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

 
I.1.b Report from the May 23, 2019 COTW Meeting  

 
I.1.b.e 3020 Douglas Street and 584 Burnside Road East - Rezoning 

Application No. 00676 and & Development Permit with 
Variance Application No. 00542 (Burnside) 
 
Moved By Councillor Loveday 
Seconded By Councillor Alto 
 
Rezoning Application No. 00676 
1. That Council instruct staff to prepare the necessary Zoning 

Regulation Bylaw Amendment that would authorize the 
proposed development outlined in Rezoning Application No. 
00676 for 3020 Douglas Street and 584 Burnside Road East, 
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. Prepare and execute a housing agreement to secure the 

following: 
i. all dwelling units remain affordable and rental in 

perpetuity 
ii. a minimum of nine three-bedroom units are provide 
iii. a minimum of ten accessible dwelling units are 

provided. 
b. Prepare and execute legal agreements to secure the 

following: 
i. a 3.95m Statutory Right-of-Way on Burnside Road East 
ii. the location and construction of a publicly-accessed 

pathway linking Douglas Street and Burnside Road East 
iii. a rain garden and shrub planting in the City-owned 

Right-of-Way along Burnside Road East. 
2. That Council authorize the extension of the existing Temporary 

Use Permit (TUP) No. 00003 for another three years to allow 
the existing building to operate as transitional housing and 
direct staff to make any necessary modifications to the existing 
Section 219 Covenant (CA6508837 and CA6508838) to permit 
the extension of the TUP. 

  
Development Permit with Variance Application No. 000542 
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. 00676, if it is approved, 
consider the following motion: 
 
"That Council authorize the issuance of Development Permit with 
Variance Application No. 000542 for 3020 Douglas Street and 584 
Burnside Road East in accordance with: 
1. Plans date stamped March 8, 2019. 
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2. Development meting all Zoning Regulation Bylaw 
requirements, except for the following variance: 
i. increase the height of the building from 17m to 24.24m. 

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

 
CARRIED UNANIMOUSLY 
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F. LAND USE MATTERS 

F.1 3020 Douglas Street and 584 Burnside Road East - Rezoning Application 
No. 00676 and & Development Permit with Variance Application No. 00542 
(Burnside) 

Committee received a report dated May 9, 2019 from the Acting Director of 
Sustainable Planning and Community Development presenting Council with 
information regarding a rezoning and development permit with variance 
application to construct a six-storey, mixed use building consisting of residential 
and commercial uses. 

Moved By Councillor Loveday 
Seconded By Councillor Isitt 

Rezoning Application No. 00676 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00676 for 3020 Douglas Street and 584 Burnside 
Road East, 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. Prepare and execute a housing agreement to secure the following: 

i. all dwelling units remain affordable and rental in perpetuity 

ii. a minimum of nine three-bedroom units are provided 

iii. a minimum of ten accessible dwelling units are provided. 

b. Prepare and execute legal agreements to secure the following: 

i. a 3.95m Statutory Right-of-Way on Burnside Road East 

ii. the location and construction of a publicly-accessed pathway linking 
Douglas Street and Burnside Road East 

iii. a rain garden and shrub planting in the City-owned Right-of-Way 
along Burnside Road East. 

2. That Council authorize the extension of the existing Temporary Use Permit 
(TUP) No. 00003 for another three years to allow the existing building to 
operate as transitional housing and direct staff to make any necessary 
modifications to the existing Section 219 Covenant (CA6508837 and 
CA6508838) to permit the extension of the TUP. 

Development Permit with Variance Application No. 000542 

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. 00676, if it is approved, consider the following motion: 

"That Council authorize the issuance of Development Permit with Variance 
Application No. 000542 for 3020 Douglas Street and 584 Burnside Road East in 
accordance with: 
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1. Plans date stamped March 8, 2019. 

2. Development meting all Zoning Regulation Bylaw requirements, except for 
the following variance: 

i. increase the height of the building from 17m to 24.24m. 

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

CARRIED UNANIMOUSLY 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



C I T Y  O F  

VICTORIA 

Committee of the Whole Report 
For the Meeting of May 23, 2019 

To: Committee of the Whole Date: May 9,2019 

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

Subject: Rezoning Application No. 00676 for 3020 Douglas Street and 584 Burnside 

Road East 

RECOMMENDATION 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment 

that would authorize the proposed development outlined in Rezoning Application No. 00676 

for 3020 Douglas Street and 584 Burnside Road East, 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. Prepare and execute a housing agreement to secure the following: 

i. all dwelling units remain affordable and rental in perpetuity 

ii. a minimum of nine three-bedroom units are provided 

iii. a minimum often accessible dwelling units are provided. 

b. Prepare and execute legal agreements to secure the following: 

i. a 3.95m Statutory Right-of-Way on Burnside Road East 

ii. the location and construction of a publicly-accessed pathway linking Douglas 

Street and Burnside Road East 

iii. a rain garden and shrub planting in the City-owned Right-of-Way along Burnside 

Road East. 

2. That Council authorize the extension of the existing Temporary Use Permit (TUP) 

No. 00003 for another three years to allow the existing building to operate as transitional 

housing and direct staff to make any necessary modifications to the existing Section 219 

Covenant (CA6508837 and CA6508838) to permit the extension of the TUP. 

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 482 of the Local Government Act, a zoning bylaw may establish 

different density regulations for a zone, one generally applicable for the zone and the others to 

apply if certain conditions are met. 
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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 3020 Douglas Street and 584 Burnside 

Road East. The proposal is to rezone from the C-1 Zone, Limited Commercial District, to a new 

zone in order to permit a mixed-use development consisting of commercial and residential uses 

at an overall density of 2.01:1 floor space ratio. 

The following points were considered in assessing this application: 

• The subject properties are designated General Employment and Employment-

Residential in the Official Community Plan (OCP, 2012). The General Employment 

Urban Place Designation supports buildings up to six storeys in height, a density up to 

approximately 2:1 FSR and uses such as commercial, light industrial, industrial 

work/live, education, research and development and health services. The Employment-

Residential Urban Place Designation supports commercial, light industrial or mixed-use 

buildings up to approximately five storeys in height and a density of up to approximately 

2.5:1 floor space ratio (FSR) of which the residential density may not exceed 1.5:1 FSR. 

The OCP supports residential uses on a portion of the site where commercial or light 

industrial uses comprise the ground floor. The proposal is consistent with the land use 

and density policies outlined in the OCP. 

• The subject properties are also designated General Employment and General 

Employment with Limited Residential in the Burnside Gorge Neighbourhood Plan (2017). 

The General Employment land use designation supports commercial or light industrial 

uses and density up to approximately 2:1 FSR; whereas the General Employment with 

Limited Residential land use designation supports commercial or light industrial on the 

ground floor and commercial or residential uses on the upper floors and a density of up 

to approximately 2.5:1 FSR, of which the residential density should not exceed 1.5:1 

FSR. The Burnside Gorge Neighbourhood Plan supports building up to six storeys at 

this location; the proposal is consistent with the land use policies outlined in the Plan. 

• The applicant is proposing to rezone the entire site and subdivide to facilitate a phased 

development. There is a concurrent Development Permit with Variances Application for 

a six-storey, mixed-use building consisting of ground floor commercial and residential 

uses for Phase 1. A future proposal for Phase 2 would be for an approximately six-

storey commercial building. 

• The applicant is willing to enter a housing agreement to ensure that the dwelling units 

would remain affordable rental in perpetuity. 

BACKGROUND 

Description of Proposal 

This Rezoning Application is to permit a mixed-use development consisting of commercial and 

residential uses at an overall density of 2.01:1 floor space ratio (FSR). The following differences 

from the standard zone (Limited Commercial District) are being proposed and would be 

accommodated in the new zone: 

• increasing the floor space ratio 
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• increasing the height of building 

• reducing front, side and rear yard setbacks. 

Affordable Housing Impacts 

The applicant proposes the creation of 153 new residential units plus four work-live units for a 

total of 157 dwelling units which would increase the overall supply of affordable rental housing in 

the area. A Housing Agreement is also being proposed which would ensure that the dwelling 

units would remain rental in perpetuity. 

Tenant Assistance Policy 

All 52 tenants living in the existing building will remain in their units during the construction of 

Phase 1. The applicant has confirmed that they will continue to provide housing and supports to 

residents throughout the construction phase. 

Sustainability Features 

The applicant has identified a number of sustainability features which will be reviewed in 

association with the concurrent Development Permit with Variance Application for this property. 

Active Transportation Impacts 

The applicant is providing 186 long-term and 30 short-term bicycle parking spaces for each 

building, which exceeds the bicycle parking requirements in Schedule C: Off-street Parking 

Regulations. 

Public Realm Improvements 

The applicant is proposing a raingarden and shrub plantings within the City-owned Right-of-

Way. These would be secured with a Section 219 covenant, registered on the property's title, 

prior to Council giving final consideration of the proposed Zoning Regulation Bylaw Amendment. 

Accessibility Impact Statement 

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

applicant is proposing 34 accessible dwelling units, including nine studios and 25 one-bedroom 

units, in the proposed building. 

Land Use Context 

The area is characterized by mix of residential and commercial uses. 

Existing Site Development and Development Potential 

The site is presently a two-storey building consisting of residential uses and a parking lot. 

Under the current C-1 Zone, the property could be developed as a four-storey, mixed-used 

building consisting of ground floor commercial and residential above and a density of 1.4:1 FSR. 

Data Table 

The following data table compares the proposal with the existing C-1 Zone. An asterisk is used 

to identify where the proposal is less stringent than the existing zone. Not applicable (n/a) is 
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used to identify where the information for the Phase 2 proposal has not been provided at this 

time. 

Zoning Criteria Proposal - Phase 1 
Proposal - Phase 

2 

Existing Zone 

C-1 

Site area (m2) - minimum 5752.60 3327 n/a 

Density (Floor Space Ratio) 

- maximum 
2.02:1* 2:1 * 1.40:1 

Height (m) - maximum 24.24 * 28.48 * 12 

Storeys - maximum 6 6 n/a 

Site coverage (%) -

maximum 
69.97* n/a 40 

Setbacks (m) - minimum 

Front 
3.95 * (Burnside 

Road East) 

4* (Douglas 

Street) 
6 

Rear 
4.21 *-building/ 

0 - parkade 
20 

12.12 (Phase 1)/ 

14.24 (Phase 2) 

Side (N) 0 2.40 0 

Side (S) 3.50 11 0 

Vehicle parking - minimum 

Residential 

Commercial 

52 

77 

n/a 

51 

76 

Visitor vehicle parking 

included in the overall units 

- minimum 

15 n/a 15 

Bicycle parking stalls -

minimum 

Long-term 

Short-term 

186 

30 

n/a 

181 

30 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Burnside 

Committee of the Whole Report 

Rezoning Application No. 00676 for 3020 Douglas Street and 584 Burnside Road East 

May 9, 2019 

Page 4 of 8 



Gorge CALUC at a Community Meeting held on August 13, 2018. A letter dated August 14, 

2018 are attached to this report. 

ANALYSIS 

Official Community Plan 

The Official Community Plan (OCP, 2012) Urban Place Designation for the subject properties 

are General Employment and Employment-Residential. The General Employment Urban Place 

Designation supports buildings up to six storeys, a density up to approximately 2:1 FSR and 

uses such as commercial, light industrial, industrial work/live, education, research and 

development and health services. The Employment-Residential Urban Place Designation 

supports commercial, light industrial or mixed-use buildings up to approximately five storeys and 

a density of up to approximately 2.5:1 FSR of which the residential density may not exceed 

1.5:1 FSR. The OCP supports residential uses on a portion of the site where commercial or 

light industrial uses comprise the ground floor. 

On the portion of the site designated Employment-Residential (Phase 1) the applicant is 

proposing a six storey, mixed-use building consisting of ground floor commercial and residential 

above, and four work-live units on the ground level. The applicant is also proposing a daycare 

on the second storey. To ensure a sensitive building transition and meet the spirit of the OCP, 

the applicant is proposing five storeys along Burnside Road East with the fifth storey setback 

approximately two metres from the fourth storey. The building increases to six storeys for the 

mid-block portion. It is recommended that the additional storey be treated as a variance and is 

discussed further in a concurrent report associated with the Development Permit with Variance 

Application. The proposed density is 2.02:1 with the residential portion not exceeding 1.5:1. 

From a built form perspective, the OCP supports new development that fosters and strengthens 

social vibrancy through the human-scale design of buildings (form, proportion, pattern detailing 

and textures at the street level), streetscapes and public spaces in order to create a sense of 

place. The proposal pays special attention to the human scale and pedestrian experience with 

respect to the relationship between the proposed built form and the public realm. 

The OCP also supports a range of housing types, forms and tenures across the city and within 

neighbourhoods in order to meet the needs of residents at different life stages, and encourages 

partnerships that address the need for affordable non-market and market housing suitable for 

households with children. The applicant is proposing to the following dwelling unit mix: 

Dwelling Unit Type Number of Units 

Studio 95 

Studio accessible 9 

One bedroom 11 

One bedroom accessible 25 

Two bedroom 4 

Three bedroom 9 

Work-Live 4 

Total Number of Units 157 

The proposed unit mix and overall supply of family-friendly housing in this development 

proposal would further advance the housing objectives in the OCP. It is recommended that the 

Committee of the Whole Report 

Rezoning Application No. 00676 for 3020 Douglas Street and 584 Burnside Road East 

May 9, 2019 

Page 5 of 8 



applicant enter a Housing Agreement to secure the number of family-friendly and accessible 

dwelling units. 

Local Area Plans 

The subject properties are designated General Employment and General Employment with 

Limited Residential in the Burnside Gorge Neighbourhood Plan (2017). The General 

Employment land use designation supports commercial or light industrial uses at a density up to 

approximately 2:1 FSR. The General Employment with Limited Residential land use 

designation supports commercial or light industrial on the ground floor and commercial or 

residential uses on the upper floors, including work-live units, and a density of up to 

approximately 2.5:1 FSR, of which the residential density should not exceed 1.5:1 FSR. The 

Plan supports building up to six storeys at this location. 

The Plan strongly encourages the retention of general employment lands along this section of 

the Douglas Corridor for future businesses. It also supports further residential uses at-grade, 

provided that a significant employment component is included in the part of the lot along 

Douglas Street which is designated as General Employment. The Plan also encourages 

buildings with commercial and light industrial uses built up to the street to activate the street 

frontages and encourage pedestrian activity. 

In addition, the Plan supports opportunities to develop new housing that includes a range of 

housing types, such as apartments and mixed-use buildings, attractive to different households 

including families with children. The applicant is proposing nine three-bedroom units to attract 

families with children. 

Tree Preservation Bylaw and Urban Forest Master Plan 

There are no existing public boulevard trees on Burnside Road East. Four Northern oak trees 

are proposed in two rain gardens in the public realm along Burnside Road East. Frontage 

improvements along Douglas Street were recently completed with the BC Transit project, and 

as a result no additional landscaping will take place on the Douglas Street boulevard at this 

time. 

There are currently no existing trees on the subject site. The applicant is proposing 39 new 

trees at grade and 14 additional trees in the amenity areas on levels two and three. 

Temporary Use Permit 

In November 2017, Council approved a Temporary Use Permit (TUP) to allow the existing motel 

to be operated as transitional housing for three years while the applicant applies for a rezoning 

to redevelop the site. The current TUP will expire November 23, 2020. 

At the November 23, 2017 Council meeting, Council passed a motion in response to a letter 

from the Burnside Gorge Community Association dated November 22, 2017 to limit the TUP to 

three years with no extension (attached). A Section 219 Covenant was registered on title as a 

condition of the TUP to secure various conditions and one of the conditions associated with the 

time limit is the following: 

The owner covenants and agrees that it will not apply to the City for a renewal of the 
Temporary Use Permit to extend the Temporary Use Permit beyond the initial three 
year-term pursuant to the City's Council resolution of November 23, 2017. 
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With this application, the Burnside Gorge Community Association has provided an updated 

letter with reasons for supporting an extension of the TUP for another three years for Council's 

consideration. Staff have provided some wording in the recommendation should Council wish 

to support an extension to the TUP for another three years in accordance with the Local 
Government Act when the TUP expires on November 23, 2020. By authorizing an extension to 

the TUP at this time will ensure that the tenants can continue to reside in the building during the 

rezoning process and the construction phase should Council support the rezoning application. 

Regulatory Considerations 

Statutory Riqht-of-Wav 

A Statutory Right-of-Way (SRW) of 3.95m on Burnside Road East is being requested as a 

condition of rezoning to help achieve the ultimate cross-section identified in the Burnside Gorge 

Neighbourhood Plan for this corridor. This request further advances the transportation 

objectives and implementation strategies outlined in the OCP. 

Public Pathway 

The applicant is proposing a public pathway linking Douglas Street and Burnside Road East in 

response to community input. The applicant is willing to enter the appropriate legal agreements 

to secure the location and construction of the path. The applicant has provided some 

conceptual drawings for the design of the pathway with this development application; however, 

some refinements may be required as the plans for Phase 2 are further developed. The section 

of the pathway located in Phase 1 would be constructed in accordance with the plans attached 

to this report. 

Proposed New Zone 

The new zone is proposed to include a provision to allow for the creation of one or more air 

space parcels, which are essentially volumetric parcels. Air space parcel subdivisions are a 

common approach, especially for mixed-use/mixed ownership buildings to allow for the transfer 

of title of different components of a development. 

Resource Impacts 

There are resource impacts associated with this proposal. The public realm and landscape 

elements proposed on the Burnside Road East frontage would have higher maintenance costs 

than typical City standard boulevards. 

The applicant is proposing to construct rain gardens and install shrub plantings within the City-

owned Right-of-Way. Once the project is complete, the maintenance of the plantings within the 

rain gardens, the boulevard trees and irrigation system would rest with the Department of Parks, 

Recreation and Facilities. The bike racks would be the responsibility of the Department of 

Engineering and Public Works. It is estimated that the annual maintenance of these off-site 

public realm features would add approximately $10,000 in annual maintenance costs, based on 

2019 rates. The breakdown is as follows: 

• plantings (raingarden, trees and irrigation): $8,500 

• irrigation infrastructure: $1,000 (water meter fees and spring/winter maintenance) 

• bike racks: $500 
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The need for an additional full-time employee 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. 

The landscaping would provide for a higher quality public realm appropriate for the Burnside 

corridor; therefore, staff recommend for Council's consideration that the proposed landscaping 

in the City-owned Right-of-Way is supportable. 

CONCLUSIONS 

The proposal to rezone the subject properties in order to increase the density and permit a 

mixed-use development consisting of commercial and residential uses is consistent with the 

land use policies outlined in the OCP and the Burnside Gorge Neighbourhood Plan. The 

applicant is proposing an innovative and sensitive approach to infill development on the site 

while further advancing the urban design and housing policies outlined in the OCP. Staff 

recommend for Council's consideration that the application proceed to a Public Hearing. 

ALTERNATE MOTION 

That Council decline Rezoning Application No. 00676 for the property located at 3020 Douglas 

Street and 584 Burnside Road East. 

Respectfully submitted, 

Senior Planner 

Development Services Division 

Report accepted and recommended by the City 

List of Attachments 

• Attachment A: Subject Map 

• Attachment B: Aerial Map 

• Attachment C: Plans dated/date stamped May 8, 2019 

• Attachment D: Letter from applicant to Mayor and Council dated March 12, 2019 

• Attachment E: Letter from applicant to Mayor and Council dated November 29, 2018 

• Attachment F: Community Association Land Use Committee Comments dated August 

14,2018 

• Attachment G: ADP report dated April 17, 2019 

• Attachment H: Draft ADP minutes dated April 24, 2019 

• Attachment I: Council Minutes from November 23, 2019 regarding the existing 

Temporary Use Permit. 

Andrea Hudson, Acting Director 

Sustainable Planning and Community 

Development -
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CITY OF 

VICTORIA 

Committee of the Whole Report 
For the Meeting of May 23, 2019 

To: Committee of the Whole Date: May 9, 2019 

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

Subject: Development Permit with Variance Application No. 000542 for 3020 Douglas 

Street and 584 Burnside Road East 

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. 00676, if it is approved, 

consider the following motion: 

"That Council authorize the issuance of Development Permit with Variance Application 

No. 000542 for 3020 Douglas Street and 584 Burnside Road East in accordance with: 

1. Plans date stamped March 8, 2019. 

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

following variance: 

i. increase the height of the building from 17m to 24.24m. 

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. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 

for a Development Permit with Variance Application for the properties located at 3020 Douglas 

Street and 584 Burnside Road East. The proposal is to construct a six-storey, mixed-use 

building consisting of residential and commercial uses. 

The following points were considered in assessing this application: 

• the subject properties are within Development Permit Area 7A: Corridors - Burnside 

Road, which supports the revitalization of corridors with commercial uses through high 
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quality architecture, landscape and urban design, strengthen commercial viability and 

encourage pedestrian use 

• the Design Guidelines for Multi-Unit Residential, Commercial and Industrial (2012), 

Revitalization Guidelines for Corridors, Villages and Town Centres (2017), Guidelines for 
Fences, Gates and Shutters (2010) and Advisory Design Guidelines for Buildings, Signs 
and awnings (2006) apply to the development proposal. The proposal is consistent with 

the design guidelines 

• the proposed height of the Phase 1 building would be treated as a variance given the 

policy direction in the Official Community Plan (OCP, 2012) that states buildings up to 

five storeys are supported on the subject properties. However, the proposal for a six-

storey building at this location is supportable given the proposed building design and 

generous fioor-to-ceiling heights, the Burnside Gorge Neighbourhood Plan's support for 

six-storey buildings at this location, and the proposal's further advancement of other 

urban design and housing policies outlined in the OCP. 

BACKGROUND 

Description of Proposal 

The proposal is to construct a six-storey, mixed-use building consisting of commercial and 

residential uses. Specific details include: 

• mid-rise building form consisting of contemporary architectural features including a flat 

roof and contemporary-style windows and materials 

• glazed commercial ground floor 

• three distinct building sections including a five-storey street front and a six-storey, L-

shaped mid-block 

• recessed windows with inverted bays, typically angled to one side 

• exterior building materials consisting of cementitious panel, vertical metal panel with 

wood print, metal cladding, vinyl windows or curtain wall glazing 

• large community-oriented, south-facing plaza 

• two residential rooftop patio spaces (at levels two and five) and a daycare outdoor play 

space at level two 

• children's play structures in plaza and on rooftop patios 

• large private outdoor patio spaces for the live-work units 

• a public pathway linking Burnside Road East and Douglas Street 

• 56 new trees planted on-site 

• a large rain garden to gather runoff from the roof of building 

• 186 long-term bicycle parking spaces located in the first level of the underground 

parkade 

• 14 surface parking spaces that blend in with the common plaza area 

• two levels of underground parking for all commercial and residential uses 

• driveway to the underground parkade on the north side of the building, accessed from 

Douglas Street or Burnside Road East 

• underground garbage and recycling room 

• loading bay on the north side of the building. 

The proposed variance is related to increasing the building height from 20m to 24.44m. 
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Sustainability Features 

The following sustainability features are associated with this application: 

• Step 3 of the BC Energy Step Code 

• exterior insulation and reduction in thermal bridging 

• high performance double-glazed window system 

• high efficiency mechanical heating and cooling systems including heat recovery 

technologies 

• energy star appliances and low-flow fixtures 

• a green plaza with on-site, slow release storm water retention. 

Active Transportation Impacts 

The applicant is providing 186 long-term and 30 short-term bicycle parking spaces for each 

building, which exceeds the bicycle parking requirements in Schedule C: Off-street Parking 

Regulations. 

Accessibility Impact Statement 

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

design guidelines encourage a high standard of accessibility on-site, including buildings and 

landscape design. The applicant is proposing 34 accessible dwelling units, including nine 

studios and 25 one-bedroom units, in the proposed building and a large accessible plaza area. 

Land Use Context 

The area is characterized by mix of residential and commercial uses. 

Existing Site Development and Development Potential 

The site is presently a two-storey building consisting of residential uses and a parking lot. 

Under the current C-1 Zone, the property could be developed as a four-storey, mixed-used 

building consisting of ground floor commercial and residential above and a density of 1.4:1 FSR. 

Data Table 

The following data table compares the proposal with the existing C-1 Zone. An asterisk is used 

to identify where the proposal is less stringent than the existing zone. Not applicable (n/a) is 

used to identify where the information for the Phase 2 proposal has not been provided at this 

time but would be provided at a later date when a proposal for that site is advanced through a 

Development Permit process. 

Zoning Criteria Proposal - Phase 1 
Proposal - Phase 

2 

Existing Zone 

C-1 

Site area (m2) - minimum 5752.60 3327 n/a 
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Zoning Criteria Proposal - Phase 1 
Proposal - Phase 

2 

Existing Zone 

C-1 

Density (Floor Space Ratio) 

- maximum 
2.02:1 * 2:1 * 1.40:1 

Height (m) - maximum 24.24 * 28.48 * 12 

Storeys - maximum 6 6 n/a 

Site coverage (%) -

maximum 
69.97 * n/a 40 

Setbacks (m) - minimum 

Front 
3.95 * (Burnside 

Road East) 

4* (Douglas 

Street) 
6 

Rear 
4.21 * - building / 

0 - parkade 
20 

12.12 (Phase 1)/ 

14.24 (Phase 2) 

Side (N) 0 2.40 0 

Side (S) 3.50 11 0 

Vehicle parking - minimum 

Residential 

Commercial 

52 

77 

n/a 

51 

76 

Visitor vehicle parking 

included in the overall units 

- minimum 

15 n/a 15 

Bicycle parking stalls -

minimum 

Long-term 

Short-term 

186 

30 

n/a 

181 

30 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Burnside 

Gorge CALUC at a Community Meeting held on August 13, 2018. A letter dated August 14, 

2018 is 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 identifies the subject properties in Development Permit Area 7A: 

Corridors - Burnside Road. The objectives of this DPA encourage the revitalization of corridors 

with commercial uses through high quality architecture, landscape and urban design with an aim 

to strengthen commercial viability and encourage pedestrian use. The design guidelines also 

encourage new buildings to be well-designed and articulated with human-scale architectural 

features that create visual interest for pedestrians and encourage buildings with commercial 

uses at grade to be designed with a series of modulated storefronts and entrances, with 

transparent glazing and floor-to-ceiling height of at least 4m. The applicant achieves all the 

above with this proposal by introducing substantial commercial space and a floor-to-ceiling 

height of 4.5m at ground level with transparent glazing, as well as designing the space to 

encourage active retail uses along Burnside Road East. A large, south-facing plaza, 

landscaped pathway on the south side, rain gardens and substantial tree planting are also being 

proposed to enhance and revitalize the site and increase the tree canopy. 

The DPA and the design guidelines encourage new development to be compatible with adjacent 

and nearby lower-density residential neighbourhoods through human-scaled urban design and a 

sensitive transition in building form and place character. The neighbouring properties to the 

east presently occupied by single family dwellings are designated Urban Residential in the 

OCP, which supports multi-unit residential and mixed-use buildings up to six storeys and 

densities up to approximately 2:1 floor space ratio. The applicant is proposing five-storeys 

along the Burnside Road East with the fifth storey setback approximately two metres from the 

fourth storey. The building increases to six-storeys at the L-shaped, mid-block section of the 

building. The height variations provide a sensitive transition between the distinct building parts 

(street front, connecting ribbon and L-shaped mid-block). 

The applicant has selected a contemporary design approach in its form, detail and materiality, 

which complies with the applicable design guidelines. The applicant has designed the building 

in three distinct parts, which breaks up the perceived mass of the building and allows for a large 

south-facing plaza area, enhances the skyline articulation of the development, maximizes 

southern exposure and provides for privacy and access to views and landscapes. The 

proposed exterior materials are high quality and durable in accordance with the design 

guidelines. 

In accordance with the design guidelines, the applicant is proposing landscaped features 

throughout the site that encourage social interaction, including: 

• play equipment and outdoor seating in the plaza 

• amenity furniture, garden planters and play equipment on the rooftop patio areas located 

on the second and fifth levels 

• a large south-facing outdoor play area for the daycare on the second level. 

All residential parking and the majority of commercial parking will be provided underground. 

The applicant is proposing to locate 14 commercial surface parking spaces along the south 

side, which would be integrated into the larger paving patterns to minimize the visual impacts 
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and extend the functionality of the plaza. Even though the design guidelines encourage parking 

underground or to the rear of buildings, the limited surface parking in relation to the size of 

building would not compromise the overall human scale pedestrian environment on-site. 

Burnside Gorge Neighbourhood Plan 

The Burnside Gorge Neighbourhood Plan (2017) supports commercial or mixed-use buildings 

where the ground floor is built up to the street and consists of commercial or light industrial uses 

with parking generally located to the rear or underground. The proposal is consistent with the 

Plan. 

Tree Preservation Bylaw and Urban Forest Master Plan 

There are no existing public boulevard trees on Burnside Road East. Four Northern oak trees 

are proposed in two rain gardens in the public realm along Burnside Road East. Frontage 

improvements along Douglas Street were recently completed with the BC Transit project and as 

a result no additional landscaping will take place on the Douglas Street boulevard at this time. 

There are currently no existing trees on the subject site. The applicant is proposing 39 new 

trees at grade and 14 additional trees on Levels two and three in the amenity areas. 

Regulatory Considerations 

Height Variance 

The proposed building height is recommended to be treated as a variance given the policy 

direction in the Official Community Plan (OCP, 2012) that states buildings up to five storeys are 

supported on the subject properties. A five-storey, mixed-use building generally has a metric 

height of approximately 17m when taking into account the design guidelines encouraging a 

minimum floor-to-ceiling height of 4m for the ground level; therefore, the variance would 

increase the height of the building from 17m to 24.24m. The proposed height variance is 

supportable for the following reasons: 

• the building is five storeys at Burnside Road East and increases to six storeys at the L-

shaped, mid-block section of the building 

• it has been designed to encourage a sensitive transition to neighbouring properties 

• a 4.5m floor-to-ceiling height at the ground level and a 3.9m floor-to-ceiling height at the 

second level to accommodate the proposed commercial and daycare uses, and increase 

the liveability of the dwelling units 

• the Burnside Gorge Neighbourhood Plan supports six-storey buildings at this location 

• the proposal is consistent with the design guidelines and other housing policies outlined 

in the Official Community Plan. 

Other Considerations 

The Advisory Design Panel (ADP) reviewed the proposal at the meeting of April 24, 2019. The 

minutes from the meeting are attached for reference and the following motion was carried: 

"It was moved that the Advisory Design Panel recommend to Council that Development Permit 
Application No. 000542 for 3020 Douglas Street and 584 Burnside Road East be approved as 
presented." 
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CONCLUSIONS 

The proposal to construct a six-storey, mixed-use building is consistent with DPA 7A - Corridors 

and the applicable design guidelines. The height variance is supportable given the proposed 

human-scale urban design and built form, the building's sensitive transition to neighbouring 

properties and the land use policies related to height in the Burnside Gorge Neighbourhood 

Plan. Staff recommend for Council's consideration that the application proceed to an 

Opportunity for Public Comment. 

ALTERNATE MOTION 

That Council decline Development Permit with Variance Application No. 000542 for the 

properties located at 3020 Douglas Street and 584 Burnside Road East. 

Respectfully submitted, 

Leanne Taylor 

Senior Planner 

Development Services Division 

Andrea Hudson, Acting Director 

Sustainable Planning and Community 

Development Department 

Report accepted and recommended by the City Manager: 

Date: 
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Commercial Area_Schedu!e A Commercial Area_Schedule A 
Name | Area | Level | Name | Area | Level 

DAYCARE 
|DAYCARE i 5.39 m5 | LEVEL 1 RESTAURANT 
|DAYCARE 1659.09 m5 | LEVEL 2 RESTAURANT 1621.05 m5 ILEVEL 1 
DAYCARE 674.48 m5 RESTAURANT 621.05 m5 

OFFICE RETAIL 
I OFFICE 1928.7 m5 [LEVEL 1 | RETAIL 1139.86 m5 ILEVEL I 
| OFFICE |214.11 m5 | LEVEL 2 | RETAIL 1357.86 m5 ILEVEL 1 

Rental A Unil 49.35 m5 LEVEL 3 Renlal B Unil 47.99 m5 LEVEL 5 
Renlal A Unil 41.46 m5 LEVEL 3 Renlal B Unit 44.79 m5 LEVEL 5 
Renlal A Unil 42.82 m5 LEVEL 3 Renlal B Unil 54.19 m5 LEVEL 5 
Renlal B Unil 52.99 m5 LEVEL 3 denial B Unil 54.04 m5 LEVELS 
Renlal B Unit 68.34 m5 LEVEL 3 Cental B Unit 54.14 m5 LEVEL 5 
Renlal B Unil 44.79 m5 LEVEL 3 Renlal B Unit 54,09 m5 LEVEL 5 
Renlal B Unil 60.76 m5 LEVEL 3 Renlal B Unit 61.57 m5 LEVEL 5 
Renlal B Unil 61.57 m5 LEVEL 3 Renlal B Unit 60.78 m5 LEVEL 5 
Renlal B Unil 54.09 m5 LEVEL 3 LEVEL 5: 8 
Renlal B Unil 54.14 m5 LEVEL 3 
Renlal B Unil 54.04 m5 LEVEL 3 LEVEL 6 
Renlal B Unil 54.19 m5 LEVEL 3 j Renlal B Unil 44.89 m5 LEVEL 6 
LEVEL 3:12 [Rental B Unit 60.78 m5 LEVEL 6 

IRental B Unil 61.57 m5 LEVEL 6 
LEVEL 4 |Renlal B Unit 53.99 m5 LEVEL 6 
Renlal A Unil 49.43 m5 LEVEL 4 |Renlal B Unit 54.24 m5 LEVEL 6 
Renlal A Unil 4138 m5 LEVEL 4 [Rental B Unit 54.04 m5 LEVEL 6 
Rental A Unil 42.96 m5 LEVEL 4 |Renlal B Unit 54.19 m5 LEVEL 6 

LEVEL 6: 7 
Grand total: 47 

Renlal_Area_Larger than 70 m*m Rontal_Area_Larger lhan 70 m'm 
Name Area Level Name | Area | Level 

LEVEL 2 LEVELS 
Renlal B Unil 83.44 m5 LEVEL 2 1 Renlal B Unit 180.45 m5 LEVEL 5 
LEVEL 2:1 [Rental B Unil 83.44 m5 LEVEL 5 

LEVEL 3 
LEVEL 5: 2 

Renlal B Unil 80 45 m5 LEVEL 3 LEVEL 6 
Renlal B Unil 70.55 m5 LEVEL 3 1 Rental B Unil [80.45 m5 [LEVELS 
Renlal B Unil 83.44 m5 LEVEL 3 [Renlal B Unil 83.35 m5 ILEVEL 6 

Rental B Unil 183,35 m 
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Renlal A Unit 35.44 m5 LEVEL 2 
Renlal A Unit 32.91 m5 LEVEL 2 
Renlal A Unit 32.94 m5 LEVEL 2 
Renlal A Unit 32.94 m5 LEVEL 2 
Renlal A Unit 32.94 m5 LEVEL 2 
Renlal A Unit 132.94 m5 LEVEL 2 
Renlal A Unit 32.94 m5 LEVEL 2 
Renlal A Unit 34.97 m5 [LEVEL 2 
Renlal A Unil 29,99 m5 ILEVEL 2 
Renlal A Unit 32.87 m5 I LEVEL 2 
Renlal A Unit 32.87 m5 [LEVEL 2 
Renlal A Unit 32.78 m5 [LEVEL 2 
Renlal B Unil 32.57 m5 ILEVEL 2 
LEVEL 2: 13 

LEVEL 3 
Renlal A Unit 135.52 m5 [LEVEL 3 
Rental A Unit 32.92 m5 LEVEL 3 
Renlal A Unit 32.94 m5 LEVEL 3 
Renlal A Unil 32.85 m5 LEVEL 3 
Renlal A Unil 32.85 m5 ILEVEL 3 
Renlal A Unit 33.03 m5 ILEVEL 3 
Renlal A Unit 32.92 m5 'LEVEL 3 
Renlal A Unit 32.96 m5 [LEVEL 3 
Renlal A Unit .32.87 m5 LEVEL 3 
Renlal A Unit :32.79 m5 LEVEL 3 
Rental A Unit 32.78 m5 ILEVEL 3 
Rental A Unit 30.86 m5 ILEVEL 3 
Renlal B Unit 35.25 m5 [LEVEL 3 
Renlal B Unit 32.48 m5 LEVEL 3 
Renlal B Unil 32.57 m5 ILEVEL 3 
Renlal B Unit 32.39 m5 -EVEL3 
Renlal B Unit 32.57 m5 -EVEL 3 
Renlal 8 Unit 32 m5 -EVEL 3 
Renlal B Unil 34.29 m5 LEVEL 3 
Renlal B Unit 32.47 m5 1 LEVEL 3 
Renlal B Unit 32.49 m5 LEVEL 3 
RenlalB Unit 32.66 m5 LEVEL 3 
Renlal B Unil 32.52 m5 ILEVEL 3 
Renlal B Unil 32.55 m5 ILEVEL 3 
Renlal B Unit 39.63 m5 [LEVEL 3 
LEVEL 3: 25 

LEVEL 4 
Renlal A Unit 35.36 m5 LEVEL 4 
Renlal A Unil 32.99 m5 LEVEL 4 
Ronlal A Unit 32.94 m5 LEVEL 4 
Renlal A Unil 32,94 m5 LEVEL 4 
Renlal A Unit 32.94 m5 LEVEL 4 
Renlal A Unit 32.94 m5 LEVEL 4 
Renlal A Unit 32.93 m5 LEVEL 4 
Ronlal A Unil 32.96 m5 LEVEL 4 
Renlal A Unit 32.78 m5 LEVEL 4 
Renlal A Unit 32.88 m5 LEVEL 4 

30.77 m5 |LEVEL 5 
32.87 m5 'LEVEL 5 
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ATTACHMENT D 

TL HOUSING 
SOLUTIONS 

March 12, 2019 

MayorLisa Helps&Council 
City of Victoria 
1 Centennial Square Victoria BC 
V8W1P6 

RE: 3020 Douglas Street and 584 Burnside Road East 
Application for Rezoning and Concurrent Development Permit 

Dear Mayor Helps & Council: 

Victoria Cool Aid Society (Cool Aid), with TL Housing Solutions, is pleased to submit this application 
for the Rezoning and Development Permit approval for the above named property. Our proposal 
will see the creation of 153 units of affordable rental housing, in addition to 32,000 sf of 
commercial space, in a thoughtfully designed development that we have named Crosstown. 

We envision Crosstown as an exciting new mixed-use development designed to put community first. 
Combining affordable rental units for working families, seniors and singles with commercial uses 
including daycare services, office space, and dynamic service retail, the project's goal is to provide 
meaningful neighbourhood connections. Crosstown's mandate reflects that of Cool Aid's, to provide 
inclusive and welcoming spaces with community at heart. 

Appended to this letter you will find an accompanying Design Brief from the project's architect: Paul 
Hammond of Low Hammond Rowe Architects, which complements the project information below with 
an architectural design rationale. 

THE SITE 

The proposed development is located on the west side of Douglas Street, and occupies a rectangular lot 
that spans between two arterial roads, Douglas Street and Burnside Road East, and is 2.5 km north of 
Victoria's downtown core. The property to the north is a car dealership owned by the Jim Pattison Auto 
Group, and the property to the south is BCGEU's head office. The site (formerly the Tally Ho motel) is 
currently occupied by a single three-storey building that accommodates 52 units of supportive housing, 
and an attached two-storey building that includes a commercial kitchen, lounge, dining area, and a 

#101 - 749 Pandora Avenue, Victoria, BC, V8W .1N9 
Phone: (250) 383-1977 Fax: (250) 383-1639 CoolAid.org society@CoolAid.org 

Charitable Tax No. 12820 5069 RR000.1 
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banquet hall complex. The remainder of the site is comprised of a very large, underutilized surface parking 
lot with access from Burnside Road. 

The site is currently zoned T-l Limited Transient Accommodation zone with a Temporary Use Permit 
in place to allow the operation of 52 units of permanent housing with supports in the existing motel 
on site. The site falls under the Development Permit Area 7A and under the General Employment 
designation with Limited Residential permitted on the Burnside frontage. 

PHASED REDEVELOPMENT 

A phased redevelopment of the site is planned in order to accommodate the current housing 
operations at the Tally Ho. Under our plan, the current property, which extends from Burnside to 
Douglas, will be subdivided into two lots and developed in two phases - phase one fronting Burnside 
Road East, and phase two fronting Douglas Street. The application includes a blanket rezoning 
application to cover both phases of the property, and a complementary development permit 
application encompassing the first phase only. Meticulous thought has been given to ensuring 
connections between the two phases remains compatible, exemplified through the pedestrian and 
vehicular thoroughfares connecting Burnside Road with Douglas Street. The second phase of 
development, envisaged as a 6 storey commercial building complying both with the local community 
area plan and OCP requirements, is solely referenced in this application for rezoning purposes. 

The prospective developer of Phase 2 will be able to proceed with development when construction 
of Phase 1 is complete and the current tenants of the Tally Ho have moved to their new homes. 
There will be no displacement of the current tenants during construction. All 52 tenants at the Tally 
Ho will remain in their homes during the construction of Phase 1 and Cool Aid is well-equipped to 
continue providing housing and supports throughout this period. 

PHASE ONE PROPOSAL 

We are proposing a 6 storey building that includes ground floor commercial space, second floor daycare, 
office, and residential space, with 4 residential floors above and 2 levels of underground parking- all of 
which would encompass phase 1 of development for this property. A key feature is the large south facing 
plaza that will act as a medium for social interaction and gathering, and bring the multiple users of the site 
together with the community. The ground floor will be reserved mainly for commercial/retail use, 
including 4 live/work spaces in conjunction with one of the commercial retail units, as well as convenience 
retail-oriented commercial units fronting Burnside Road. The residential floors are accessed via two 
distinct lobbies with entrances located off the plaza. Phase 1 will be comprised of 153 affordable rental 
apartments and 32,000 sf of commercial space over 2 levels of underground parking. 

To ensure the viability of the project's commercial spaces, Cool Aid has sought advice from local 
commercial real estate leasing professionals, and has engaged a retail consultant to complete a 
thorough analysis of local retail potential for the property. Given input from these professionals, 
Cool Aid feels confident that the commercial space as presented is suitably sized and oriented given 
the project's scale and mixed-use intent. 

3020 Douglas/584 Burnside Rd E Proposal March 2019 
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COMMUNITY ENGAGEMENT 

Cool Aid has made a concerted and ongoing effort to engage with the surrounding neighbours and City 
Staff during the concept plan design process, including: 

February 10 Community Meeting to outline community's vision for the site 

February 17 Community Meeting to outline community's vision for the site 

April 19 Meeting with immediate neighbours to review concept plans 

May 5 Community Open House 

July 9 Presentation to Burnside Gorge Land Use Committee 

August 13 Burnside Gorge Community Association CALUC presentation 

Community engagement has been at the forefront of the design process for our proposal. Prior to 
beginning any design work, Cool Aid facilitated two working sessions with local neighbours to identify 
their vision for the redevelopment of the site. Our key design principles for the development were 
rooted in the feedback that we took from these meetings and included: 

• A community gathering space 
• A safe place for neighbours and residents 
• Pedestrian access through the site 
• Successful and robust commercial space, particularly fronting Burnside Road 

COMMUNITY AMENITIES 

Our commitment to achieving a shared vision with the community for this proposed development has 
been at the centre of our design intent and is a main driver for the commercial amenities that we seek 
to offer on site. Stemming from the community feedback we received, the following are project 
amenities that will contribute positively to the surrounding neighbourhood: 

• Accessible and safe public vehicle and pedestrian paths connecting Burnside Road East with Douglas 
Street 

• Dynamic service-oriented retail fronting Burnside Road East, which will animate the street frontage 
and provide convenient shops and services for tenants and neighbours 

• A south-facing public plaza with trees and added greenery, seating, and a children's play structure 
• A second-storey daycare with an anticipated 60 spaces, run by a local non-profit society and 

complete with a private outdoor play area 
• Affordable residential rental units, offered below market rate, and open to members of the 

neighbourhood and wider community through an income-test application 

3020 Douglas/584 Burnside Rd E Proposal March 2019 
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LIVE WORK UNITS 

Our proposal includes 4 live work units located on the ground floor of the building across from a 900 square 
foot commercial retail unit which fronts on to the plaza space. Cool Aid's intent in including these live-work 
spaces is to further develop an artist studio in the commercial space and an "Artist in Residence" program that 
would oversee programming in the art studio space. A similar program exists in Vancouver and is operated by 
the Vancouver Native Housing Society at Skwachays Lodge. The prospect of including this space within the 
Crosstown development provides a home base for our Cool Aid Arts Collective program which strives to 
provide low income artists with a space and an opportunity to create artwork and crafts which they can then 
sell at local markets and craft fairs. We look forward to working with the broader arts community in 
envisioning the framework and programming around the art studio space and an "Artist in Residence" 
program. 

HOUSING AFFORDABILITY 

Funding and financing for the development will be arranged through BC Housing and CMHC and as such 
all units will meet the affordability requirements as determined by these agencies. Additionally, Cool 
Aid is willing to enter into a Housing Agreement to protect these units as rental housing in perpetuity. 

The unit mix includes the following breakdown with anticipated household income ranges: 

Unit Type Household Income Range Unit Size Unit Count 
Studio $8,520-40,000 340-460 sf 106 units 

One bedroom $11,700 - 49,400 520-650 sf . 38 units 
Two bedroom $36,200 - 65,000 785 - 840 sf 9 units 

Three bedroom $52,000 - 78,400 900 - 940 sf 4 units 

BUILDING DESIGN 

The proposed development design has a strong relationship to the street level - the ground floor 
commercial is recessed back from the second storey to provide a human scale, and allow for shade and 
rain cover at the pedestrian level. The glazed commercial space fronting Burnside Road East provides a 
strong, vibrant street edge, while the trees and benches along the sidewalk provide a comfortably sized 
buffer to vehicular traffic. 14 surface parking stalls have been integrated into the landscape design along 
the site's southern frontage; these stalls will provide convenient access to the project's commercial 
spaces. 

The offices, daycare and affordable rental housing each have their own distinct entrances from the public 
plaza. The plaza space will be invigorated by various tenants, residents, customers of the commercial 
spaces, and neighbours accessing the space. The retail units have entries directly from Burnside Road, 
with the potential of a corner cafe that could have outdoor seating spill out onto the plaza. 

3020 Douglas/584 Burnside Rd E Proposal March 2019 
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A project goal has been to create a public open space within the development that is well used, with 
good sightlines and well lit, to ensure safety for the neighbourhood. The landscaping plans for the plaza 
will introduce much-needed natural elements to this urban site, which will create an area of respite for 
community gatherings and peaceful enjoyment. This includes a grove of urban trees, interesting public 
seating, and naturally integrated children's play equipment. 

In addition to the public plaza, roof top gardens have been created to allow for private outdoor gathering 
spaces for the various tenants of the development; the daycare and rental buildings each have their own 
distinct patios at level 2 and level 5. Care has been taken in the massing of the building to ensure access 
to daylight is a priority and shadowing is minimized. 

The building has been designed with CPTED principles in mind. The ground floor entrances have been 
carefully designed to provide uninterrupted sight lines across the plaza, and access through the site and 
to the plaza will be open and well lit. 

OCP AND LOCAL AREA PLAN 

Crosstown meets the policy objectives of the City's Official Community Plan and the recently adopted 
Burnside Gorge Neighbourhood Plan. Under the OCP, this site is designated as General Employment with 
Limited Residential, which supports low and mid-rise multi-unit buildings up to approximately six storeys. 

The Burnside Gorge Neighbourhood Plan has placed an emphasis on the neighbourhood's desire for 
housing diversity, including affordable housing options and family-oriented housing. This project delivers 
not only affordable housing (including 3-bedroom suites suitable for families), but also includes a 
significant family support service: an onsite daycare. 

A further goal of both the neighbourhood plan and the OCP has been to preserve and invigorate retail 
opportunities along Burnside Road. This proposal includes over 30,000 square feet of commercial space, 
including 3 commercial retail units fronting Burnside Road, which are envisioned as service-based retail 
businesses that will create activity along the street frontage. 

Both the neighbourhood plan and OCP emphasize this area's significance along major transportation 
routes. Bus stops along both Douglas Street and Burnside Road East are no further than 50 meters from 
the property, while the shops and services at Mayfair Mall are within a 5-minute walk of the site. This 
accessible transportation is complemented on the property as well by thoughtfully designed vehicle and 
pedestrian thoroughfares, as well as appropriate vehicle and bike parking for the project's mix of uses. 

3020 Douglas/584 Burnside Rd E Proposal March 2019 
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Vehicle Parking Requirements 

Our proposal will meet the parking requirements as outlined in the Schedule C parking bylaw, as 
summarized below: 

Vehicle Parking Breakdown 

Use Stalls Required (per Schedule C) Stalls Proposed 

Residential Units 49 55 

Residential Visitor 17 17 

Commercial Space 72 69 

Total 138 141 

In addition to the above vehicle parking requirements, the Schedule G bylaw also requires a 
combined Class 1 and Class 2 bike parking total of 204 stalls; this bike parking requirement is 
met in our proposed plans. 

Sustainable Features 

Crosstown will be targeting Step 3 of the BC Energy Step Code for all residential areas, and Step 2 for the 
commercial areas. These Energy Step Code targets, as required through BC Housing as a condition of 
funding, surpass those currently required by the City of Victoria. The energy efficiency of the building will 
be evaluated and modelled by a third-party energy modeller to ensure the Step Code criteria are met. 
Green building features will include: 

• High performance double-glazed windows 
• Significant exterior insulation and reductions to thermal bridging (and associated heat loss) 
• Highly efficient mechanical heating and cooling systems, including a heat recovery system 
• A central and walkable location with easy access to public transportation 

Sustainable features and environmental design considerations are documented in further detail in 
the attached Design Brief from Low Hammond Rowe Architects. 

CONCLUSION 

Greater Victoria, like many larger urban centres in BC, is experiencing a housing affordability and 
homelessness crisis. The redevelopment of 3020 Douglas/584 Burnside Rd is an opportunity for our 
community to positively contribute to solutions to our rental housing shortage, by creating 153 new 
affordable homes of superior quality, in addition to vibrant commercial amenities that will assist in 
bringing the visions of the Burnside Gorge Local Area Plan and Official Community Plan to life. 

3020 Douglas/584 Burnside Rd E Proposal March 2019 
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Crosstown has been planned with the overarching goal of creating opportunities for community 
connection wherever possible. This can be interpreted literally, through the site's connection between two 
arterials roads, but also more conceptually, through the merging of multiple uses (retail, residential, office, 
public service, etc.) across the property, which creates opportunities for individuals, families, and 
neighbours to connect. We are proud to present the Crosstown project for your consideration. 

Deanna Bhandar, 
Director, Real Estate Development 
Victoria Cool Aid Society 

cc: Kathy Stinson, CEO, Victoria Cool Aid Society 

Craig Lochhead, Vice President, TL Housing Solutions 

3020 Douglas/584 Surnside Rd E Proposal March 2019 
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ATTACHMENT E 

LOW 
HAMMOND 

ROWE 
ARCHITECTS 

29 November 2018 

Mayor and Council 

City of Victoria • 

Re: 584 Burnside Rd E I 3020 Douglas St 

Rezoning & Development Permit Application 

On behalf of our client, the Victoria Cool Aid Society (VCAS), we are pleased to submit 

this Rezoning and Development Permit application for 584 Burnside Road East and 

3020 Douglas Street. 

Our proposal is for a mixed-use six storey residential building fronting Burnside Road 

East. The project contains a mix of commercial spaces at level 1 and 2 and affordable 

rental housing above, at levels 2 to 6, with two levels of underground parking below. 

The current property, which extends from Burnside to Douglas, will be subdivided into 

two lots and developed in two phases - phase one fronting Burnside Road East and 

phase two fronting Douglas Street. The application includes a combined rezoning for 

both phase 1 & 2, and a DP submission for phase 1. 

The Site 

The site is located within the Douglas Corridor neighbourhood, south of the Toyota 

dealership and north of Douglas Centre. The context, at the east along Douglas, is 

predominantly commercial, and at the west, along Burnside, is mostly single family 

residential. The existing site houses a 3-storey transitional building - the Tally Ho 

Motel, at the east side, and a surface parking lot at the west side. The property is 

easily accessible to and from Victoria's downtown core, as well the Uptown node in 

Saanich. Its unique stance between arterial roads and between major destinations in 

the CRD has earned it the project name "Crosstown". 

Site Analysis and Design 

Our proposed design and massing has been formed by planning guidelines set out by 

the OCP and the Burnside Gorge Neighbourhood Plan, feedback from the neighbours, 

programmatic requirements from the client, and a response to the existing site 

context. 

Our site is located in an area of growth and change, with new developments expected 

in the foreseeable future; Mayfair Mall being the most recent development to undergo 

a change. The current local context is a mix of architectural styles defining car 

dealerships, modest office buildings, motels, multi-story retail & commercial 

buildings, as well as restaurants and detached houses. The architectural design 

LOW HAMMOND ROWE ARCHITECTS INC I 300-1590 CEDAR HILL CROSS ROAD VICTORIA BC V8P 2P5 I 250 472 8013 I ARCHITECTSI3LHRA.CA I LHRA.CA 
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vision for this development was to create something purposefully modern, with a 

strong urban presence that supports commercial viability, and connects individuals 

with their homes, their neighbours and their community. This vision is achieved 

through a diverse collection of building forms that define public, semi-private and 

private sun-filled landscapes, bringing spirit and vitality to the site. This exciting 

approach helps invigorate the Burnside/Douglas corridor and leads the charge to 

inspire future developments in the area. 

The organization of the site began with a desire to maximize space for pedestrians 

and meaningful green landscapes within the development, a much-needed feature in 

the neighbourhood. The orientation of the site relative to the sun path informed the 

design, with the primary outdoor spaces, pedestrian pathways, commercial & 

residential entrances and elevated outdoor spaces oriented towards the south. This 

allowed a shift of the access to the underground parking to the north of the site, 

adjacent to the blank wall of the existing neighbouring building. To improve the 

viability of the commercial spaces at the ground level, fourteen short-term surface 

parking stalls were added along the south side, integrated into the larger paving 

patterns to minimize visual impacts and extend the functionality of the plaza. Other 

site constraints and challenges that informed our design include the significant 7m 

grade differential between Burnside and Douglas St and the two adjacent buildings 

located on the property lines at the north and south sides of the site. 

Building Design 

The desire to create a vibrant and safe community-oriented plaza at the ground level 

helped shape the building form. Past the pedestrian entry at Burnside, the building 

opens up to allow for a larger gathering space within the development. The rental 

housing and commercial lobbies all spill out onto the tree-adorned plaza, connecting 

residents, cafe, work-live units, commercial tenants and daycare facilities. A series 

of private outdoorspaces are provided within the development: two residential rooftop 

patio spaces fat level 2 and level 5) and a daycare outdoor play-space at level 2. 

The architecture of the development is contemporary in its form, detail and 

materiality. Three architectural elements have been used to express the building 

design: the frame, the core and the gap. This concept has been used to create a 

finely-crafted composition of forms, materials and openings. The building is 

composed of three distinct yet unified parts: the street front, the connecting ribbon, 

and the mid-block. The higher density, L-shaped mid-block has been divided into two 

linear forms, each articulated with a gap reveal, and shift in plane & height. The 

assembly of these varying 'parts', distinct in height and orientation, purposefully 

respond to the scale of the immediate neighbours; provide for privacy, security and 

access to views and landscapes; and enhance the skyline articulation of the 

development, reducing the perceived mass of the building. 
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The facades introduce some playful movement in the window placements, shifting 

slightly from floor-to-floor, creating a tapestry of light and colour within an underlying 

rhythmic order. Some windows are recessed within inverted bays, typically angled to 

one side, biased to the orientation of the sun to maximize access to morning daylight, 

shade from lower western sun or add privacy between adjacent suites. Deeper 

recesses in the facade contain juliette balconies, marking the scale of residential 

units and providing improved access to fresh air and views. 

Materials 

The material palette further reinforces the notion of the three architectural elements: 

The 'frames' are white fibre cement panels, with the 'core' as a warm wood-like 

material and the 'gaps' as charcoal fibre cement or metal panel. The placement of 

materials contributes to reducing the perceived mass of the building: the warm 

material along Burnside is limited to three stories, nestled between the glazed 

commercial ground floor, and the upper storey is recessed and clad in grey metal 

panel. A glazed lobby screened with greenery extends the full height of the street 

block facing the plaza, accentuated with a connecting roof form that represents an 

urban scale gesture signifying the mixed-use component of this development within 

the community. 

Height 

The OCP & BGNP have designated a height of 6 stories for the site. However, in 

response to the single-family homes across the street along Burnside Road East, we 

limited the height of the 'street block' to five stories at this frontage. Furthermore, 

the fifth floor is set back, to reduce the apparent mass of the building along this 

frontage. The 'connecting ribbon' is four storeys in height with an upper common 

room on the fifth floor, stepped back to promote access to daylight and provide 

exterior residential amenity space. The eastern 'mid-block' rises up to six stories in 

the center of the site to achieve the allowable density for the development. 

Due to the sloping site, the underground parking is exposed above grade only at the 

far eastern side of phase 1 and level with the ground floor of the phase 2 development. 

We envision a green wall and a landscape buffer at the west side of Phase 2 to animate 

the wall of the parkade. 

CPTED (Crime Prevention Through Environmental Design): 

Safety has been at the forefront of our design concerns throughout the development 

of the project. Our goal has always been to create open spaces that are generous, 

well-lit and comfortable for safe passage, with overlook from residential suites. The 

trees at the plaza will be pruned to have a high canopy to help maintain clear visibility 

throughout the public space. The various uses within the development also help to 

increase safety: retail and commercial space tenants and patrons, daycare users, 
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and residents will be travelling through the plaza at various times throughout the day, 

all of whom will increase the amount and frequency of "eyes on the street". The phase 

2 development will accommodate an accessible pedestrian through-connection to 

Douglas Street. 

Sustainable Features 

To align with the funding requirements of BC Housing, our design will meet the BC 

Energy Code Step 3 (for part 3 buildings) in all residential areas, and BC Energy Code 

Step 2 for all non-residential (commercial) areas. Full-building energy modelling will 

be conducted by a third-party energy modelling consultant to ensure the building's 

energy efficient systems work in tandem to achieve the Step Code requirements. 

These sustainable features will include: 

• Exterior insulation and reduction in thermal bridging 

• High performance double-glazed window system 

• High efficiency mechanical heating and cooling systems, including heat 

recovery technologies 

• Energy Star appliances and low-flow fixtures 

• A green plaza with on-site, slow release storm water retention 

• A central, walkable location - within close access to public transportation 

• Increasing housing affordability 

• Increasing density 

Parking 

The development exceeds the requirements for car parking and meets the 

requirements for bicycle storage as outlined in the City of Victoria Schedule C 

document. We have provided 141 car stalls (135 required) and 204 bike stalls (186 

class 1 and 18 class 2). 14 are located at the plaza level at the south of the site for 

the convenience of visitors accessing the commercial spaces. 

To ensure the viability of the commercial spaces, a commercial loading bay has been 

provided at the north west of the site, accessed from Burnside Rd E or Douglas St. 

This loading bay will serve the commercial retail units fronting Burnside Road, as well 

as the commercial office space located mid-building on the ground floor. We envision 

a separate loading bay for the future second phase of development (fronting Douglas 

Street) will be accommodated when design of the second phase begins (Phase 2 

design is not included as part of this DP application). 

Garbage and recycling for all residential and commercial uses have been located in 

the underground parkade, which can be accessed from either Burnside Rd E or 

Douglas St. The parkade height has been appropriately sized to ensure garbage and 

recycling removal vehicles can access the parkade thru-road. 
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Conclusion 

We believe that this proposal's design represents an exciting and appropriate, 

response to City of Victoria's planning objectives for the Douglas Corridor and the 

Burnside neighbourhood, as outlined in both the Official Community Plan and the 

Burnside Gorge Community Plan. It serves as a becoming and attractive transition 

and buffer from the vast expanse of paving and commercial spaces to the north and 

east, and the quiet single-family neighbourhood to the west. It makes an important 

contribution to housing diversity and affordability in the municipality, located in an 

area that is well able to sustain it. It also introduces some much needed green space 

to the neighbourhood, which will be open for the greater public to enjoy alongside 

residents and patrons of the development. 

We feel the project's strengths, as outlined above, will be valued by Staff and Council 

when giving this application your thoughtful consideration. We look forward to 

continuing to work with Council, Committees, and Staff to ensure that the project is 

supportable and a benefit to the community. 

Sincerely, 

Low Hammond Rowe Architects Inc 

Paul Hammond, Architect AIBC, MRAIC, CPHD 

Principal 
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August 14, 2018 

Mayor & Council 

#1 Centennial Square 

Victoria, BC 

Dear Mayor and Council: 

CALUC Community Meeting for Rezoning Application for 3020 Douglas 

Street 

On August 13th , 2018, the Burnside Gorge Land Use Committee (BGLUC) hosted 

a CALUC community meeting that was advertised to discuss a proposal to rezone 

3020 Douglas Street from T-1 Limited Transient Accommodation to Site Specific 

Commercial / residential zoning. Proposed name to be Crosstown. 

Deanna Bhandar of Cool Aid, and representatives of Low Hammond Rowe 

Architecture, Townline Housing, and Murdoch deGreeff Landcape, jointly 

presented. 

The proposal is for Phase One of the redevelopment of the Tally Ho site to a 

mixed use development with commercial / office space on the ground and second 

levels and 162 affordable rental housing units for seniors, families, and low income 

singles over six levels. The portion facing Burnside Road consists of a 5 storey 

building of ground level commercial and of 52 supportive housing units on 4 

stories. Adjoining this is a six storey building of commercial on the first and second 

level with 110 affordable residential rental units on 4 levels above. The FSR 

consists of a commercial of 0.56:1 and a residential of 1.5:1 of residential. 

The proposal also includes a large south facing treed plaza space, and a proposed 

segregated day care space, and two levels of underground parking for 110 

vehicles and surface parking for 8 vehicles. 

Comments and questions from the attendees focused on the following: 

• Q. Can the daycare overlook the supportive housing open space. Ans. No 

• Q. Why is the supportive housing separated from other rental space. Ans. It 

would be too difficult to monitor / oversight and supply support services if 

distributed throughout the complex. 

• Q. Could the overhang of upper levels along Burnside cause loitering in 

poor weather. Ans. With businesses on main level and monitoring by Cool 

Aid this problem is unlikely. 

• The walkway with steps along south side of project has no handicapped 

access ability shown. Proponent commented this will be reviewed. 
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• Q. Why is the commercial portion not greater in relation to residential. Ans. 

Market research has indicated there is limited demand for office space and 

some commercial uses at his location. In addition the proponent desired 

more open space/ plaza at ground level. 

• Residents comment that a pharmacy was not desired at this location. Day 

care was welcomed. 

• Concern that there would be no control over development in Phase 2. Ans. 

Both city planning and Cool Aid as owner could set parameters for 

development. 

Vote: As per the process of a BGCA rezoning community meeting, there was a 

straw poll held. There were 6 votes in favour, 3 Votes opposed, and 6 abstentions. 

Respectfully, 

Avery Stetski 

Land Use Committee Chair 

Burnside Gorge Community Association 

cc: Sustainable Planning and Community Development Department 

Cool Aid Society 



ATTACHMENT G 

C I T Y  O F  

VICTORIA 

Advisory Design Panel Report 
For the Meeting of April 24, 2019 

To: Advisory Design Panel 

From: Leanne Taylor, Senior Planner 

Date: April 17, 2019 

Subject: Development Permit Application No. 000542 for 3020 Douglas Street and 

584 Burnside Road East 

EXECUTIVE SUMMARY 

The Advisory Design Panel (ADP) is requested to review a Development Permit Application for 

3020 Douglas Street and 584 Burnside Road East and provide advice to Council. 

The proposal is for a six-storey, mixed-use development consisting of residential and 

commercial uses and requires a Rezoning and Development Permit Application. The proposal 

is consistent with the key policies related to use and density outlined in the Official Community 
Plan (2012) and the Burnside Gorge Neighbourhood Plan (2017) for the subject properties. 

Staff are looking for commentary from the Advisory Design Panel with regard to the application 

of building materials. 

The Options section of this report provides guidance on possible recommendations that the 

Panel may make, or use as a basis to modify, in providing advice on this application. 

BACKGROUND 

Applicant: 

Architect: 

Development Permit Area: 

Heritage Status: 

Ms. Deanna Bhandar 

Victoria Cool Aid Society 

Mr. Paul Hammond, MAIBC 

Low Hammond Rowe Architects 

Development Permit Area 7A: Corridors - Burnside Road 

N/A 

Description of Proposal 

The proposal is for a six-storey, mixed-use development consisting of commercial and 

residential uses. The development has a proposed floor space ratio (FSR) of 2.02:1 FSR. 

Advisory Design Panel Report 
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The proposal includes the following major design components: 

• mid-rise building form consisting of contemporary architectural features including a flat 

roofline and contemporary-style windows and materials 

• glazed commercial ground floor 

• three distinct building sections including a five-storey street front and connecting ribbon 

and a six-storey, L-shaped mid-block 

• recessed windows with inverted bays, typically angled to one side 

• juliet balconies on windows with deeper recesses in the fagade 

• exterior building materials consisting of cementitious panel, vertical metal panel with 

wood print, metal cladding, vinyl windows or curtain wall glazing 

• large community-oriented south-facing plaza 

• residential and commercial lobbies spill out onto the tree-adorned plaza, connecting 

residents, the cafe, work-live units, commercial tenants and daycare facilities 

• two residential rooftop patio spaces (at levels two and five) and a daycare outdoor play 

space at level two 

• children's play structures in plaza and on rooftop patios 

• large outdoor patio spaces for the live-work units 

• a public pedestrian pathway linking Burnside Road East and Douglas Street 

• 56 new trees planted on-site 

• a large rain garden to gather runoff from the roof of building 

• 14 surface parking spaces that blend in with the common plaza area 

• two levels of underground parking for all commercial and residential uses 

• driveway to the underground parkade on the north side of the building, accessed from 

Douglas Street or Burnside Road East 

• loading bay on the north side of the building. 

The following data table compares the proposal with the existing C-1 Zone, Limited Commercial 

District. An asterisk is used to identify where the proposal is less stringent than the existing 

zone. 

Zoning Criteria Proposal Zone Standard 

Site area (m2) - minimum 5752.60 n/a 

Density (Floor Space Ratio) -

maximum 

2.02:1 (residential density 

is 1.5:1)* 
1.40:1 

Total floor area (m2) - maximum 11,632* 8053.64 

Height (m) - maximum 
22.74 * - top of roof 

24.24 * - top of parapet 
12 

Storeys - maximum 6 n/a 

Site coverage (%) - maximum 69.97 n/a 

Open site space (%) - minimum 10.77 n/a 
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Zoning Criteria Proposal Zone Standard 

Setbacks (m) - minimum 

Front (Burnside Road East) 3.95* 6 

Rear (E) 
4.21 * - building 

0 - parkade 
12.12 

Side (N) 0 0 

Side (S) 3.50 0 

Vehicle parking - minimum 

Residential 52 49 

Commercial 77 76 

Visitor vehicle parking included in 

the overall units - minimum 
15 15 

Bicycle parking stalls - minimum 

Long-term 186 179 

Short-term 30 29 

Sustainability Features 

The following sustainability features are associated with this application: 

• Step 3 of the BC Energy Step Code 

• exterior insulation and reduction in thermal bridging 

• high performance double-glazed window system 

• high efficiency mechanical heating and cooling systems, including heat recovery 

technologies 

• energy star appliances and low-flow fixtures 

• a green plaza with on-site, slow release storm water retention. 

Consistency with Policies and Design Guidelines 

Official Community Plan 

The Official Community Plan (OCP, 2012) Urban Place Designation for the subject property is 

General Employment with limited residential, which supports mixed-use buildings up to 

approximately five storeys and a density of up to approximately 2.5:1 FSR of which the 

residential density may not exceed a density of 1.5:1 FSR. The OCP supports residential uses 

on upper floors where commercial or light industrial uses comprise the ground floor. The 

Advisory Design Panel Report 

Development Permit Application No. 000542 for 3020 Douglas Street and 

584 Burnside Road East 

April 17, 2019 

Page 3 of 5 



applicant is proposing five storeys for the street front and connecting ribbon portions of the 

building, and increasing the number of storeys to six for the mid-block portion. The proposed 

residential density is 1.5:1 FSR and the residential uses are limited to the upper storeys, except 

for five work-live units being proposed on the ground level within the mid-block portion of the 

building at the rear of the site. 

The OCP also identifies the subject properties in Development Permit Area 7A: Corridors -

Burnside Road. The objectives of this DPA encourage the revitalization of corridors with 

commercial uses through high quality architecture, landscape and urban design to enhance 

their appearance, achieve coherent design along corridors, strengthen commercial viability and 

encourage pedestrian use. The DPA area also encourages new development to be compatible 

with adjacent and nearby lower-density residential neighbourhoods through human-scaled 

urban design and a sensitive transition in building form and place character. For comparison, 

the neighbouring properties to the south presently occupied by single family dwellings are 

designated Urban Residential in the OCP, which supports multi-unit residential and mixed-use 

buildings up to six storeys and densities up to approximately 2:1 FSR. 

Burnside Gorge Neighbourhood Plan 

The Burnside Gorge Neighbourhood Plan (2017) also designates the subject properties General 

Employment with limited residential, which supports building up to six storeys that contain light 

industrial or commercial uses on the ground floor and commercial or residential on upper floors. 

The Plan also supports a density of up to approximately 2.5:1 FSR, of which the residential 

density should not exceed 1.5:1 FSR. For lots that front onto both Burnside Road and Douglas 

Street, the Plan supports residential uses at grade if a significant employment component is 

included in part of the lot along Douglas Street, which is designated as General Employment. 

Even though this development application does not include the front portion of the site (Phase 

2), the future vision for the site is to construct a commercial building. 

Design Guidelines for Development Permit Area 3 (HO: Core Mixed-Use Residential 

• Design Guidelines for: Multi-Unit Residential, Commercial and Industrial (2012) 

• Revitalization Guidelines for Corridors, Villages and Town Centres (2017) 

• Guidelines for Fences, Gates and Shutters (2010) 

• Advisory Design Guidelines for Buildings, Signs and Awnings (2006) 

ISSUES AND ANALYSIS 

The following section identify and provide a brief analysis of the areas where the Panel is 

requested to provide commentary. 

Application of Building Materials 

The applicant is proposing a mix of materials to accentuate different aspects of the building. 

Along the base of street front portion of the building, cementitious panels are proposed. The 

"frames" are white cementitious panel, with the "core" as a vertical metal panel with wood print 

and the "gaps" as charcoal cementitious panel. Staff would like the ADP's input on the exterior 

finishes and feedback on the application of building materials on the entire building. 
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OPTIONS 

The following are three potential options that the Panel may consider using or modifying in 

formulating a recommendation to Council: 

Option One 

That the Advisory Design Panel recommend to Council that Development Permit Application 

No. 000542 for 3020 Douglas Street and 584 Burnside Road East be approved as presented. 

Option Two 

That the Advisory Design Panel recommend to Council that Development Permit Application 

No. 000542 for 3020 Douglas Street and 584 Burnside Road East be approved with the 

following changes: 

• as listed by the ADP 

Option Three 

That the Advisory Design Panel recommend to Council that Development Permit Application 

No. 000542 for 3020 Douglas Street and 584 Burnside Road East does not sufficiently meet 

the applicable design guidelines and polices and should be declined (and that the key areas 

that should be revised include:) 

• as listed by the ADP, if there is further advice on how the application could be 

improved. 

ATTACHMENTS 

• Subject Map 

• Aerial Map 

• Plans date stamped March 12, 2019 

• Applicant's letters dated November 29, 2018 and March 12, 2019. 

cc: Deanna Bhandar, Victoria Cool Aid Society; Paul Hammond, Low Hammond Rowe 

Architects. 
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ATTACHMENT H 

4.2 Development Permit Application No. 000542 for 3020 Douglas Street and 584 

Burnside Road East 

The City is considering a Rezoning and Development Permit Application to construct a six-

storey, mixed-use development consisting of residential and commercial uses. 

Applicant meeting attendees: 

PAUL HAMMOND LOW HAMMOND ROWE ARCHITECTS 

DEANNA BHANDAR VICTORIA COOL AID SOCIETY 

SCOTT MURDOCH MURDOCH DE GREEFF LANDSCAPE ARCHITECTS 

Leanne Taylor provided the Panel with a brief introduction of the application and the areas 

that Council is seeking advice on, including the following: 

• the massing and interface with nearby properties 

• the entryway and ground level relationship to the street: 

• the fagade articulation and materials. 

Paul Hammond provided the Panel with a detailed presentation of the site and context of 

the proposal, Deanna Bhandar provided a background on the Victoria Cool Aid Society, 

and Scott Murdoch provided details of the proposed landscape plan. 

The Panel asked the following questions of clarification: 

• are there renderings that illustrate the northern elevation from Douglas Street, and 

how the change in grade towards Burnside Road East is achieved? 

o a rendering from the corner of Finlayson and Douglas Street was shown to 
the Panel ' '> x 

o the two buildings have different floor to floor heights in order to be perceived 

as the same height 

• will the proposed building fronting Douglas Street be completed in Phase 2? 

o yes, this building will also be six storeys 

• were balconies considered for the units along Burnside Road East? 

o Cool Aid has made the decision to not have balconies on its projects for 

programming reasons 

o Juliet balconies are proposed for the larger 1, 2 or 3 bedroom units, and the 

studio units have operable windows 

• will the public right-of-way from Douglas Street to Burnside Road East be secured 

in Phase 1 or Phase 2 of the project? 

o Leanne Taylor clarified that there would be a blanket easement as a part of 

the Rezoning Application to secure the provision of the right-of-way; this 

would allow for the alignment to change slightly and be fully secured at the 

Development Permit stage 

• is there a possibility for a ramp across this right-of-way, or are stairs required due 

to the change in grade? 

o a ramp is not possible at this location, so a publicly accessible escalator is 

proposed 

o it is also proposed to have two storeys closer to the street level, with the 

majority of the building massing stepped back to avoid a 'canyon' at this 

location 

• what are the proposed plantings at the south side? 

o Red maples for the larger trees, with smaller columnar trees between 
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• given that the deciduous trees in the plaza will be bare in the winter months, were 

further features considered, such as trellises or a green strip, to further define the 

plaza edge? 

o this can be considered 

• what is proposed for the large white windowsill on the southern portion of the 

building long Burnside Road East? 

o the metal sill will be raised and sloped, with a gutter and concealed 

rainwater leader 

o the design defines this edge and builds on the building form 

o an earlier iteration envisioned a planter at this location, but the viability of 

plants was problematic 

o fritted or patterned glass is being considered to reduce the sunlight into the 

stairwell 

• what is proposed for the roof next to the fifth floor units along Burnside Road East? 

o a roof is proposed at this location, which will provide a better transition to 

the single-family dwellings across the street 

• how are the materials assembled; what is proposed for the joints? 

o the joints are shown in some plans, but are not included in the renderings 

because the joints come out far darker in renderings than they will be in 

reality ' ''SPA, ^ 

o the joints and fasteners will be painted the same colour as the panels, so 

that from a distance the reveals blend in and there are only hairline joints 

• what material is proposed for the white panels? 

o a metal hardie panel system will be used, which will be a similar product to 

a longboard. 

Panel members discussed: • . • 

• appreciation for the thought process provided 

• appreciation for the inclusion of a rain garden 

• the proposal as elegantly executed, and a good combination of simplicity with 

expression ;; 

• appreciation for the process and level of community engagement 

• understanding for the cost efficiency of hardie panel. 

Motion: 

It was moved by Sorin Birliga, seconded by Stefan Schulson, that the Advisory Design 

Panel recommend to Council that Development Permit Application No. 000542 for 3020 

Douglas Street and 584 Burnside Road East be approved as presented. 

Carried Unanimously 

Advisory Design Panel Minutes 
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ATTACHMENT I 

PUBLIC AND STATUTORY HEARINGS 

3. Temporary Use Permit Application No. 00003 for 3020 Douglas Street 

1. Opportunity for Public Comment 

Temporary Use Permit No, 00003 

The Council of the City of Victoria will consider issuing a Temporary use Permit for the land 

known as 3020 Douglas Street, in Development Permit Area 16: General Form and Character, 

for purposes of temporarily changing the use of the existing building from motel to transitional 

housing. 

Legal description of the land: 

Lot A, Section 4, Victoria District, Plan 14497 

Charlotte Wain (Senior Planner): Advised that the application is to temporarily change the use 
from a motel to 52 transitional housing units. 

Mayor Helps opened the opportunity for public comment at 10:44 p.m. 

Kathv Stinson (Cool Aid): Provided information regarding the application, the organization, the 

staffing model, the consultation that has been undertaken, and how neighbourhood concerns 

will be addressed. 

Motion to extend meeting: 

It was moved by Councillor Isitt, seconded by Councillor Loveday, that the meeting be extended until 1:00 

a.m. 

On the motion to extend the meeting: 

Carried Unanimously 

Council discussed the following: 
• That the building will be managed similarly to other supportive housing managed by Cool Aid. 
• Policies relating to the monitoring of guests in supportive housing. 

Beverley Bowes (Manchester Road): Expressed concerns relating to the application due to the 

high number of shelter beds and supportive housing sites within the neighbourhood. 

Sherry Arlt (Manchester Road): Expressed concerns relating to the application due to the high 

number of shelter beds and supportive housing sites within the neighbourhood. 

Diana Van Heerden (Manchester Road): Expressed concerns relating to the application due 

to the lack of communication of the future development of the site. 

Janet Husec (Cook Street): Expressed support for the application due to the supportability of 

providing supportive housing. 

Jan Siqurdsson (Cormorant Street): Expressed support for the application due to the 

supportability of providing the temporary supportive housing. 

Paul Sorensen (Burnside Road East): Expressed safety concerns relating to the application 

due to the high number of shelter beds and supportive housing sites within the neighbourhood. 

Marco Taccarelli (Manchester Road): Expressed safety concerns relating to the application due 

to the high number of shelter beds and supportive housing sites within the neighbourhood. 



Josie Carter (Douglas Street): Expressed concerns relating to the application due to the human 

waste, litter, and graffiti that has been left near the building due to the high number of shelter 

beds and supportive housing sites within the neighbourhood. 

Vicky Jackson (Gorge Road East): Expressed concerns relating to the application due to the 

high number of shelter beds and supportive housing sites within the neighbourhood. 

Michelle Peterson (Arnold Street): Expressed concerns relating to the application due to the 

high number of shelter beds and supportive housing sites within the neighbourhood. 

Avery Stetski (President of Burnside Gorge Community Association): Expressed concerns 

relating to the application due to the high number of shelter beds and supportive housing sites 

within the neighbourhood and the inconsistency with the Official Community Plan and 

neighbourhood plan. 

Nigel Fletcher (Manchester Road): Expressed concerns relating to the application due to the 

high number of shelter beds and supportive housing sites within the neighbourhood. 

Silvio Barbon (Burnside Road East): Expressed safety concerns relating to the application due 

to the high number of shelter beds and supportive housing sites within the neighbourhood. 

Amhr Bhandar (Burnside Road East): Expressed safety concerns relating to the application 

due to the high number of shelter beds and supportive housing sites within the neighbourhood. 

Bruce McDonnell (Burnside Road East): Expressed concerns relating to the application due to 

the high number of shelter beds and supportive housing sites within the neighbourhood. 

Troy Latimer (Manchester Road): Expressed safety concerns relating to the application due to 

the high number of shelter beds and supportive housing sites within the neighbourhood. 

Betty Young (Maddock Avenue East): Expressed concerns relating to the application due to 

the high number of shelter beds and supportive housing sites within the neighbourhood. 

Aaron Arnstein (Dunedin Street): Expressed concerns relating to the application due to the high 

number of shelter beds and supportive housing sites within the neighbourhood. 

Joanne Peake (Sumas Street): Expressed safety concerns relating to the application due to 

the high number of shelter beds and supportive housing sites within the neighbourhood. 

Scott Daley (Sweet Avenue): Expressed support for the application due to the supportability of 

providing the temporary supportive housing. 

Michael Pinskv (Rock Bay Avenue): Expressed safety concerns relating to the application due 

to the high number of shelter beds and supportive housing sites within the neighbourhood and 

how it is affecting their business. 

Ted Weatherly (Douglas Street): Expressed concerns relating to the application due to the high 

number of shelter beds and supportive housing sites within the neighbourhood and how it is 

affecting their business. 

Paula Wareham (Washington Avenue): Expressed safety concerns relating to the application 

due to the high number of shelter beds and supportive housing sites within the neighbourhood. 

Dean Stronqitharm (Courtney Street): Expressed support for the application in relation to his 

work with the organization. 



Jeff Nelson (Gorge Road East): Expressed concerns relating to the application due to the high 

number of shelter beds and supportive housing sites within the neighbourhood. 

Adrian Shewchuk (Albany Street); Expressed concerns relating to the application due to the 

high number of shelter beds and supportive housing sites within the neighbourhood. 

Tracev James (Dunedin Street): Expressed concerns relating to the application due to the high 

number of shelter beds and supportive housing sites within the neighbourhood. 

Council discussed the following: 
• How the proposed neighbourhood plan envisions this area of the neighbourhood. 
• Whether further conditions could be added to the permit approval. 
• The difference between this proposed supportive housing model and the shelter bed models 

currently in the neighbourhood. 

Mayor Helps closed the public hearing at 12:31 a.m. 

2. Temporary Use Permit Approval 

Motion: 

It was moved by Councillor Isitt, seconded by Mayor Helps, that Council authorize the issuance 

of Temporary Use Permit Application No. 00003 for 3020 Douglas Street and 540 Burnside 

Road East, in accordance with: 

1. Plans date stamped August 24, 2017. 

2. Development meeting all Zoning Regulation Bylaw requirements. 

3. Registration of a Section 219 Covenant on title to the satisfaction of staff to secure the 

following minimum criteria with respect to transitional housing on the subject property: 

• 24/7 staffing model and ancillary supports, including two trained resident support 

workers onsite at all times and one full-time supervisor during the week; 

• at least one staff member patrolling around the entire perimeter of the building to 

inspect the property daily and attend to the removal of any rubbish or debris or graffiti; 

and 

• residents provided with access to health care and counselling support services. 

4. The applicant providing a landscape cost estimate for the entire cost of the onsite 

landscaping in accordance with the Landscape Plan prepared by LADR Landscape 

Architects dated August 17, 2017 and a landscape security deposit in the amount of 120% 

of the Landscape Cost Estimate is payable to the City prior to the issuance of any building 

permits. 

5. The Temporary Use Permit lapsing three years from the date of this resolution. 

6. That the applicant hold a Community Association Land Use Committee meeting before 

proceeding to Public Hearing. 

7. Direct staff to work with the applicant to provide more appropriate bicycle parking for 

residents. 

8. That staff will monitor all ingress and egress. 

9. And will primarily house those already in supportive housing facilities, who have favourably 

responded to and are willing to accept the restrictions, policies, and procedures for the 

building. 

Amendment: 

It was moved by Councillor Isitt, seconded by Councillor Alto, that the motion be amended as 

follows: 

10. Subject to the conditions outlined in the letter from the Burnside Gorge Community 

Association dated November 22, 2017: 

1. The TUP is limited to a maximum of three years without extension. 



2. The planning and design of the redevelopment is done in consultation with 

community and fully adheres to the new Burnside Gorge Local Area Plan zoning. 

3. Within six months of issuance of the TUP, Cool Aid will have a schedule of 

project redevelopment detailing how the rezoning will be successfully 

completed and project construction substantially started by the end of the TUP 

three-year time period. This will include Cool Aid's plans for relocation of the 

residents to the new facility without need for temporary facilities or a TUP 

extension. 

4. Within six months of issuance of the TUP, and with community consultation, 

Cool Aid will have a monitoring and management plan in place for mitigating 

impacts to the community. 

5. The operating agreements for the facility must include contractual obligations 

that hold the service provider responsible for mitigation of community impacts. 

On the amendment: 

Carried Unanimously 

Council discussed the following: 
• The need for supportive housing in the City of Victoria. 
• Consideration of other models run by Cool Aid Society. 

Amendment: 

It was moved by Mayor Helps, seconded by Councillor Isitt, that the motion be amended as 

follows: 

10. Subject to the conditions outlined in the letter from the Burnside Gorge Community 

Association dated November 22, 2017: 

1. The TUP is limited to a maximum of three years without extension. 

2. Direct the applicant to undertake Tbe planning and design of the redevelopment is 

done in consultation with community and fully adheres to the new Burnside Gorge 

Local Area Plan zoning. 

3. Direct the applicant that within six months of issuance of the TUP, Cool Aid will have 

a schedule of project redevelopment detailing how the rezoning will be successfully 

completed and project construction substantially started by the end of the TUP three-

year time period. This will include Cool Aid's plans for relocation of the residents to the 

new facility without need for temporary facilities or a TUP extension. 

4. Within six months of issuance of the TUP, and with community consultation, Cool Aid 

will have a monitoring and management plan in place for mitigating impacts to the 

community. 

5. The operating agreements for the facility must include contractual obligations that hold 

the service provider responsible for mitigation of community impacts. 

On the amendment: 

Carried Unanimously 

Amendment: 

It was moved by Mayor Helps, seconded by Councillor Isitt, that the motion be amended as 

follows: 

10. Subject to the conditions outlined in the letter from the Burnside Gorge Community 

Association dated November 22, 2017: 

1. Direct staff to work with the applicant to secure as part of the Section 219 

Covenant, a commitment not to apply for a renewal of a TUP The TUP is limited 

to a maximum of three years without extension. 

2. Direct the applicant to undertake planning and design of the redevelopment is done in 

consultation with community and fully adheres to the new Burnside Gorge Local Area 

Plan zoning. 



3. Direct the applicant that within six months of issuance of the TUP, Cool Aid will have a 

schedule of project redevelopment detailing how the rezoning will be successfully 

completed and project construction substantially started by the end of the TUP three-

year time period. This will include Cool Aid's plans for relocation of the residents to the 

new facility without need for temporary facilities or a TUP extension. 

4. Within six months of issuance of the TUP, and with community consultation, Cool Aid 

will have a monitoring and management plan in place for mitigating impacts to the 

community. 

5. The operating agreements for the facility must include contractual obligations that hold 

the service provider responsible for mitigation of community impacts. 

On the amendment: 

Carried Unanimously 

Council discussed the following: 
• Whether the provisions will make the transitional housing a better fit for the community. 

Motion to extend meeting: 

It was moved by Councillor Thornton-Joe, seconded by Councillor Isitt, that the meeting be extended until 

2:30 a.m. 

On the motion to extend the meeting: 

Carried Unanimously 

Council discussed the following: 
• That transitional housing should be less impactful on the neighbourhood than a shelter. 

Main motion as amended: 

That Council authorize the issuance of Temporary Use Permit Application No. 00003 for 3020 

Douglas Street and 540 Burnside Road East, in accordance with: 

1. Plans date stamped August 24, 2017. 

2. Development meeting all Zoning Regulation Bylaw requirements. 

3. Registration of a Section 219 Covenant on title to the satisfaction of staff to secure the 

following minimum criteria with respect to transitional housing on the subject property: 

• 24/7 staffing model and ancillary supports, including two trained resident support 

workers onsite at all times and one full-time supervisor during the week; 

• at least one staff member patrolling around the entire perimeter of the building to 

inspect the property daily and attend to the removal of any rubbish or debris or graffiti; 

and 

• residents provided with access to health care and counselling support services. 

4. The applicant providing a landscape cost estimate for the entire cost of the onsite 

landscaping in accordance with the Landscape Plan prepared by LADR Landscape 

Architects dated August 17, 2017 and a landscape security deposit in the amount of 120% 

of the Landscape Cost Estimate is payable to the City prior to the issuance of any building 

permits. 

5. The Temporary Use Permit lapsing three years from the date of this resolution. 

6. That the applicant hold a Community Association Land Use Committee meeting before 

proceeding to Public Hearing. 

7. Direct staff to work with the applicant to provide more appropriate bicycle parking for 

residents. 

8. That staff will monitor all ingress and egress. 

9. And will primarily house those already in supportive housing facilities, who have favourably 

responded to and are willing to accept the restrictions, policies, and procedures for the 

building. 



10. Subject to the conditions outlined in the letter from the Burnside Gorge Community 

Association dated November 22, 2017: 

1. Direct staff to work with the applicant to secure as part of the Section 219 Covenant, a 

commitment not to apply for a renewal of a TUP. 

2. Direct the applicant to undertake planning and design of the redevelopment is done in 

consultation with community and fully adheres to the new Burnside Gorge Local Area 

Plan zoning. 

3. Direct the applicant that within six months of issuance of the TUP, Cool Aid will have a 

schedule of project redevelopment detailing how the rezoning will be successfully 

completed and project construction substantially started by the end of the TUP three-

year time period. This will include Cool Aid's plans for relocation of the residents to the 

new facility without need for temporary facilities or a TUP extension. 

4. Within six months of issuance of the TUP, and with community consultation, Cool Aid 

will have a monitoring and management plan in place for mitigating impacts to the 

community. 

5. The operating agreements for the facility must include contractual obligations that hold 

the service provider responsible for mitigation of community impacts. 

On the main motion as amended: 

Carried 

For: 

Opposed: 

Mayor Helps, Councillors Alto, Isitt, Loveday, and Lucas 

Councillors Madoff, Thornton-Joe, and Young 



 
 

May 15, 2019 
 
Mayor & Council 
#1 Centennial Square 
Victoria, BC 
 
 
 
Dear Mayor & Council,  
 
The Burnside Gorge Community Association has been informed that due to scheduling the 
requirements of the covenant restricting the extension of the Temporary Use Permit (TUP) for 
3020 Douglas Street past November 2020 cannot be met. In order for the applicant (Victoria Cool 
Aid) to continue with the required process and permit applications with this proposal the 
Burnside Gorge Community Association has been requested to grant an extension of the current 
TUP for another 3 years. 
 
As the applicant has expended considerable time engaging the community in numerous 
workshops and meetings in finding an acceptable compromise for the development we agree 
there is reasonable justification for a TUP extension.  
 
The Burnside Gorge Community Association supports the extension of Victoria Cool Aid’s TUP for 
3020 Douglas Street with the required provision that the construction of the new Phase 1 building 
will have substantially progressed to the main floor structure phase by the November 2020 
expiration date of the current TUP. This provision is required to ensure that the original intent of 
the covenant is maintained with no undue delay in the redevelopment of the site. 
 
The Burnside Gorge neighbourhood looks forward to the successful redevelopment of this site 
for the benefit of the entire community and its citizens. 
 
Sincerely, 
 

  
 
Avery Stetski 
BGCA President 
 
Cc: Deanna Bhandar – Victoria Cool Aid Society 
       Leanne Taylor – Victoria Community Planning 
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