 

From: 
Sent: 
To: Victoria Mayor and Council; 

Subject: 
Marianne Alto (Councillor); Ben lsitt (Councillor) 
1301 Hillside Apartment Proposc1I - Comments 

January 15, 2018 

Don Gourlay and Charlotte Mills 

Owners/Residents at 

1270 Basil Avenue 

Victoria B.C. 

Email: 

Oaklands Community Association Land Use Committee 
(CALUC) 

Hillside-Quadra Neighbourhood Action Group 

Mayor and Council 

Oaklands Councillor Marianne Alto 

Hillside-Quadra Councillor Ben lsitt. 

Re: 1301 Hillside Apartment Proposal 

As owners and residents of the neighborhood we have the following concerns about the proposed apartment 

development cit 1301 Hillside Avenue. 

Structure 

The proposed six story height of the building is beyond the existing apartment blocks on Hillside Avenue which stand at 

four stories. Since this intersection has two older apartment buildings that may be replaced in the future it will set a 

trend for rebuilding to six stories. Although the inner city needs this housing can our neighborhood handle the potential 

increase at 100 suits per building in one location? 

Parking 

The developer is offering far less than a one-to-one parking stall arrangement. Basil Avenue and surrounding streets 

alreadv carry the overfull low from the existing apartments at Cook and Hillside that have been "grandfathered" for 

non-compliance with current parking requirements. We don't believe it will be possible, or fair, to have the building 

owner manage tenant ownership of vehicles as a method of addressing parking requirements. The developer has said 

that the site cannot be excavated for parking. Is that true 7 How does the city know that cost is a prohibitive issue? 

Cook Street and Hillside Avenue is a busy intersection. With no side street access, it's hard to imagine how the traffic 

flow will not be a problem. Where in the planning process will street access be addressed? 



Diversity of Tenants 

Single people and families need housing. A mixed population is better for the community. How many one-bedroom and 

multi-bedroom units will be built? 

Please include our concerns about this development to the consultation process that each of your organizations partake 

in. 

Thank You, 

Don Gourlay and Charlotte Mills 



January zs. 2018 

I am writing in concern of a developmental proposal by NVision Properties to build an 
apartment building at the corner of' I lillsidc and Cook. 

Our Rasil Ave residents who live near this proposed building site met with Adam 
Cooper, Development Manager, along with two of' his colleagues on January 2'.l'd· They 
presented an architectural print of their proposed six story building that is to be built to 
the city property line on both I Iillside and Cook streets. 

Our main concerns is that they an; proposing 46 apartment units with only 25 ground 
floor parking spaces, consisting of' two visitor spots, leaving no space for maintenance 
vehicles. Garbage and recycling space or how it is to be picked up was not addressed. 

Visitors and tenants who will be lctt without a parking spot will in all likelihood park on 
Basil .'\ vc, which will cause us to demand resident only parking. The reality is that the 
majority ofvisitors will be driving a vehicle. 

Furthermore. they propose only one entrance and exit where the bus stop is 011 l lillsicle. 
They have failed to provide any mention of where taxis or parcel delivery vehicles will 
park. which will likely cause them to park on either Cook or I lillsidc, blocking traffic. 

In essence. their present proposal is for too large for this vacant lot. which is better suited 
to a ht iusc. 

Regards, 

Terry and Reha Emerson 
1~54 Basil Ave. 



Lacey Maxwell 

From: 
Sent: 
To: 

Chris Lockley 
January 29, 2018 LW PM 
Marianne Alto (Councillor); 

Cc: 
Subject: 

Victoria Mayor and Council; 

jilldward; Terri 
Community Meeting - Abstract Developments - Hillside and Cook 

To Whom this May Concern, 

I am going to attempt to get to the meeting on the 30th January, but if i am unable to do so due to a previous 
commitment, I wish to voice my concerns regarding the proposed G story, 46-unit rental property on the corner of Cook 
and Hillside in the form of this email. 

First off, I am all for something being done with the empty lot on the corner of Hillside and Cook where previously, there 
was a Payless gas station. Now that I live in the area, I wish it were still a gas station but it appears the property is 
destined for other uses. 

We should not allow a variance of parking stalls from 69 to 25 stalls. I deduce that the zoning by-law was developed to 
reduce a requirement for on street parking around multi unit dwellings. Any deviation from the by-law would simply 
endorse parking in and around the pre-existing neighbourhoods behind the Cridge Centre in the vicinity of Kings Street 
and Empire Street. As a resident of Empire Street, I am acutely aware of the careful balance between on street parking 
and the amount of approved Duplex homes in the area. Any variance would be a detriment to the households that enjoy 
the balance and the freedom of parking on the street in the vicinity of their homes. Parking will also negatively impact the 
amount of available parking around the ball field. 

The requested variance is not even considering that each of the 46 units should have a designated parking spot. A 
reduction of more than 50 percent of the by-law seems very short sighted on the part of the Abstract Developments. This 
lack of long term considerations and implications makes me wonder if Abstract Developments has the right vision and 
mentality for a development of considerable size in what is, essentially, a residential neighbourhood. 

Thank you for your time. 

Respectfully. 

Christopher Lockley, CD 
2593 Empire Street 
Victoria, BC 
VST 3M5 



Basil Avenue Neighbourhood Residents' Meeting Re: Hillside/Cook 
Development Proposal 

Tuesday, January 23, 2018 - 7:00 p.m. at 1230 Basil Avenue 

Subject: NVision Properties' presentation and discussion regarding proposed 
apartment building development ;111d construction by Abstract Development at 
1301 I-lillside Avenue (corner of Cook Street and Hillside Avenue). 

Attending for NVision Property Management (management arm of Abstract 
Development): Adam Cooper - Development Manager and Principal Presenter, 
along with two colleagues. 

Mr. Cooper outlined the proposal as expressed in documents previously distributed 
at other development meetings. Key points were: 

1. proposed six-storey building - exact height to be determined and provided at 
submission stage 

2. building to be al] rental suites owned and operated by NVision Properties; 
building cannot be converted to condos for sale 

3. parkade of 25 spaces at street level with five storeys of suites ( 46 in total) 
above 

4. mix of bachelor, one-bedroom and two-bedroom; actual allocation is still 
under consideration by the developer 

5. grove of oak trees to the south to have branches that arc overhanging the 
rental property trimmed 

6. traffic patterns, building access, bus stops, etc. to be determined through 
discussions with the City of Victoria and the developer 

7. re-zoning request complies with provisions in the 2012 Official Community 
Plan (OCP); site currently zoned C-SS Special Service Station District 

Summary of residents' points of concern and matters for further 
consideration at the January 30, 2018 Community Association Land Use 
Committee (CALUC) meeting. 

1. Hillside corridor currently has four-storey building streetscape. Developer 
did not have the exact proposed building height for the six storeys in either 
feet or metres as it is still subject to review. Six storeys for this location was a 
concern. 

2. Apartment density (46 units) questioned given the proposal of only 25 
potential parking spaces. Developer confirmed that they arc still reviewing 
the mix of units (bachelor, one-bedroom and two-bedroom). Residents put 
forward the question of whether fewer, larger units could maintain the 
develop-expected return on investment. 

3. The issue of how many actual parking spaces would there be for residents 
was raised given the need for visitor parking and delivery services to the 



building. Developer confirmed this matter was still under discussion as the 
number of spaces and their dimensions were fixed because of the inability to 
dig below grade according to provincial and city code and regulations. 

·l. lt is understood that the Cook and Hillside intersection is the fifth busiest in 
the City of Victoria. Questions arose regarding any traffic pattern changes, 
the current bus stop potentially blocking access to the building as per 
presentation of design, the impact of planned bicycle Jane on Cook St., 
stopping area for deliveries or taxis for residents, and current Hillside 
corridor use for emergency vehicles (fire, ambulance and police). Developer 
noted that these matters fall within city jurisdiction. /\II matters of legal 
compliance arc part of the developer's proposal acceptance and approval by 
the City of Victoria. 

5. Residents raised question about the health and future of the oak grove at the 
Cridge Centre, the implication of water table changes and building shadow 
(related to the issue of the building's height). The developer stated that an 
arbo rist was part of the project team, as well there is city professional 
involvement. Details related to these concerns should be forthcoming and 
will be addressed throughout the development process (Note: it is expected 
to be about 18 months until this development proposal is submitted for final 
approval). 

6. Questions from residents were forthcoming concerning NVision's approach 
to trying to ensure their standards for qualified, long-term tenants could be 
achieved. Concerns were voiced regarding experiences with transient 
occupiers in the neighbourhood. Mr. Cooper explained the property 
111;111,1gc111cnt approach of NVision and their commitment to wan ting to be a 
good influence in the neighbourhood. Residents again brought forward the 
issue of apartment density mix, with a view to fewer, larger units. Residents 
felt this approach could alleviate a number of concerns - fewer apartments 
could mean the parking issue would be somewhat addressed; larger units 
could provide the possibility of longer-term tenants with reduced transient 
turnover, and could also provide the possibility of lowering the six-storey 
building height. 

/\II parties agreed that further discussion was necclecl as information and details 
become clearer, more exact and confirmed. 

The meeting broke up just after 9:00 p.m. 

Terry Malone 
124'1 Basil Avenue 



Lacey Maxwell 

From: 
Sent: 
To: 

Subject: 

Attachments: 

Jennifer Chown 
January 30, 2018 1 :22 PM 
Land Use; Marianne Alto (Councillor) ; Ben lsitt (Councillor); 
Victoria Mayor and Council 
Basil Ave residents and NVision properties meet re: proposed development 1301 
Hillside 
January 23rd meeting notes.docx 

T" Whom It tvby Concern. 

( )11 January 2:l 2018 at 7:00 pm, 15 neighbourhood residents and three stalf trom NVision Properties met at I 210 Basil /1. venue to 
discuss NVisinn's proposed development at I :10 I l llllsidc. 

Basil J\ venue resident Terry Malone tonk minutes of this meeting. I I ere are Mr. Malone ·s minutes for your reference: 

After the January 2:1 meeting, shared concerns hy neighbourhood residents remain as follows: 

-proposcd height of the building is nut consistent with other buildings in tile area. The proposed building is significantly taller than all 
other buildings in the area. A building of this height may be more appropriate in a village centre. Cook and I lillside is not a village 
centre. Concerns were expressed that this tall building will shade Basil A venue/Cook Street homes, or that future development on 
Hillside or Cook will also be at six stories itn six story building goes in at 1301 Hillside. 

-dcnsity of the proposed building is 0111 of scale with other buildings in this area. Number or potential tenants is too high for a lot of 
this small size. ;111d is not consist ml with othn apartmcuts and condominiums in this arcn. /\ building with this number of units may 
he more appropriate in ihe downtown core or 011 a larger lot. 

-there is not enough vehicle parking available for the tenants and guests of this proposed building. We worry that residents and their 
guests will drive and park and on our street. Our street is already at capacity for parking, as tenants from the two existing rental 
buildings :11 Cook and I lillsicle al,·eady park 011 Basil .-\ venue, as do users of I lillsicle Park. \Ve do not trust that tenants and guests uf 
I his building will be exclusively cnr-Ircc, as that is not the case with the exist in!,! Cook/l lillside rental buildings with limited parking. 

-vehiclc ingress and egress from this building seems inadequate. Vehicles lcaviuj; this building will unly have the legal option tu turn 
east on Hillside. Traffic at this intersection is already heavy, with a significant number ofmotor vehicle incidents. \Ve worry that 
motorists will be tempted to make the unsafe and illegal turn west onto Hillside to quickly access opportunities to travel north or south 
or west from the building. We also worry that vehicles may leave the building via Hillside Eastbound, left Higgins, and then turn left 
onto Cook from I liggins. The uncontrolled intersection of Cook and Higgins/\'ista I leights is already dangerous and we do not want 
increased vehicle traffic turning in any direction at this intersection. \\'t: recall that the previous gas station at !JOI llillsidc had 
vehicle ingress ,111d egress on both I lillside and Cook, and m.: wonder if this may he safer for the proposed development. 

Here is the list of neighbours who were in attendance: 

Elsie Anguish 
Darryl Clark 
Kristy and Jens Gregson 
Terry Malone 
Don and Sue Tulloch 
Marc warennan 
Carol Williams 
Angela 
Terry Emerson 
Lynn 13usscy 
Pauy 

Basil Ave 
The Rise 
Cook Street 
11asil Ave 

Basil .vve 
Basil Avenue 

1230 Basil Avenue 
Basil 1\ ve 

Rasil /\ vc 
lllackwood Strecr 



Caro] Williams 
Jenni fer Chown 

Has ii /\ ,-c 
Basil Ave 

TIH: fo llowinu neighho11rs 11'anll'd tu attend hut had In send their regrl'ts: 

Bruce and Sandra l\lurray Basil Ave 
Shauna Yeomans liasil Ave 
Dylan Rovere Basil :\w 

The follovving sralT\\'crL' in attcnd.urcc from Nv ision Properties: 
Adam Cooper 
Sam 
I lolly Carrie-Mattimoe. 

Thank you for reading. 

Sincerely, 

Jennifer Chown 
I ::,.i5 Basil Avenue 



Lacey Maxwell 

From: 
Sent: 
To: 
Cc: 
Subject: 

LT Smith 
January 30, 2018 11 :42 AM 

Victoria Mayor and Council 
Development proposal at ·1301 Hillside Avenue 

RE: proposal changes to the current land use of 1301 Hillside . 

Of the 20 proposed changes that are listed (not including the variances(s) proposed changes) 

the applicant is asking for changes to 11/20: 

Official community plan 

Height 

Number of storeys 

Floor area 

Site coverage 

Number of rental units 

New zone being requested 

Use of land or buildings 

Number of units/residences 

Existing trees 

Views from surrounding property 

Including the variances{s) the applicant is asking for changes to 13/21: 

Number of parking spaces 

Traffic volume 

That is approx. 62 percent change to 1301 Hillside land use/description/zone. 

As a property owner in the community, I am not fully opposed to the development of the site; should the land 

ON the site and UNDER the current adjacent properties/ roadways prove to be environmentally safe 



from leakage of the previous gas station. 

As a property owner in the community I am opposed to the height, number of rental units and residences/ 

inadequate number of parking spaces/ increased traffic flow and site coverage. 

Cook Street and Hillside Avenue is a very busy corner for traffic. Inadequate parking, greater site coverage, 

number of rental units and residences resulting in a congested approach to the proposed site is not 
satisfactory. 

My appreciation to the volunteers from my Community Association Land Use Committee. 

Regards, 

Mrs. Susan Smith/owner 

2664 Blackwood Street 

Victoria 

2 



Lacey Maxwell 

From: 
Sent: 
To: 
Cc: 
Subject: 

RMO 
January 31, 2018 2:22 PM 
Victoria Mayor and Council 
Marianne Alto (Councillor) 
RP: Development Proposal at Hillside and Cook. 

Categories: Planning 

Dear Sir/Madam, 

Our Home is in the Hillside-Quadra Area. As long term Residents we are concerned about our Neighbourhood 
and would like to keep informed what is happening around us and appreciated attending the information 
meeting last night at Oakland's Community Centre. 

We believe the proposed Building at Hillside and Cook is way to high and should not exceed 4 storeys 
maximum, anything above this may set a bad precedent with a "Canyon" effect. We also believe the reasons 
given not allowing the Developer going deeper then grade level does not seem right. While there is Bedrock 
close to the surface this can easily be broken up by a large Dozer (Cat) no need for Blasting. The Rock on this 
site is not solid (confirmed by the Lady which spoke to that) as she said, it allowed the pollutants to go deeper. 
Removing this Rock (and disposing of it properly) and adding a Basement Parkade would also lessen the 
chance the pollutants would eventually find a way into the Marine environment. 

Would you please be so kind and include us in the future in you email mailings. 
Thank You 

Karl & Ursula Prinz 



Lacey Maxwell 

From: 
Sent: 
To: 

Stefik, Ron 
February 9, 2018 5:15 PM 

Subject: 

Victoria Mayor and Council; 
Marianne Alto (Councillor); Ben lsitt (Councillor) 
Development Proposal for 1301 Hillside Ave, Corner of Hillside & Cook Streets 

Development Proposal for 1301 Hillside Ave, Corner of Hillside & Cook Streets 

I attended a community information session on January 30th, 2018 regarding the subject proposal by 
Nvision Properties (Abstract Development). 

My concern is with the variance request, to lower the number of parking stalls required by zoning by 
laws from 69 to 25 stalls. 

I am a homeowner on Empire Street, in the block behind this property. This, and several blocks in 
the adjacent area, are all zoned R2 Duplex. This has resulted in a high density of development, and 
a corresponding high density of existing vehicle street parking. Most days I have difficulty entering or 
leaving my driveway with my car due to this street crowding. 

Residents of the proposed new apartment building at 1301 Hillside will be parking vehicles within this 
particular neighbourhood, as convenient to not have to cross busy Hillside or Cook. This will add 
further street congestion and the associated safety hazards on these narrow residential streets. 

The sentiments that most residents of this new proposal will shun private vehicle ownership in favour 
of public transit. shared vehicle ownership, or bicycle, while admirable, are not realistic. Reduced on 
site building parking will result in placing the parking burden onto already very crowded neighbouring 
streets, affecting safety. 

Ron Stefik, Eng.L. llllllllllllllltre et 



Lacey Maxwell 

From: 
Sent: 
To: 

Cory Hewko 
February 11, 2018 4:37 P 

Cc: 
Subject: 

Ben lsitt (Councillor); Marianne Alto (Councillor); 

Victoria Mayor and Council 
Proposed abstract development 1301 hillside ave 

To Whorn it may concern, 
I am writing to express my concern over the new development proposal put forth by Abstract developments at the 

corner of hillside and cook st. 
I support the proposal for Abstract developments to construct a rental unit building at 1301 hillside avenue, I believe a 

new development on this corner will be a welcome addition to the neighbourhood. I do not support their proposal to apply 
for a variance to lower the number of parking stalls required. I strongly feel it is necessary to provide at least one parking 
spot for each rental unit built on site. There are no alternate parking areas available on this corner other than in the 
surrounding residential neighbourhoods.I feel if adequate parking is not provided for each tenant of this development 
proposal the tenant and their guests will park in adjacent neighbourhoods causing the potential for the existing adjacent 
residents to experience parking issues. I live in this area, two multiple suite buildings are on my street, the landlord does 
not provide adequate parking for his tenants and I am consistently struggling to get a parking spot in front of my home, I 
often experience push back and negativity when I request the person not to park their car in front of my home and 
driveway. This proposed building is on the corner of two ve,y busy streets and I strongly feel providing adequate parking 
is essential for the surrounding residences as well as the safety for the potential new tenants of this building. 
Thank you, 
Cory Hewko 
2724 Graham street 
Victoria be 

Sent from my iPad 



Lacey Maxwell 

From: 
Sent: 
To: 

Subject: 

Jennifer Chown 
March 10, 2018 3:01 PM 
Victoria Mayor and Council; Marianne Alto (Councillor); Land Use; Ben lsitt (Councillor); 

; Michael Angrove 
stakeholder concerns re: proposed development 1301 Hillside 

To Whom It May Concern, 

I write to express my persona I comments a bout the proposed development at I :rn I 1-1 i II side, at the corner of Cook 
and 1 lillsidc, in Oaklands. J\.1 this location. Abstract Developments proposes to build a (J storey, 46 unit rental 
building. 

I am a homeowner within 200 meters of I 30 I I lillside, at J 245 Basil Avenue, in the l-lillside-Quadra 
neighbourhood. 

I think that this is an excellent location for a rental apartment building. I like the Edwardian design and the brick 
facade. I I ike that the developer rruposes suites n r assorted sizes in the bu i Id ing. 

I lowever, I have the Iollowinu concerns about the proposal: 

I./\ six story building is too tall for this location. J\. building of this height on this small lot is greatly out of scale 
with other buildings in the area. This building would be one of the tallest on I lillside and on Cook (north of the 
downtown corcj.A building or this height would be more appropriate downtown or in a village centre. An ample 
number of rental units could still be available in a shorter building. A shorter building would preserve the residential 
reel ofthe nc ighbourhood.A shorter building would prevent Hillside from eventuallv being Hanked by six story 
h11 i Id ings on both sides, crcnt ing an u ndesirable canyon-I ike environment. 

2. There is 110 area offered in the current proposal as a loading zone for moving trucks, delivery vehicles, taxis, and 
other such vehicles. There is no safe space on I lillsidc or Cook for such vehicles, nor is there space allotted on the 
property at I JO I 11 i I lsidc. The dcve loper suggests that many of the tenants wi 11 he car-free: car-Iree tenants in 
particular will rely on such vehicles idling and parking at the building. 

3. The developer suggests using modular units to construct the upper floors. The developer should instead contribute 
to the local economy by using local materials and local labour. In addition, locally made units with more local 
materials (as opposed tu materials made and assembled offshore) can produce a higher quality olunit that will be 
easier to maintain and will have less environmental impact with greater local economic returns. 

I thank you for recognizing me as a stakeholder in this proposal. I thank you for reading this letter. I ask vou to 
please consider my concerns as you evaluate this proposal. 

Sincerely, 

Jennifer Chown 
1::245 Basil Avenue 
Victoria BC VST 2G I 



Lacey Maxwell 

From: 
Sent: 
To: 
Subject: 

March 17, 2018 7:13 PM 
Victoria Mayor and Council 
FW: Abstract Proposal at Hillside & Cook 

Subject: Abstract Proposal at Hillside & Cook 

Overall the project is an attractive apartment building which will fit into the area very nicely. My one concern is the 
entrance/exit. Will cars access the one entrance/exit heading from Uvic and crossing the solid yellow line and will there 
be a line-up of vehicles attempting to access the entrance and exit in front of the bus stop heading east along Hillside? 

Carol Williams 
1230 Basil Ave. 



March I (1. 20 I 8 

Victoria Mayor and Council 

Re.Proposed Rezoning and Development at 1301 Hillside Avenue 

I am \\Tiling in response tu the application for rczoning.dcvc loprnent, and variance permits at I 30 I 
Hillside. To be elem this is not a case of development fotigue or being against adding needed housing 
in our community. The property in question is a difficult piece of land that has limitations in regards to 
access/egress. parking as well as environmental constraints. I think the Developers proposal of"46 units 
with tenancy for (i 1 people and Jess than -10''.;, parking spaces per number of tenants/visitors is too 
aggressive for the site. It is unreasonable and irresponsible to the neighborhood to assume that the 
prospective tcnnnts will not he owners of cars, same Ior the visitors that will be coming to the building. 
These will be market level rental units which speaks of multiple occupants per unit as roommates and 
significant others will help make this affordable for many. Potentially the 61 tenants can increase to 86 
assuming 30~·i, of the units will have one additional tcn:1111. Taking this into consideration the allotted 25 
parking stalls arc approximately 25'\1 of the number of tenants/visitors. With nowhere to park on site 
the vehicles will he dispersed throughout the surrounding neighborhoods creating more congestion. 

Site access is also a major concern as the proposal shows one driveway as the access and egress with 
right in and right out onto Hillside. The bus zone situated before the driveway will potentially cause 
back ups along I lillside east hound. With the ri)!ht only exit out of the parking lot traffic will be using 
I liggins as a thoroughfare. Will controlled lights he installed at Cook and Higgins to accommodate 
this? With the recent installatior. oftraific lights at Kiwani« and Cook this docs not seem likely. 

Considering the limitations ofthe property this proposal is to large for the lot size. :\ building that can 
closer accommodate the number of parking stalls to the number of units is achievable. The future of' 
Victoria may he using less cars hut currently people rely on vehicles for everyday reasons, making it 
less attractive to do so docs not change the culture only frustrates those whose lives depend 011 them. 

I think a good use ofthis property is a public green space, taking :i contaminated lot and turning it into 
something we can all enjoy. With the loss olthc urban trees clue to transportation demands and 
development issues this would be added value to our communities and worth consideration. 

Respectfully. 

Carla Coghlan. 
1278 Basil Avenue 

cc: Oak lands Community Association Land lb: Committee 
Hillside Quadra Neighborhood Action Group 
Oaklands Councilor Marianne Alto 



Lacey Maxwell 

From: 
Sent: 
To: 

Jacqueline Won 
April 6, 20181:31 M 

; Victoria Mayor and Council; 

Subject: 
Marianne Alto (Councillor); Ben lsitt (Councillor) 
1301 Hillside Ave Development 

Hi there, 

I am writing in regards to the proposed development at 1301 Hillside Ave. 

We are homeowners living on nearby Basil Ave, and would like to express our concerns in regards to the 
limited 25 parking spots available 1n relation to the 46 units proposed. 

While we do recognize the need for the additional housing, and are not opposed to the 
reasonable development of the site, the ratio of parking spots to proposed units is of concern, given the 
vicinity of Basil Ave to the site and the likelihood of parking overflow from residents and guests of the new 
building, which would impact our ability to park by our own home on a daily basis and increase street traffic. 
Therefore we believe the proposed development could have r1 more balanced parking to unit ratio {such as 
fewer levels, especially given there is an existing 4-story standard throughout the Hillside corridor) to 
minimize the parking/traffic disruption to our street and surrounding areas. 

Sincerely, 
Jacqueline Wong & Biagio Decesare 



Monica Dhawan 

From: 
Sent: 
To: 

Don Gourlay < 
Tuesday, April 09, 2019 11:06 AM 

> 

; Victoria Mayor and Council; Ben 

Subject: 
Jsitt (Councillor) 
1301 Hillside Development Proposal 

Oaklands Community Association Land Use Committee (CALUC) 
Hillside-Quadra Neighborhood Action Group 
Mayor and Council 
Councilor Ben lsitt, liaison for Oaklands 

Don Gourlay, 1270 Basil Ave, Victoria BC, V8T 2G2 

Hello, 

I attended the Oaklands Community Association Land Use Committee (CALLUC) Meeting on Monday March 25, 2019 
regarding the development proposal for 1301 Hillside Avenue. 

The following are my comments and concerns; 

Parking and Density, 

The architectural presentation of the building has been greatly improved however my concerns about the planning for 
number of units and parking are the same as reported on the original proposal. The variances for number of units and 
parking both exasperate the main problems of parking and density. The developer's position that parking cannot be 
increased due to the restriction on excavation offers no evidence that this is actually the case. A reference was made to 
the fact that the city was indicating that excavation was not an option. 

Process, 

Having the developer work with the community may be a standard approach, but most of the issues at the meeting 
concluded with the developer saying that the issues could not be concluded at the meeting due to being within the city's 
responsibility. Having a city representative at the meeting would have improved the process by furthering all stallholders 
understanding of direction in a more synchronized fashion. The process has raised more questions than would have 
been the case with all stallholders present. Asking the developer to "work with the community", alone, at this point is 
wasting time as they are referencing direction in broader planning documents and city preferences without the owners 

of those directives being present. 

Access to Data for Decision Making, 

If there are good reasons for decisions on traffic, parking and density such as studies, adopted recommendations and 
planning polices they should be made public otherwise the process will only lead to more confusion with the community 
raising issues they are not informed on. 

Conclusion, 



The proposal is asking for too many units with too few parking spaces. The justification for 6 floors seems to come from 

a broad planning document on major access routes such as Hillside Avenue that may not be appropriate for specific 

location. The option of either creating more parking or reducing the size of the development seems not to be considered 

in the proposal. 

Don Gourlay - owner and resident 
1270 Basil Ave 
Victoria BC 
VST 2G2 
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Monica Dhawan 

From: 
Sent: 
To: 
Cc: 
Subject: 

John Lutz <-> 
Thursday, November· 08. 2018 10:43 PM 
Victoria Mayor and Council 
Cheryl Coull 
FW: Proposed Abstract Development at Cook and Hillside 

Dear Mayor Helps and Councillors, 

First, congratulations 011 your recent election and re-election. 

Second I am writing to express several concerns about the proposed apartment building proposed by Abstract 
Development for 1301 Hillside Avenue. I attended a public information session about the development and my partner 
Cheryl Coull and I have several concerns based on that presentation. 

First, the proposed height at six stories is to tall for the site which is already at the crest of a hill coming either from the 
south or west. It will overwhelm the corner. 

Second, the proposed parking is insufficient for the density but more appropriate for a four storey building which is the 
maximum height desirable for that location. Parking will be pushed into neighbouring streets. 

Third, the proposal will be detrimental to traffic flow on Hillside Avenue and will create some hazards for pedestrians 
and motorists The proposed development has no pull-out for vehicles/taxis to pick up or drop off people so vehicles 
engaged in that activity will necessarily block traffic on Hillside just a few metres from the busy Cook-Hillside 
intersection. Vehicles wanting to turn into the parking lot which is accessible only from Hillside will have to pause and 
wait for pedestrian traffic and that will cause congestion backing up to the Cook-Hillside intersection. Vehicles exiting 
the parking lot through the single entrance/exit on Hillside will be compelled to turn west but those wanting to go south 
or west will attempt to cross four lanes of traffic to be able to turn left onto Higgins Street, and then left onto Cook from 
Higgins, in both cases creating new congestion and hazards. To ameliorate these issues the development needs to 
include a pull out for passenger pick up and drop off and an entrance/exit on both Cook and Hillside Avenues. 

Thank you for your attention to these concerns. 

John Lutz and Cheryl Coull 



Monica Dhawan 

From: 
Sent: 
To: 
Cc: 
Subject: 

Robby Davis < 
Sunday, March 17, 2019 8:35 PM 
Victoria Mayor and Council 

> 

1301 Hillside /\venue Proposed Development 

Hello. 

I just received a proposal ofzone change for !JOI Hillside Ave in the mail because i have property within 200m 
of the site. I am unable to attend the meeting for proposed development to change the zoning to 2:46 FSR 
through affordable housing. I :1111 writing to voice my opinion in favour of this proposal. 

Thank you. 

Robby 



April 6, 2019 

Lisa Helps.Mayor 
City Council Members 
City Hall.// I Centennial Square 
Victoria, BC VXW I P<1 

Development Proposal at DOl Hillside Avenue 

Please accept this letter opposing the development proposal at 1301 Hillside Avenue. 
I am encouraged to hear of and support the concerns expressed by neighbours from both 
Hillsidc/Quadra and Oak lands Communities at the March 25. 20 I 9 Oaklands Community 
Association Land Use Committee. 

Specific concerns expressed include the following. 

• A single combined entrance and exit into the site off Cook Street is not acceptable to both 
communities, recognizing serious negative effects beyond the immediate location, that is, 
drivers of service and other vehicles must navigate through residential streets and 
connectors to reach access to this proposed building. 

~ This will increase non-local cut-through traffic on Cedar Hill, Fernwood Road, the 
designated people-priority grcenway of Kings Road, and Hnultain Street; 

~ This will increase non-local cut-through traffic with a similar negative effect for access 
to the Conk street location through Hillside-Ouadra residential streets; 

~ This will increase risk at the already dangerous pedestrian crossing at the Kings Road 
on Cook Street just below the single access point to the proposed building; 

~ This will increase non-local parking on Kings Road, Empire Street and Capital Heights 
resulting from insufficient parking and loading zones as proposed, given the short walk 
through Cridge Centre grounds to the proposed building. 

• Increased non-local traffic and parking are direct threats to the already designated People 
Priority Greenway of Kings Road and the Oaklands Rise Woonerf initiative which you, 
Mayor Helps and Councillors past and present, have unanimously approved three times. 

• Bicycle parking is significant (65 stalls plus (1 visitor spaces) and very positive (despite 
lack of innovation to reduce physical size required-witness Dutch and other models). 
However, this docs not mitigate the effect of poor vehicle access to this building given that 
service vehicles are overwhelmingly motorized (taxis, food delivery, relocation/moving, 
emergency) and that there is inadequate parking for these and especially for visitors or 
residents who have motor vehicles. 

• /\s proposed, the development is contrary to the intent for "presence of nature in the City" 
as stipulated in the current Oaklands Neighbourhood Plan. And, it provides no space for 
place-making capacity for the community, something specifically sought in discussions 
now tinclcrway for the upcoming Oak lands Neighbourhood Plan. 



• As proposed for approval. this building draws upon surrounding green space not in control 
of the developer und subject to unknown future development. 

• The proposed building occupies the entire lot with minimal set back, differing from other 
apartment buildings along the Hillside Avenue corridor between Cook Street and Cedar 
Hill which offer ,1 significant green buffer. 

• The building points toward a design intention that is ewer-urbanized creating a built 
environment unmitigated by onsite green space and places for people in community, other 
than owners. It leans toward a strcetscape that is not characteristic of this mixed use. multi 
generational neighbourhood. 

• The transition from rental lo owner-occupied relics upon 35 units priced at a higher cost to 
offset I 5 below market units of350q ft+. This will increase real estate comparables and, in 
tum, the valuation of surrounding housing stock: antithetical to "affordable housing". 

• In short, as a gateway to the Oakland» Community the building is not suitable. 

We recognize that the lot is challenging. I lowcvcr, if this building is to be forced upon two 
impacted communities, then a second point of access on both Hillside Avenue and Cook 
Street arc critical as w,1s historically the case in the former gas station. The existing bus stop 
should be retained instead of relocated as shown in the plan, providing ample space. In our 
estimation, two parking spaces would be eliminated to achieve building entrances/exists on 
both Hillside Avenue and Cook Street to partially mitigate the negative impact, 

The newly formed Ouklands Neighbourhood Plan Steering Committee, at its first meeting, 
supported the views expressed by neighbours from both Hillsidc/Ouadra and Oaklands. 

Please understand that we welcome increased density but expect a much higher standard of 
planning and performance from both developers and the City's staff and leadership. 

We look forward to your support on this matter. 

Respectfully submitted, 
) 

.4,1 
'1 ,.... · L· . .1··-·1. I\.,, . 

Robert Tornack 
Chair, Oaklands Neighbourhood Plan Steering Committee 
Co-Lead, Onklnnds Rise \Vooncrf 

Harry Kopc, Acting President, Oaklands Community Association Board of Directors 
David Angus, Chair, Oaklunds Community Association Land Use Committee 
Chris Holt, Executive Director, Oaklands Community Association 
Jocelyn Jenkyns, City Administrator 
Michael Angrovc, Planning Department 



Monica Dhawan 

From: 
Sent: 
To: 
Subject: 

Angela Goodliffe < 

Tuesday, April 09, 2019 817 PM 
> 

; Victoria Mayor and Council 
Proposal for 1301 Hillside Ave 

I am writing to express my concern over the proposed development at 1301 Hillside Ave. 

As a homeowner that lives within a very close proximity to the proposed development I have a few major concerns that 
stem from the information I have received from the most recent changes that were discussed at the last CALUC meeting 
in Oaklands. The first concern is the massive variance on parking that this developer is requesting. From what we 
learned at the meeting the condo building is proposing 50 units with 24 parking spots. According to the developer, this 
would mean 19 parking spots after the visitor parking spots. With literally zero option for on-street parking in this 
location, this would inevitably mean that tenants and visitors would then be parking in already overwhelmed and over 
used streets such as the one I live on that for some reason do not qualify for residential parking. This is not ok, and I am 
very concerned with this proposed variance and would hope that the Mayor and Council will not approve this insanely 
massive variance. 

My second concern is that this development has almost no pull in for delivery, moving vehicles, taxi cabs, car share, food 
delivery. With the limited parking spots that would be available for the tenants, you would assume that the developer 
would realize the need for an area for vehicles such as this to be able to pull in and out safely and easily. After asking 
the question directly to the developer at the CA LUC meeting, I was not given an answer as to where these types of 
vehicles would go, making an already busy and congested intersection such at Hillside and Cook even more unsafe with 
vehicles attempting to stop on the road to drop off/pick up. 

The third concern is the variance on the size of the building. I feel that this particular proposal is much too large of a 
building for this specific lot, particularly on what is probably one of the busier intersections in Victoria. I am not against 
a building of a similar nature for this spot, but I would hope that anything that is approved for this lot would make sense 
for the area for years to come. I believe the restrictive design on this building is a major concern and would hope that 
Mayor and Council agree and not approve the proposed variances. 

Thank you for your time 
Angela Goodliffe 

Sent from Mail for Windows 10 



Monica Dhawan 

From: 
Sent: 
To: 

Johans > 
Wednesday, April 24, 2019 10:17 AM 

; Ben Isitt (Councillor); Victoria 
Mayor and Co ncil 

Cc: 

Subject: RE: 1301 Hillside Ave Proposal - NVision Properties/ Abstract Developments 

Importance: High 

Good morning, 

We are homeowners that live at 2720 which is at the corner of Basil Avenue and Cook St. 

We have attended the information nights regarding 1301 Hillside Avenue. We have three concerns 
regarding this project. 

1) Parking will be an issue. Since we live at the end of Basil Avenue and live directly across from the 
green apartment building (right beside Hillside Park), several of those tenants park in front of our 
house. I count 5 cars that park regularly just in front of our house each evening. Thus, if anyone 
along Basil Ave that have friends or family visiting, they need to park further down Basil Ave or onto 
the adjoining street, Blackwood. 
If this building (1301 Hillside Avenue) is going to have 50 units and 24 parking stalls (with 5 of those 
for visitors), where are the other 20 plus people going to park? It is bad enough with the current 
parking situation on our small side Street Basil Avenue. 

The Developers are hopeful (and they seem quite naive) that many tenants will not have 
cars. However, if many do, most side streets around us will be completely full with overflow 
specifically from this building due to the lack of parking the Developers are openly admitting in their 
design details of the proposal. 

2) Safety and concerns of only having one entrance/exit off of Cook Street. The Cook/Hillside 
intersection is extremely busy and dangerous daily! The tenants that drive up Cook Street (north) 
would be able to turn in to their building; however, those driving either up Hillside, down Hillside or 
down Cook Street would need to drive around the block until they could drive up Cook Street and 
take a right into their building. This would cause frustration over time and more and more people 
would be taking illegal left turns to enter off of Cook Street. We see people running yellow lights at 
any time of the day at the Cook/Hillside intersection. Those that would take illegal left turns could no 
doubt cause an accident. Over time drivers become complacent and once they make their illegal left 
into the building, without any incident, it will happen more and more often. Thus, there could be more 
accidents (rear enders, cars getting t-boned). 

As I mentioned, Cook/Hillside is a very busy intersection. In mid-October, a young adult (impaired) 
drove up Cook Street through the intersection, across two lanes, jumped the curb, and drove onto 
our property smashing part of our fence, mowing down two of our 20 ft. hedges before crashing into 
our bedroom basement window. It was approximately 1 :30 am early on a Saturday while thankfully 
we were all asleep. It was a horrible accident and we are now left dealing with the aftermath. The 



young person that was driving up Cook Street at approximately 90 km/h (is what experts estimated 
his speed was by the rubber tire marks left on the sidewalk). He raced right through the Cook/Hillside 
intersection and had there been anyone driving into the intersection from the other direction, he would 
have hit them head on. It is such a dangerous intersection as it is already. The developers need to 
look at this new proposed entrance/exit issue off of Hillside Avenue again. 

3). Far too many units proposed in such a small area. We all agree that 50 units would be far too 
many for that small area, especially at the junction of two major roads such as Cook Street and 
Hillside Avenue. 
This is a residential family oriented neighbourhood. The developers need to re-visit the proposed 
size of the building and downsize the number of units. 
No one on our street can wrap our heads around the number of proposed parking spots they are 
proposing on site ( 24 parking stalls) in such a small area for a now proposed 50 unit condo building. 
We realize the developers want to recognize a healthy return on investment but this should not at the 
cost of public safety nor degrading a currently well established quiet family oriented community and 
bringing overcrowding to an already densely populated suburban community. 

Thank you for you consideration of not approving the go-ahead of this 50 Unit condo structure. 

Sincerely, 

Kirstina and Robert Gregson (homeowners) 

2720 Cook Street 

Proposed development below ( artist's rendering of proposed structure below) This will be our view 
from our front windows showing the future proposed condo 50 unit condominium development. 
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Monica Dhawan 

From: 
Sent: 
To: 

Marc Waterman < 

Wednesday, May 01, 2019 7:53 PM 
> 

Subject: 

Ben lsitt (Councillor); Victoria 
Mayor and Council 
Concerns reqardinq proposed development at 1301 Hillside Ave 

My name is Marc Waterman, and l reside on Basil Avenue. I was in attendance at the March 
:25th Oak lands Community Association Land Use Committee update presentation by the developer regarding the 
proposed building at I :Hll 11 illside. 

The developer presented :1 1111111her ofpositive change» from the original concept previously presented, as 

follows: 

• the lowering of the six-storey structure b) 12 feet resulting from changes in the design and the use 
or materials. 
• the conversion from a rental building to purchase for ownership. including some designated 
voluntarv affordable units. and 
• the provision of slime work/living units. 

Regardless ofthese positive changes, a number of key concerns remain. The Official Community Plan (OCP) 
states it will be permitting six-xtorcy buildings alnng the I lillside corridor on development properties. However, 
thccontaminated former gas station property at 1301 Hillside docs not allow for any underground parking or 
other services. 

The current schedule (as per the City's document) states :'iJ parking spaces arc required, whereas the proposal 
shows only 24 spaces ( 19 residential and live visitor/delivery) fur a 50-unit complex. Clearly, because of the 
inability to excavate below ground for parking, this indicates a property that docs nut meet normal development 
requirements under the zoning. even with the OCP planned changes. 

Other homeowners besides myself have raised the issue ofthe height or the building. Reducing the number 
or storcysshould reduce the number of residences. thereby addressing the parking issue to a large extent. 

Many homeowners have also raised the issue ofthe traffic flow at the busy Hillside and Cook corner. Although 
interested residents recognize that this is a planning matter for the City of Victoria. nonetheless it would be 
helpful to have clarity on this issue. 

I-laving attended the developcrs presentations as well as neighbourhood meetings. and having spoken with 
several of my neighbours, I find that there is gene ml agreement that some development or this site would be 
welcome. l believe we all hope it will be based in reality. notjust the aspirations and wishful thinking reflected 
in some or the statements made by the development team; lur example, that most purchasers will not have 
automobiles - even electric vehicles - but will use bicycles and public transit. 



Thank you. 

Respectfully. 
Mure Waterman 
12_19 f3asil Avenue 

Sent from my if'nd 
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l.ertcr rcgarcling development :.1l I :rn1 Hillside Avenue 
To: nnkl.md» Conununity /\ss11t.:i:1\ir111 L:111d lht• Couunirn-e (C,\LUC) 

Hillside-Quatlra Neighbourhood Artton Grnup 
Mavnr and Council. City 111' \lirtori:1 

My name is Marc W:tlerrnan, and I niside on B:isil Avenue. I wa: in aueudance at. tlu 
March 25'" Oaldancb Community 11,:~:oc1ation l,;111d Ilse Conunitree update 
prest•ntatinn hy the rlevelnper regardinr, the prnpnsPd building ar 1301 Hillside. 

Th« clewlop,ir pn•s1·111.t•c! ;1 nurnln-r "r pusinv« dr:111g,,s trnm lite 11rigi11;1J rrmcept 
pr<•viot!!:11• nrr-scntcd, ;ii; Iollnws; 

1111., low,,ring ot' th,· ~ix-,:t,m·.v structun- \,y lL fel't r,·,:ult111g from 
changr,s 111 tlJt• ,fosil!,11 :111tl tl11• 11,i, nf marerials. 
the convcrsinn lrorn a, enral huildinn to purchase for ownership. 
including some dcsignJted volunrnry .ulordable units, and 
the provision of srimt· vvork/tivinf~ units. 

l(pg:irclk~'.: pf these positive cl1:11Jg<•s, ;1 number utkey concerns remain, The Official 
c:"1nr111111it)' l'lan (OCPJ :;t:11es it will he permitting xix-storev IH1ildi11w: ;dong th« 
11 illsiclc corridor 011 dcvclnpmuut propPrli<•i:. I lnwever, the cn11t:11ninawcl funner gas 
-;1:1t.1011 pruju-rty :11 Ll(ll l lillsid« drws 1ltll all11w lur .my t111rli!rI:rnu11d parking or 
nt lu-r ~1r>rvicP~;. 

TIJt· cl!nent ,:chedulf' (;is \Jt<r tlw City's doctrnient) states 53 parking spares :ire 
ri,1plirt•tl. wherea:: f'ill' propns:il sl111ws only 2•l sp:1cr,:: (l <J n:sidrntial and five 
visitor/delive1y) for a 'i0-1111i1. corn11lex. Clt:arly. l11ii::1use of the inahility tn excavat1• 
h<'low i:ro111HI fur p:trking, this 1ndicatc,s" pr11p1•rly th;Jt do,•s nor 111er·t nurmal 
d1•vt•lop111enr rc•quire1111•nts u11cler tilt: 'l.1111ing, eve11 with tilt• OCI' planni:d changes. 

Ot hr,r hnnw11wners lwsidt:s myself have raisl'ri tlw hs1n• of the height nf !ht' 
building. rtr•dunng till' 11u111ber nf stureys shoulrl rt•duce tlH· nu rnbt'r nf resid(•nn~,. 
rhc·1·diy :1ddres,:ing till· p,irking is,:ue l.o a Jarw: extent. 

M:lll\l hom1·1111•11er!: h:ivt· also 1·:1isi,d th,· issue 11ftl1I' tr:iffir flow :11 tltL' li11sy llilJ:;icl,• 
.111d Conl( c:i<r111•r. 1\llhough inti!rt":lt~d resit!i•nt•; 1·1·rng11i::e lh:tl 1h1s is a plJnnin1: 
rnatt,.•r· fur i.111• City 11f \/ict111·i:i, nurH,thelt,ss it would bi· helpful lll have cbrity on tl11, 
i~;s11c. 

I laving :1!:tPrHl,•d till' ,!evelop1•r',: prest'r1t:1tion:; :1:; 1wll :is neighbourlwod 111eetings, 
.inti h~ving i:poken with s,:ver,1! of rny nrighbnur::, I find that then.' is genrral 
,1i.;rl'e1ne11t: that ::onw dt•vclopnH.'lll ol lltis sitt! would Ill' welcflllll'. I lwliev1• we :111 
l111JJ1' it w1II Ill' h:i•:,•tl ill rc•:1lity, not iusl tho! :ispir·:itions :md wishful thi11lling 
n·lkcil'rl in .•,cn111· ofll11• st:1tt·1111,11t•: 111:itlt· hy l111· de\·elup1nc11L learn; for exarnplt·, 
11Ja1 111DSI p1,rr:h:1sr,rs will nnt hav,, ;1111nrnohil1!!: - •·v,•fl electric vdiiclt:s - hut will 
11•a· hicyclei; ,rnd public tr:111sit. 



Thank vou. 

HPSJlt,ctft,lly, 
Marc Warern1:111 
1 ~:l'I Hasil Avenu« 

ill' ;1dding 111y sign:lllm• to this il'ttl'r, I :1m indic:!ling that I am Ill :1gn•Pment with th« 
«-ruimcms expressed ill this letter, hut that I am currently opposed to the 
c!i,vdorrnem ;1t BOl. llillside ill its current Inrm. 



Re: Development by Abstract Development at 1301 Hillside Avenue 

To: Oaklands Community Association Land Use Committee [CJ\LLJC) 
Hillsidc-Quadrn Neighbourhood Action Group 
Mayor and Council, City ofVictoria 

My name is Shauna Yeomans, and I reside on Basil Avenue. I was in attendance at the 
March 25111 Oaklands Community Association Land Use Committee update 
presentation by the developer regarding the proposed building ~1t 1301 Hillside. 

The developer presented a number of positive changes from the original concept 
previously presented, as follows: 

• the lowering of the six-stories structure by 12 feet resulting from 
changes in the design and the use of materials, 

• the conversion from a rental building to purchase for ownership, 
including some designated voluntary affordable units, and 

• the provision of some work/living units. 

Regardless of these positive changes, a number of key concerns remain. The Official 
Community Plan (OCP) states it will be permitting six-stories buildings along the 
Hillside corridor on development properties. However, the contaminated former gas 
station property at 1301 Hillside docs not allow for any underground parking or 
other services. 

The current schedule [as per the City's document) states 53 parking spaces are 
required, whereas the proposal shows only 24 spaces (19 residential and five 
visitor/delivery) for a SO-unit complex. Clearly, because of the inability to excavate 
below ground for parking, this indicates a property that does not meet normal 
development requirements under the zoning, even with the OCP planned changes. 

Other homeowners besides myself have raised the issue of the height of the building. 
Reducing the number or stories should reduce the number of residences, thereby 
addressing the parking issue to a large extent. /\II other buildings in the area are 
four stories. 

Many homeowners have also raised the issue of the traffic flow at the busy Hillside 
and Cook corner. Although interested residents recognize that this is a planning 
matter [or the City of Victoria, nonetheless it would be helpful to have clarity on this 
issue. 

Having attended the developer's presentations as well as neighbourhood meetings, 
and having spoken with several of my neighbours, I find that there is general 
agreement that some development of this site would be welcome. I believe we all 



hope it will be based in reality, not just the aspirations and wishful thinking reflected 
in some of the statements made hy the development team; for example, that most 
purchasers will be single and not have automobiles - even electric vehicles - but will 
use bicycles ;rncJ public transit. 
Th,rnk you. 

Respcctfu lly, 
Shauna Yeomans 
1234 Gc1sil Avenue 

By adding my signature to this Jetter, I am indicating that I am in agreement with the 
sentiments expressed in this letter, but that I am currently opposed to the 
development al 1301 Hillside in its current form. 

Name: _ Address: _ 



Letter rcg,mling tkvelupmcnt at Ll01 Hillside Avenue 

To: Oaklauds Community Association Land Use Committee (CALUC) 
Hillside-Quadr;1 Neighbourhood Action Group 
Mayor and Council. City of Victoria 

My name is Marc wnrcnnan. and I reside on Basil Avenue. l was in attendance at the 
March 25111 Oaklands Community Association Land Use Committee update 
presentation by the developer regJrding·th0 proposed building at 1301 Hillside. 

Thu developer presented a number or positive changes from the original concept 
pre .'iously presented, :1s follows: 

" the lowering of the six-storey structure hy 12 feet resulting from 
changes in the design and the use of materials, 

o the conversion from a rental building tu purchase for ownership, 
including some designated voluntary affordable units, and 

o the provision of some work/living units. 

Reg.:irdlcss of these positive changes, ~1 number of key concerns remain. The Official 
Community Plan (OCP) states it will be permitting six-storey buildings along the 
Hillside corridor on development properties. However. the cont:11ninatecl former gas 
station property di 1301 Hillside docs not allow for any underground parking or 
other scrvie<~s. 

The current schedule (as per the City's document) states 53 parking spaces are 
required, whereas the proposal shows only 211 spaces (19 residential and five 
visitor/delivery) for a SO-unit complex. Clearly, because of the inability to excavate 
below ground for parking, this indicates a property that does not meet normal 
development requirements under the zoniug, even with the OCP planned changes. 

Other homeowners besides myself have raised the issue ofthe height of the 
building. Reducing the number of storeys should reduce the number uf residences, 
thereby addressing the parking issue to c1 large extent. 

Many homenwners have also raised the issue of the traffic flnw at the busy Hillside 
;111tl Cook corner. Although interested residents recognize that this is a planning 
matter for the City ofVictorin. nonetheless it would be helpful to have clarity on this 
issue. 

Havinj; at.tended the developer's presentaliuns as well as neighbourhood meetings, 
and having spoken with several of my neighbours, I find that there is general 
:,grcernent th cit some development of this sill' would be welcome. I believe we all 
hope it will he based in reality, not just the aspirations and wishful thinking 
reflected in some of the statements made by the development team; for example, 
that most purchasers wil] not have automobiles - even electric vehicles - but will 
use bicycles :111d public transit, 



I 
Th:111k you. 

Respectfully, 
Marc Watcrrnnn 
121q Huxil Avenue 

By adding my signature Lo this letter, l ;1n, indicating that lam in agreement with the 
sentiments expressed in this letter, hut that I am currently opposed to the 
development zit 1301 Hillside in its current-form. 

/ 
,.<·; I : ., I l ~/ '1 • ·L. ,,. /l //:~ N;:irnr: (/, .{_., fL , "~-·- .. L.·C l_. · ,. -c.,,.1_ 



Lucas De Amaral 

From: 
Sent: 
To: 
Subject: 

Barbara Clausen 
July 25, 2019 3:00 PM 
Councillors; Lisa Helps (Mayor) 
1301 Hillside 

Dear Ma vor and Counci llors 

Lam a resident of the Hillside/Quadra neighbourhood and am very concerned about the plans proposed for the 
development at 1301 Hillside. 
Specifically I'm concerned about parh:in!_.! (24 spaces provided for 50 units) and the cut-through driving that will 
be necessary which wi 11 def ni tel y he a problem i I" the current plans arc approved. 
I am also concerned that was was originally proposed as rental housing is now a condo development. How did 
that happen? 

Regards. 

Barb Clausen 
~940 Graham Street 



Heather McIntyre 

From: 
Sent: 
To: 
Cc: 

Subject: 

.John James O'Brien 
July 27, 2019 9 28 AM 
Olivia Wheater 
Michael Ang rove; Angus David; Kope Harry; Tornack Robert D.; Victoria Mayor and 
Council; ; Neilson Jenn 
Re: 1301 Hillside Development 

Dear Ms. Wheater: 

Thank you for the elevation of the 1301 Hillside Ave new proposal. My apologies for a delayed response. 

I did, in fact, invite Michael Bacon's contact at an earlier Land Use Committee meeting but have had no follow-up from 

Abstract Developments. 

FYI, I have copied the responsible City of Victoria planner with whom you are familiar, as well as the Oaklands CALUC 
Chair; President, Board of Directors; Executive Directors of the Oaklands and Hllside-Quadra communities, and Chair, 
Oaklands Neighbourhood Plan Steering Committee on which I serve as representative of small housing providers and 
the Oaklands Rise Woonerf pilot where I am Co-Lead of the ORW Planning Group (members of which are bcc'd) along 

with Mayor and Council. 

We remain open to dialogue. However, there are a number of concerns that remain outstanding, none of which are 
addressed by the elevation you provided on July 5, 2019. 

1) The location of the proposed project is, effectively, a gateway marker for entry into the Oaklands neighbourhood. We 
must consider whether the project fits with the image desired for Oaklands in the decades to come. Feedback from 
attendees at CALUC and dialogue with area residents in both Hillside-Quadra and Oaklands suggests that it does not. 

2) This project does not fit the desired "missing middle" philosophy for sensitive density that is increasing reflected in 
community dialogue. Rather, it fits a model that if applied along the Hillside arterial in general, divides rather than 
unites, north and south Oaklands with a virtual canyon of monolithic structures. This is contrary to the informal 
feedback currently received via dialogue in the affected neighbourhoods and feedback received at the weekly Oaklands 
Sunset Markets. Data on community perspectives is being collected as part of the Oaklands Neighbourhood pre- 

planning process. 

3) Access to the building is poor, and made more so by the determination that only Cook Street is viable for access. In 
response to community concern that the single access point will force vehicles approaching from the North, East and 
West to cut through neighbourhood residential streets in order to position for access from the Cook Street hill, the City 
advises that "1301 Hillside, Staff do not anticipate significant impacts to traffic on Fern wood related to the proposed 
development at 1301 Hillside." 

We suppose this is an ill-considered, rather than facetious response to expressed community concern. This kind of 
dismissive response works against the trust residents have in City processes, il consideration raised to Council, 
management and staff on related matters. The City of Victoria must connect the dots on related matters that staff do 

not see as related. 

All parties must understand that efforts to de-incentivize cut-through traffic are seriously threatened by this 
proposal. 



Lack of sufficient drop-off/pick-up spaces for vehicles, and overall lack of adequate parking exacerbate limited access to 
the building itself. However optirnisticallv we may look toward a "less car" future, the fact is that most people, including 
cyclists, have cars, often more than one per residence, and this fact demands off-street parking. 

Such a provision can be built with future non-parking use in mind without harm to local neighbourhoods and I would be 
happy to explain that further if the City is not already encouraging such forward thinking. 

Residents of Kings Road, Empire, and other streets in Hillside-Quaclra as you are already well aware, foresee that 
proximity will result in additional traffic from non-local drivers circling to await an empty pick-up/drop-off access or 
parking on already stretched residential streets, exactly where some two years of ground work with the City to reduce 
cut-through traffic along the Kings Road woonerf continues. 

4) As a matter of concern for affordable housing, we note that this building will foreseeably increase real estate 
com parables in the surrounding area by raising the cost of units that will compensate for 13, "below market" units 
starting at a concerning 355 square feet. Such tiny accommodation warrants proximity to public placemaking areas not 
seen in the locale or prosposal to avoid .:i degradation of quality of life. 

We are dismayed that Council has permitted a project initially proposed as "affordable" rentals to be reconceived for 
sale, and then justified through a rationale that "below market" is "affordable", only to have effect of raising the cost of 
housing throughout the area. This is diametrically opposed to the notion of encouraging affordable housing. 

I strongly urge that Abstract Developments consider remediation of this land and return of the lot to either the Cridge 
Centre for the Family, or to the City of Victoria for public placemaking and a conceptually suitable entryway to Oaklands, 
or through some other venture to realize a benefit that is compatible with community perspectives. This, of course, 
requires ongoing dialogue as invited earlier and not yet realized. 

Please do not hesitate to contact me and I will do my best to facilitate that dialogue among community members. 

Sincerely, 

John James O'Brien 
Co-Lead, Oaklands Rise Woonerf 
Member, Oaklands Neighbourhood Plan Steering Committee 

On Jul 5, 2019, at 1:51 PM, Olivia Wheater <f > wrote: 

Dear Neighbour, 

You are being contacted due to your previously expressed interest of our proposed development at 
1301 Hillside. Attached you will find a detailed, project summary sheet to inform you of the updates 
regarding the development. If you have any questions about the project, please do not hesitate to 
contact myself or Michael Bacon, the Development Manager, whose contact information can be found 
in the attachment. 

I hope you have a great weekend! 
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Sincerely, 

tJLIVIA WHE/\TEfl 
Developrne11t Coordinator 
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<2019-06-14 - Project Summary Sheet FINAL- 1301 Hillside.pdf> 
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Heather McIntyre 

From: 
Sent: 
To: 
Cc: 

Subject: 

Adarn Cooper < 
September 6, 2019 9:43 AM 
John James O'Brien; Michael Bacon 
Victoria Mayor and Council; Kope Harry; Olivia Whe.:iter; Michael Angrove; Sarah Webb; 
Steve Hutchison; , ••••••••• ; Director- Executive; Neilson Jenn 
RE 1301 Hillside 

Hi John, 
Thank you for your comments on the 1301 Hillside project. 

As you are aware we are advancing our proposal towards Committee of the Whole for their consideration. We are very 
happy to take your feedback into consideration and your email below provides us with a substantial amount of food for 
thought. That said, we have and continue to communicate to public stakeholders via personal conversations, emails and 
at our open houses and CALUC meetings that we intend to get feedback from all key stakeholders before making 

modifications to the project. 

The key stakeholders that we work with during the development of any project include: 
1) the community; who have now had several opportunities to provide input on the project 
2) City Planning Staff and Advisory Bodies; we are working with this group now on the concept for the site and the 
building design and we did receive endorsement for this project from the city's Advisory Design Panel are working with 
us now and who have being one key stakeholder 
3) City Council; who have not yet had an opportunity to provide us with their feedback 
4) and finally the developer Abstract, who seeks to have an economically viable project, while also meeting the needs of 
the other stakeholder groups. 

As such, I would like to remind you that our intention is to get Council feedback via the Committee of the Whole process 
prior to making any changes to our current proposal. Please do keep in mind that we have already made significant 
design revisions to this project, some of which spoke directly to the community feedback that we received earlier in this 
process,; including reducing the overall height of the project (by 13 feet), completely re-designing the exterior of the 
building, as well other changes to access and egress that were intended to create the best outcomes possible with this 
site in terms of access for emergency vehicles, deliveries, pick up and drop off, etc. Again, at this point we would like 
Council to see the latest version of this project prior to making addition changes to the building design and program. 

With regard to the Oaklands Neighbourhood Planning process, it is unfortunate to hear that this has kicked off and we 
were not notified. I was previously working with the Chair of the CALUC (Ben Clark) who was very keen to have us 
involved and did advise that he would engage us when the time was right. Perhaps that time is now? If you are the 
correct person to introduce us to the process, I would be very happy to find a way for us to provide input. 

As a friendly reminder, I would suggest that our future conversations could be more direct and that perhaps you could 
consider removing Council and staff members from the discussion unless there is a specific reason to engage them. I am 
happy to have my responses be in the public domain, but I am also aware that Council and Staff receive an 
overwhelming volume of emails daily and it would be my preference to not further compound that burden on their time 

and resources. 

Kind regards, 

ADAM COOPER, MCIP, Rl'I' 
IJrr·r,r::101 iJI' n0vPlnpnwnt 



From: John James O'Brien< 
Sent: September 6, 2019 7:53 AM 
To: Michael Bacon 
Cc: Victoria Mayor and Council <mayorandcouncil@victoria.ca>; Kope Harry 

>; Michael Angrove 
; Adam Cooper 

>; Olivia Wheater 
; Sarah Webb 

> 
Subject: Re: 1301 Hillside 

Greetings, Michael, I must admit that I mixed up names .. Thank you for the reminder. 

We must agree to disagree on several points. 

Please understand that the views I have expressed are not mine alone, but represent feedback received at a number of 
community engagement activities underway at the Oaklands Sunset Market and beyond. They will no doubt resonate 
from your knowledge of opposition to the project expressed by residents of Hillside-Quadra as well as the Oaklands 
neighbourhood at Land Use Committee meetings. Indeed, I have sought additional feedback on the draft of this note 
from over 10 individuals, some representing larger groups (hence my delayed response). 

To clarify my use of the term "missing middle", please understand that this is not a description of an economic 
demographic, but a form of housing. You may be familiar with Mole Hill behind St. Paul's Hospital in Vancouver, or the 
Fern wood Neighbourhood Group's building on Yukon Street. Certainly you are aware of the increase in density provided 
through retrofitting and in-filling, contrary to more monolithic structures that lean toward a canyon-like streetscape. 
This is a real concern where Hillside is alreadv much like certain Vancouver streets in which development has fostered a 
highway-like character. City of Victoria planners sought to achieve a similar degradation of neighbourhoods along 
Burnside-Gorge and, thankfully, citizen representation at Council brought about limits which, I understand, will mitigate 
that effect while accommodating an increased density. 

Personally, I am not opposed to increased density. However, I see the importance of understanding the character and 
form of a neighbourhood in planning for the future, and, strongly disagree that the form and character of Hillside 
Avenue from Gorge to, say, Prior/Blackwood should be replicated en route to Cook and beyond as the gateway to 
Oaklands Neighbourhood. 

We seek to mitigate the continuance of a highway-canyon effect with variable setbacks and heights, planned 
placemaking that incorporates plantings (water ') such that the experience is one of living in an outwardly engaged 
community, not an inwardly focused bunker. 

While Abstract's Modo and cycle provisions are laudable, they reflect an aspirational view of transportation rather than 
the reality of one and two car households (with bikes) whereby the car sits at home anticipating trips up/off-island, etc. 
even as people increasingly walk and cycle. 

I would argue that adequate parking, planned for future retrofit into usable commercial or combined work-live units, 
meets current needs while pointing to the fewer personal vehicles that will be our future. Failure to provide adequate 
access (moving a bus stop is not hard where there is will) and adequate vehicle storage will absolutely create cut 
through traffic in two neighbourhoods that have clearly expressed this concern. I recently spent time with strata owners 
hearing of their experience now, and fears of a worsening situation based on observable patterns of driver behaviour. 



The site at Cook and Hillside is extremely problematic. I understand the economics of the situation (better than your 
response at 114 below suggests). I am also aware that the City's response to concerns about cut-through traffic ignores 
the specific locations raised with an unsupportable denial of effect on Fernwood Ave. I appreciate your kind suggestion: 
Steve H. is well aware of the related woonerf concerns and knows how to reach concerned parties. 

Not least, Jam aware that the City prefers to reduce car usage by eliminating parking at domiciles ahead of reduced 
destination parking and, critically, increasing the convenience of public transit. This imagines that people will choose not 
to have a car rather than park it on a nearby street, despite the evident practice of shifting parked cars rather than 
electing to use less convenient public transit. 

Again, I urge responsible developers to build parking in situ such that the infrastructure for tomorrow's retrofit into 
alternative uses can be incurred in today's dollars: community, commercial and residential work-live space. If not 
feasible, then: 

Abstract might find a long lasting benefit in re-thinking this project as a landmark opportunity to demonstrate 
community support. 

For example, declare it a project for public space (along the lines of the Crime Prevention Through Environmental Design 
{CPTED) model). Waterfalls over stone and the existing cement walls and an open area serving multiple transit routes 
incorporating placemaking amenities along the lines of the City's recent Humboldt Street example (chess boards, ping 
pong) are concepts that have received a positive, informal response. 

As valued sponsors of the Cridge Centre for the Family, Abstract might consider such a move to be in line with its 
notable community support. 

Kindly let me know what interaction you have had with the Oaklands Neighbourhood Plan (ONP) Steering Committee 
which is well into a process to update the 1993 ONP which, among other considerations, limits buildings to a four storey 
height. The ONP under development is certainly not anti-development, but, as I am reminded by the Oaklands 
Community Association, it will set expectations for scrutiny from a neighbourhood perspective. 

As a Phase One representative of the Oaklands Rise Woonerf on the ONP Steering Committee, I would be pleased to 
facilitate your engagement, as I am not aware of any approach by Abstract to date. How can I help? 

Sincerely, 
John 

John James O'Brien, 

IRM Strategies Consulting 

Co-lead, Oakland, Rise Woonerf 
Member, Oakland, Neighbour hood Plan ~Leering Committee 
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On Aug 23, 2019, at 12:S7 PM, Michael Bacon wrote: 



Hi John = Thank you for email dated July 27th, 2019, and my apologies for the delayed response. 

As a reminder, we did have a phone conversation after our CALUC meeting for the 1301 Hillside project 
- where we did discuss the proposed Woonerf project. We have also spoken to staff and some 
members of Council about the project and advocated for its implementation, as you had requested. 

In direct response to your letter, I see your frustration over a new development in your neighbouhood 
and I offer the following feedback which I hope you will consider; 

1. We agree that the location, will be the gateway to the Oaklands neighbourhood and we 
believe we have designed a building that serves this purpose. It is a thoughtful design that 
will attract new residents wanting to enjoy the Oaklands area and its proximity to a number 
of Victoria destinations. 

2. In regards to the "missing middle", we have developed a building concept that speaks to 
this cohort. Our project is unique in that it will contain affordable housing units in a 
partnership program with BC Housing. In addition, our smaller units in this project will also 
be naturally attainable for young families and professionals (who are generally 
characterized as the missing middle) - due to their size. 

3. In regards to site access - Cook St is the only w.iy to enter this site. All frontage along 
Hillside will be devoted to the transit stop in front of the building. Cook St heading north 
will be fine - Cook St heading south - users will have to find a more direct route - of which 
many will be available to them. Hopefully the City will find a way to control traffic on streets 
that you deem to be not appropriate. I would encourage you to contact Steve Hutchinson at 
the City of Victoria in regards to this issue. Furthermore - although our parking in this 
building is somewhat limited -we will be making commitments to the Modo Car Share 
program as well as providing for and encouraging the use of bicycles and ebikes for the 
residents of the building. 

4. In regards to your comments about the project increasing real estate comparables in the 
area, we may not agree on this point. A healthy, balanced community should include a 
variety of living options for its residents. It is our opinion that a new development in this 
location will have a greater impact on the visual aestetic of the neighbourhood that it will 
on real estate values -which are more related to supply and demand and overall economic 
factors. 

We see a major benefit to the Oaklands neighbourhood to redeveloping a former gas station site that is 
currently vacant (and likely having a negative impact on the community) into new housing that is 
immediately adjacent to parks and child care, with direct access to the shops and services found on the 
Hillside corridor, as well as the downtown core via Cook St. It is our firm belief that new residents in this 
project will inject a life and spirit into the area as they enjoy their new home, neighbourhood, and the 
amenities and services that it offers. 

I thank you for your comments and appreciate your interest in our proposal 

Kind regards, 

4 



Michael Bacon 
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Heather McIntyre 

From: 
Sent: 
To: 
Subject: 

Joanne Thibault 
December 9, 2019 1 :26 PM 
Victoria Mayor and Council 
1301 Hillside Ave - 49 condominiums 

Importance: High 

Hello Mayor and Council; 

I am very glad to see the development proposal for 1301 Hillside coming before you for your decision about 
the project going forward to public hearing. I hope you will concur with advancing the project forward as it is a 
solid contribution to housing in Victoria. Not only will the project enhance the look of a currently stark and 
rough corner, but it will offer housing to a diverse range of incomes. The live/work units are a great feature, as 
is the Modo car share stall and membership. 

Before I decided to send this endorsement to you I looked carefully at how NVision has approached seeking 
approvals. The work they have put into arriving at an agreeable ideal was good to see. It is what has prompted 
me to express my support. 

Thanks so much, Joanne 

(also a strong advocate for FAIR wages for City Councillors - I know how much work you folks do, and I 
appreciate it entirely) 

Joanne Thibault 
1021 Collinson St, Unit 403 
Victoria, BC V8V 3B9 - 



Heather McIntyre 

From: 
Sent: 
To: 
Subject: 

Ben Clark< 
December 10, 2019 8:07 PM 
Victoria Mayor and Council 
Feedback: 1301 Hillside 

Hello Mayor and Council, 

I am writing to express my support for the proposed development at 1301 Hillside. 

The main reason for my support is that the Hillside corridor seems like one of the best candidates in the City for increased 
density. The OCP signals increased residential capacity within walking distance of transit service and the services at 
Hillside/Quadra and Hillside Centre. Ideally I would like to see more height and density on this site, but I recognize that 
there are not many 6 storey buildings on Hillside yet. It looks like the developer has reduced the height to respond to 
community concerns. 

I recognize that there are likely concerns from residents nearby about the potential increased pressure on parking, but I 
think the developer has done a good job of mitigating this through bus passes, car share and bike parking. I think it is 
really important that the City is proactively working with BC Transit and other mobility solutions to build better transit 
service - especially along corridors like Hillside. Thank you for your leadership in providing the youth bus passes! 

Recognizing that this development went from a rental proposal to a condo development, I think it is really important that 
the affordability component is a firm commitment and not simply a suggestion. I think the City could be doing a much 
better job at providing a clear framework for developers to work with in this regard - providing certainty about community 
amenity contributions related to affordability, food assets like planter boxes and edible landscaping, forward-looking 
energy efficiency standards, and other benefits would be good for all parties. 

-Ben Clark 
Chair of Oaklands CALUC from 2012-2018 
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City of Victoria 
1 Centennial Square 
Victoria, BC VSW 1P6 

December 10th 2019 

The Jefferson Bates Family 
1261 Vista Heights 
Victoria, BC VST 2H7 

Dear Council: 

My family and I reside in the Quadra/Hillside area and are in favour of Abstract Develompent's 
proposal to build at 1301 Hillside. 

Abstract's team has made an insurmountable amount of effort to consider this build from every 
angle. And, in doing so, has successfully found solutions for numerous potential issues while 
also taking into consideration how this could impact their neighbours. 

Some of these considerations include: 

• An affordable housing option 
• Offering green alternatives 

o Bus passes 
o Cargo bike parking 
o Car sharing 

• Including The Cridge in the planning process (who also endorse this project) 

Based on their efforts over the years, I think it goes without saying that this local development 
company has been working diligently to demonstrate its commitment to establishing a thriving 
community within the Quadra/Hillside neighbourhood. 

We look forward to seeing this project come to life! 

Sincerely, 

,., ·' 
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Candace L. Bates 



December 5th, 2019 

Mayor and Council 
The City of Victoria 
#1 Centennial Square 
Victoria, BC V8W 1P6 

Dear Mayor and Council, 

RE: 1301 Hillside Proposed Development 

As a representative of the Cridge Centre for over 25 years providing care for toddlers and infants, as well 
as, a long-standing member of the community, I am writing to you in full support of the proposed 
development located at 1301 Hillside Avenue. I myself have been married for 38 years, with two 
daughters and two grandchildren and have witnessed how difficult it is to find housing options within 
Victoria and the CRD. 

I currently reside two blocks from Abstract's new downtown building, Black and White. It has been 
exciting to watch it be built from the ground up, and I feel it is truly a spectacular addition to the 
downtown core. The proposed project at 1301 Hillside Avenue by Abstract's partner company NVision 
responds to the need for new housing in our city and helps to complements the Cridge Centre through 
the provision of new housing intended for a variety of incomes. 

I am excited that NVision will be partnering with BC Housing to provide roughly 20% of the proposed 
units at 10% below market price. This provides opportunities for renters to get into home ownership 
and it aligns well with Council's current focus on providing more affordable housing options in our city. 
For this reason, I support the project moving forward, as some of the main goals and values of the 
Cridge Centre focus on inclusivity and opportunity for all. 

Although parking and traffic have been a concern to us and our surrounding neighbours I feel the 
additional steps taken to provide transit passes and a car share vehicle will greatly reduce any parking 
concerns. 

Nvision and their team have put together an attractive and functional building that is comparable in 
height to buildings currently along Hillside and I feel the project fits well into the Oaklands 
neighbourhood. I am excited to see a new building on what has been a vacant site since 2008 and to 
watch the process of transformation from beginning to end, as I did for Black and White. 

NVision has put the time and work in to develop a creative housing project that addresses local demand 
for housing. I feel the proposal is worth of consideration at public hearing and I encourage Council to 
move it forward. 

Kind Regards, 
Tunde Lesage, ECE, IT 
The Cridge Centre for the Family 
1307 Hillside Avenue 
Victoria, BC V82 OA2 


