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

 
I.1.b Report from the October 24, 2019 COTW Meeting  

 
I.1.b.b 913-929 Burdett Avenue and 914-924 McClure Street - Update 

on Rezoning Application No. 00466 and Heritage Alteration 
Permit Application No. 00214 (Fairfield) 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Loveday 
 
Rezoning Application No. 00466 
1. That Council instruct staff to prepare the necessary Zoning 

Regulation Bylaw Amendment that would authorize the 
proposed development outlined in Rezoning Application No. 
00466 for 913-929 Burdett Avenue and 914-924 McClure 
Street; and that first and second reading of the Zoning 
Regulation Bylaw Amendment be considered by Council 
subject to the following conditions: 
a. Preparation of a Housing Agreement Bylaw for the 

following: 
i. to secure 50% of the total units as market rental for a 

minimum of 20 years; 
ii. to secure a minimum of 26 units be used as assisted 

living for a minimum of 20 years; 
iii. to secure a minimum of five affordable rental units for a 

minimum of 20 years; 
iv. to ensure that future strata bylaws cannot prohibit strata 

owners from renting residential strata units; and 
v. to repeal the formerly adopted Housing Agreement from 

a past development proposal. 
b. Preparation of a Section 219 Covenant to secure the 

sustainability features and construction achieving a 
minimum BUILT GREEN® Bronze Certification level. 

c. That Council request the applicant change the protection of 
rentals to 60 years instead of 20 years. 

d. That Council give authorization for the following, if the 
Housing Agreement and Rezoning Bylaws are adopted: 

e. Mayor and City Clerk to execute the documents required in 
order to discharge or terminate the following legal 
documents related to a past development proposal, which 
are not applicable to the current development proposal: 

f. 219 Covenant relating to the provision of full frontage works 
along the Burdett Avenue and McClure Street frontages; 

g. Statutory Right-of-Way for the provision of a 1.2m public 
walkway along the east of the property; and 

h. Heritage Revitalization Agreement dated February 14, 
2008. 
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i. Introduction of a bylaw to repeal the February 14, 2008 
Heritage Revitalization Agreement, as required. 
  

Heritage Alteration Permit No. 00214 
Following consideration of Rezoning Application No. 00466, staff 
recommend that Council consider this updated motion with respect 
to Heritage Alteration Permit with Variances No. 00214: 
 
"That Council authorize the issuance of the Heritage Alteration 
Permit No. 00214 for 913-929 Burdett Avenue and 914-924 
McClure Street in accordance with: 
1. Plans date stamped October 7, 2019. 
2. Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variances: 
i. increasing the building height from 16.5m to 20.55m; 
ii. reducing the front yard setback from 10.6m to 8.75m; 
iii. reducing the rear yard setback from 5.4m to 4.7m; 
iv. reducing the west yard setback from 3.6m to 3.2m for the 

principal building and from 3.6m to 3.05m for the Cartreff 
Residence; and 

v. reducing the vehicle parking requirement from 59 stalls to 
56 stalls. 

3. Final plans to be generally in accordance with the plans 
identified above to the satisfaction of City staff. 

4. The Heritage Alteration Permit is subject to the conditions for 
Mount St. Angela (917-923 Burdett Avenue), the Cartreff 
Residence (913 Burdett Avenue), and the Temple Residence 
(924 McClure Street), detailed in Appendix A, Appendix B, and 
Appendix C attached to this report. 

5. The Heritage Alteration Permit lapsing two years from the date 
of this resolution." 

 
FOR (6): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts, 
Councillor Thornton-Joe, and Councillor Young 
OPPOSED (2): Councillor Dubow, and Councillor Isitt 

 
CARRIED (6 to 2) 
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F. LAND USE MATTERS 

F.1 913-929 Burdett Avenue and 914-924 McClure Street - Update on Rezoning 
Application No. 00466 and Heritage Alteration Permit Application No. 00214 
(Fairfield) 

Council received a report dated October 24, 2019 from the Acting Director of 
Sustainable Planning and Community Development providing Council with new 
information, analysis, and recommendations regarding a Rezoning Application 
and a Heritage Alteration Permit Application that would allow for the construction 
of a 106-unit senior's residence to the rear and side of a heritage-designated 
building while incorporating two existing heritage-designated houses into the 
project. 

Committee discussed: 

• Proposed density 
• Importance of heritage preservation and associated costs 
• Assisted living aspect of the project 
• Affordability of the project 

 

Moved By Councillor Young 
Seconded By Councillor Thornton-Joe 

Rezoning Application No. 00466 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00466 for 913-929 Burdett Avenue and 914-924 
McClure Street; and that first and second reading of the Zoning Regulation 
Bylaw Amendment be considered by Council subject to the following 
conditions: 

a.  Preparation of a Housing Agreement Bylaw for the following: 

i. to secure 50% of the total units as market rental for a minimum of 20 
years; 

ii. to secure a minimum of 26 units be used as assisted living for a 
minimum of 20 years; 

iii. to secure a minimum of five affordable rental units for a minimum of 
20 years; 

iv. to ensure that future strata bylaws cannot prohibit strata owners from 
renting residential strata units; and 

v. to repeal the formerly adopted Housing Agreement from a past 
development proposal. 

b. Preparation of a Section 219 Covenant to secure the sustainability 
features and construction achieving a minimum BUILT GREEN® Bronze 
Certification level. 
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2. That Council give authorization for the following, if the Housing Agreement 
and Rezoning Bylaws are adopted: 

a. Mayor and City Clerk to execute the documents required in order to 
discharge or terminate the following legal documents related to a past 
development proposal, which are not applicable to the current 
development proposal: 

i. S.219 Covenant relating to the provision of full frontage works along 
the Burdett Avenue and McClure Street frontages; 

ii. Statutory Right-of-Way for the provision of a 1.2m public walkway 
along the east of the property; and 

iii. Heritage Revitalization Agreement dated February 14, 2008. 

b. Introduction of a bylaw to repeal the February 14, 2008 Heritage 
Revitalization Agreement, as required. 

Heritage Alteration Permit No. 00214 
Following consideration of Rezoning Application No. 00466, staff recommend 
that Council consider this updated motion with respect to Heritage Alteration 
Permit with Variances No. 00214: 

 
"That Council authorize the issuance of the Heritage Alteration Permit No. 00214 
for 913-929 Burdett Avenue and 914-924 McClure Street in accordance with: 

1. Plans date stamped October 7, 2019. 

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

a. increasing the building height from 16.5m to 20.55m; 

b. reducing the front yard setback from 10.6m to 8.75m; 

c. reducing the rear yard setback from 5.4m to 4.7m; 

d. reducing the west yard setback from 3.6m to 3.2m for the principal 
building and from 3.6m to 3.05m for the Cartreff Residence; and 

e. reducing the vehicle parking requirement from 59 stalls to 56 stalls. 

3. Final plans to be generally in accordance with the plans identified above to 
the satisfaction of City staff. 

4. The Heritage Alteration Permit is subject to the conditions for Mount St. 
Angela (917-923 Burdett Avenue), the Cartreff Residence (913 Burdett 
Avenue), and the Temple Residence (924 McClure Street), detailed in 
Appendix A, Appendix B, and Appendix C attached to this report. 

5. The Heritage Alteration Permit lapsing two years from the date of this 
resolution." 
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Amendment: 
Moved By Councillor Loveday 
Seconded By Councillor Isitt 

That Council request the applicant change the protection of rentals to 60 years 
instead of 20 years. 

CARRIED UNANIMOUSLY 

 

On the motion as amended: 

FOR (6): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts, Councillor 
Thornton-Joe, and Councillor Young 

OPPOSED (2): Councillor Isitt, and Councillor Dubow 

CARRIED (6 to 2) 
 

  



Committee of the Whole Report
For the Meeting of October 24,2019

To: Committee of the Whole Date: October 10, 2019

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

Subject: Update on Rezoning Application No. 00466 and Heritage Alteration Permit
Application No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street

RECOMMENDATION

Rezoning Application No. 00466

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in Rezoning
Application No. 00466 for 913-929 Burdett Avenue and 914-924 McClure Street; and
that first and second reading of the Zoning Regulation Bylaw Amendment be considered
by Council subject to the following conditions:

a. Preparation of a Housing Agreement Bylaw for the following:
i. to secure 50% of the total units as market rental for a minimum of 20

years;
ii. to secure a minimum of 26 units be used as assisted living for a minimum

of 20 years;
iii. to secure a minimum of five affordable rental units for a minimum of

20 years;
iv. to ensure that future strata bylaws cannot prohibit strata owners from

renting residential strata units; and
v. to repeal the formerly adopted Housing Agreement from a past

development proposal.

b. Preparation of a Section 219 Covenant to secure the sustainability features
and construction achieving a minimum BUILT GREEN® Bronze
Certification level.

2. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:

a. Mayor and City Clerk to execute the documents required in order to discharge or
terminate the following legal documents related to a past development proposal,
which are not applicable to the current development proposal:

i. S.219 Covenant relating to the provision of full frontage works along the
Burdett Avenue and McClure Street frontages;
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ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along
the east of the property; and

iii. Heritage Revitalization Agreement dated February 14, 2008.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization

Agreement, as required.

Heritage Alteration Permit No. 00214

Following consideration of Rezoning Application No. 00466, staff recommend that Council
consider this updated motion with respect to Heritage Alteration Permit with Variances No.
00214:

"That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929
Burdett Avenue and 914-924 McClure Street in accordance with:

1. Plans date stamped October 7, 2019.

2. Development meeting all Zoning Regulation Bylaw requirements, except for the following
variances:
a. increasing the building height from 16.Sm to 20.SSm;
b. reducing the front yard setback from 10.6m to 8.7Sm;
c. reducing the rear yard setback from SAm to 4.7m;
d. reducing the west yard setback from 3.6m to 3.2m for the principal building and from

3.6m to 3.0Sm for the Cartreff Residence; and
e. reducing the vehicle parking requirement from 59 stalls to 56 stalls.

3. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.

4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923
Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple
Residence (924 McClure Street), detailed in Appendix A, Appendix B, and Appendix C
attached to this report.

5. The Heritage Alteration Permit lapsing two years from the date of this resolution."

EXECUTIVE SUMMARY

The purpose of this report is to provide Council with new information, analysis and
recommendations regarding a Rezoning Application and a Heritage Alteration Permit
Application for the properties located at 913-929 Burdett Avenue and 914-924 McClure Street.
At the meeting of June 8, 2017 (minutes attached), Council passed a motion to forward the
applications to a public hearing, subject to the preparation of a Zoning Regulation Bylaw
Amendment, Housing Agreement Bylaw and Section 219 Covenant for sewage attenuation.

The applicant is willing to fulfil the conditions set by Council; however, given that over two years
has passed since Council provided the above direction, staff are bringing the application to
Committee of the Whole for Council's consideration prior to referring the Rezoning Application
and Heritage Alteration Permit Application for consideration at a Public Hearing.

BACKGROUND

Description of Proposal

The proposal is to amend the existing CD-1O Zone, Mount St. Angela District to create a new
site-specific zone that permits an increase of the bonus density provision in exchange for the
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heritage conservation measures to be applied to the heritage-designated buildings on the
subject site. The applicant proposes to construct a 106-unit senior's residence (plus 26 assisted
living units) to the rear and the side of the existing heritage-designated Mount St. Angela
building. Existing heritage-designated houses at 913 Burdett Avenue (Cartreff Residence) and
at 924 McClure Street (Temple Residence) are also proposed to be incorporated into the
project. The Committee of the Whole reports for Rezoning Application No. 00466 and Heritage
Alteration Permit Application No. 00214 presented at the Committee of the Whole (COTW)
meetings of January 12, 2017 and June 8, 2017 are attached for additional information and
reference. Other than additional off-street parking within the parkade level, no design changes
are proposed since the meeting of June 8, 2017.

Regulatory Changes

New Zone

The following amendments from the current CD-10 (Mount St. Angela) District Zone are
proposed and would be accommodated in the new zone:

• increase in floor space ratio (FSR) from 1.3:1 to a maximum of 1.96:1 FSR
• the following additional uses:

o "seniors' housing - assisted living" means a facility where regular care or
supervision is given by a health care profes~ional as well as assistance with the
performance of the personal functions and activities necessary for daily living for
persons such as the aged or chronically ill who are unable to perform them
efficiently for themselves

o "seniors' housing - independent living" means a residential building containing in
any combination, two or more dwelling units, housekeeping units, or sleeping
units for the accommodation of elderly persons, including the ancillary common
areas and accessory personal service and convenience uses, for the exclusive
use of residents and tenants of the building and their guests.

• amendment to the amenities in the zone to remove the requirement for a mid-block
walkway and a heritage revitalization agreement (the latter being replaced by Heritage
Alteration Permit No. 00214)

• additional building height from 13.6m to 16.5m.

Parking

The requirement for 60 vehicle parking stalls in the existing zone is based on a previous
proposal for this site. In reviewing the current proposal against the requirements under
Schedule C of the Zoning Regulation Bylaw (which was updated since the application was last
brought to COTW), a total of 59 stalls are required (46 stalls for the residential units and 13
visitor parking stalls). A total of 56 stalls is being proposed; therefore, a three-stall parking
variance has been added to the motion for Council's consideration. The variance is considered
supportable given that the applicant is proposing long term bike parking in excess of the
Schedule C requirements as well as change room facilities which help encourage cycling as a
means of transportation.

Legal Agreements

Housing Agreement

With regard to the Housing Agreement Bylaw, the applicant proposes five units as affordable
rental for a twenty-year period, with rent levels in accordance with the Inclusionary Housing and
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Community Amenity Policy. The affordable units would be located on levels 1, 3 and 4 of the
proposed development and would include:

• 1 studio unit
• 1 one bedroom unit
• 2 one bedroom plus den units
• 1 two bedroom unit.

In addition to the housing agreement, the applicant's letter indicates that a 34-unit building at
1046 and 1048 North Park Street to house existing residents of Mount Saint Angela in a
purpose-built facility for the Vancouver Island Health Authority has received approvals. These
units would not be secured through a housing agreement; however, the site's R-91 Zone, North
Park Residential District, limits residential use to "rest homes". The applicant has also indicated
that the 34 rental units would be low-income affordable units based on VIHA's housing
mandate.

Section 219 Covenants

A report from Herold Engineering has been provided to confirm the flow rates the proposed
development would have on existing infrastructure. Staff have reviewed this and confirm that
sewage attenuation will not be required for this application. The recommendation has been
updated to remove this requirement.

A number of sustainability features are proposed as part of the concurrent Heritage Alteration
Permit. These features would be secured through a Section 219 covenant to ensure
construction achieving a minimum of BUILT GREEN® "Gold" certification. The applicant is
amenable to entering into this agreement. As part of the original recommendation, this was
included as a condition of issuing the Heritage Alteration Permit. Normal practice is to prepare
these in advance of the Public Hearing and revised wording is included for Council's
consideration.

Land Lift Analysis

G.P. Rollo and Associates was engaged to provide an updated economic analysis of the project
based on the proposed density and uses of the building and updated costs for heritage retention
and seismic upgrading. The analysis determined that based on the increase in density from a
floor space ratio of 1.3: 1 to 1.96: 1 and tenure of the building, the resulting land lift was
approximately $1.35 million. Previous analysis conducted in 2016 determined a land lift of $3
million. The rehabilitation costs of the Heritage Registered building including seismic upgrading.
are estimated by a professional quantity surveyor to be in excess of $5.0 million, an increase of
$0.7 million from 2016. The analysis reaffirms that the costs of rehabilitating the heritage
designated buildings is in excess of the projected lift in land value.

CONCLUSION

The proposed design of the development remains unaltered since Committee of the Whole last
viewed the application. Revised terms for the Housing Agreement are proposed and staff are
seeking direction from Council prior to advancing the applications for consideration at a Public
Hearing.
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ALTERNATE MOTION

That Council decline Rezoning Application No. 00466 and Heritage Alteration Permit Application
No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street.

Re~I~~'
Senior Planner - Urban Design
Development Services Division

T/::::::'o=r
Sustainable Planning and Community
Development Department

John O'Reilly
Senior Heritage Planner
Development Services Division

ReportacceptedandrecommendedbytheCityManagerc).

Appendices

Conditions of Heritage Alteration Permit No. 00214:

• Appendix A: Mount St. Angela, 917-923 Burdett Avenue
• Appendix B: Cartreff Residence, 913 Burdett Avenue
• Appendix C: Temple Residence, 924 McClure Avenue.

List of Attachments

• Attachment A: Minutes from June 8, 2017 Council Meeting
• Attachment B: Minutes from June 8, 2017 Committee of the Whole Meeting
• Attachment C: Minutes from January 12, 2017 Council Meeting
• Attachment D: Minutes from January 12, 2017 Committee of the Whole Meeting
• Attachment E: Applicant's Letter to Mayor and Council, dated August 13, 2019
• Attachment F: Plans, dated October 7,2019
• Attachment G: Updated Land Lift Analysis, dated April 25, 2019
• Attachment H: Committee of the Whole Report from the Meeting of June 8, 2017
• Attachment I: Committee of the Whole Reports from the Meeting of January 12, 2017.

Committee of the Whole Report October 10, 2019
Update on Rezoning Application No. 00466 and Heritage Alteration Permit Application No.00214
for 913-929 Burdett Avenue and 914-924 McClure Street Page 5 of 5



APPENDIX A

Conditions of Heritage Alteration Permit No. 00214

Mount St. Angela
917-923 Burdett Avenue

The Heritage Alteration Permit No. 00214 subject to the following conditions specific to Mount St.
Angela (917-923 Burdett Avenue):

1. The Applicant agrees to preserve, rehabilitate, and restore the 1866 appearance of Mount St.
Angela College (917-923 Burdett Avenue) in accordance with the Standards and Guidelines
for the Conservation of Historic Places in Canada, and as outlined in Section 4.0 of the Mount
St. Angela Conservation Plan dated September 2010 by Don Luxton and Associates, and will
not undertake any work that is contrary to the Conservation Plan.

2. The Applicant agrees to respect the hierarchy of heritage values in the preservation,
rehabilitation, and restoration of Mount St. Angela as described in Section 3 of the Mount St.
Angela Conservation Plan.

3. The Applicant agrees that all work required for the preservation, rehabilitation, restoration of
Mount St. Angela will be in accordance with good engineering and heritage conservation
practices.

4. The Applicant agrees that all work will be in accordance with the review of proposed
interventions to Angela College as detailed in the Donald Luxton and Associates Heritage
Review date stamped March 18, 2016, and in the plans, date stamped November 8, 2016.

5. The Applicant agrees to the preservation and restoration of the exterior of Angela
College as detailed in Section 4.0 of the 2010 Conservation Plan, including:

i. maintain the building in its current location
ii. remove later intrusive alterations, including the Annex, porte-cochere, and rear

additions to the structure that linked it to the Annex
iii. restore missing elements from the original construction period, such as replaced

wooden-sash windows and the front oriel window, based on archival documentation
and surviving building elements

iv. retain existing front entry door, as there is no clear evidence of the appearance of the
original, and the door dates to an earlier intervention but is appropriate and matches
interior detailing

v. preserve surviving original elements, including protection and stabilization
vi. repair exterior brickwork, rubble-stone foundation, fascia and woodwork
vii. repair and repaint existing wooden window sashes
viii. undertake seismic upgrade to current standards.

6. The Applicant agrees to the preservation and rehabilitation of the interior of Angela
College as detailed in Section 4.0 of the 2010 Conservation Plan, that will make possible the
building's new use for senior living, which provides interventions that:

i. preserve specific original features and features from later periods considered of
heritage value

ii. rehabilitate interior spaces and services suitable for new use.
7. The Applicant agrees to undertake necessary seismic upgrading of the existing structure

where necessary to ensure adequate and safe lateral support in the likelihood of a seismic
event.



8. The Applicant agrees to engage a third-party "Certified Professional" architectural heritage
consultant to oversee the work of contractors and tradespersons to ensure all preseNation,
rehabilitation, and restoration work is carried out in accordance with the 2010 Heritage
ConseNation Plan.

9. The Applicant will notify the City as soon as possible if the Certified Professional's
engagement with the applicant is terminated for any reason.

10. The Applicant agrees, upon substantial completion of the work and prior to applying for an
occupancy permit for Mount St. Angela, to provide written confirmation from the "Certified
Professional" confirming that (1) all work identified in the Heritage ConseNation Plan has
been completed; and (2) the architectural, engineering and technical details and
components of the work comply in all material respects with the requirements of the 2010
Mount st. Angela ConseNation Plan.



APPENDIX B

Conditions of Heritage Alteration Permit No. 00214

Cartreff Residence
913 Burdett Avenue

The Heritage Alteration Permit No. 00214 subject to the following conditions specific to the
Cartreff Residence (913 Burdett Avenue):

1. The Applicant agrees that they will preserve, rehabilitate, and restore the 1904-05 exterior
appearance of the Cartreff Residence in accordance with the Standards and Guidelines for
"the Conservation of Historic Places in Canada and will not undertake any work that is contrary
to the intentions of the September 2010 Mount St. Angela Conservation Plan by Don Luxton
and Associates.

2. The Applicant agrees to respect the hierarchy of heritage values in the preservation,
rehabilitation, and restoration of the Cartreff Residence as described in .Section 3 of the Mount
St. Angela Conservation Plan.

3. The Applicant agrees that all work required for the relocation, preservation, rehabilitation, and
restoration of the Cartreff Residence will be in accordance with good engineering and heritage
conservation practices.

4. The Applicant agrees to the preservation, rehabilitation, and restoration of the exterior
of the Cartreff Residence meeting the intentions of the 2010 Conservation Pian,· and that all
work will be in accordance with the review of proposed interventions to Cartreff Residence
as detailed in the Donald Luxton and Associates Heritage Review date stamped March 18,
2016, and in the plans, date stamped November 8, 2016, which will:

i. raise the historic structure 0.S3m and relocate the structure 1.8 metres forward onto a
new foundation within the existing property while retaining its same relative orientation
to Burdett Avenue

ii. raise grade and landscaping to maintain its existing relationship to the historic structure
and to the street

iii. preserve and restore the exterior facades, including repair and repaint of wood-frame
windows,

iv. repair, replace and repaint cedar wall shingles
v. repair, replace, and paint wood trim
vi. reconstruct chimneys with existing brick after relocation
vii. install new aluminum gutters
viii. refinish exterior stucco pebble dash finish with colour consistent with recommended

2010 Conservation Plan colour historical palette, or evidence from on-site paint
discoveries through paint layer scraping

ix. construct an addition that does not impair, and is sensitive to the function and context
of, the original structure.

5. The Applicant agrees to engage a third-party "Certified Professional" architectural heritage
consultant to oversee the work of contractors and trades persons to ensure all preservation,
rehabilitation, and restoration work is carried out in accordance with the 2010 Heritage
Conservation Plan.

6. The Applicant will notify the City as soon as possible if the Certified Professional's
engagement with the applicant is terminated for any reason.



7. The Applicant agrees, upon substantial completion of the work and prior to applying for an
occupancy permit for the Cartreff Residence, to provide written confirmation from the
"Certified Professional" confirming that (1) all work identified in the Heritage Conservation
Plan has been completed; and (2) the architectural, engineering and technical details and
components of the work comply in all material respects with the requirements of the 2010
Mount St. Angela Conservation Plan.



APPENDIX C

Conditions of Heritage Alteration Permit No. 00214

Temple Residence
924 McClure Avenue

The Heritage Alteration Permit No. 00214 .subject to the following conditions specific to the
Temple Residence (924 McClure Avenue):

1. The Applicant agrees to relocate, preserve, rehabilitate, and restore the 1906 appearance of
Temple Residence in accordance with the Standards and Guidelines for the Conservation of
Historic Places in Canada and as outlined in Section 6.0 of the Mount St. Angela Conservation
Plan dated September 2010 by Don Luxton and Associates, and will not undertake any work
that is contrary to the Conservation Plan.

2. The Applicant agrees to respect the hierarchy of heritage values in the preservation,
rehabilitation, and restoration of the Temple Residence as described in Section 3 of the Mount
St. Angela Conservation Plan.

3. The Applicant agrees that all work required for the relocation, preservation, rehabilitation, and
restoration of the Temple Residence will be in accordance with good engineering and heritage
conservation practices.

4. The Applicant agrees that all work will be in accordance with the review of proposed
interventions to the Temple Residence as detailed in the Donald Luxton and Associates
Heritage Review date stamped March 18, 2016, and in the plans, date stamped November
8,2016.

5. The Applicant agrees to the preservation, rehabilitation, and restoration of the exterior
of the Temple Residence as detailed in Section 6.0 of the 2010 Conservation Plan,
including:

i. provide guidelines to relocate the historic structure onto a new foundation
approximately 23m east within the existing property while retaining its same relative
orientation to McClure Street

ii. recreate the front stone wall and stairs
iii. preserve and restore the exterior facades, including square but shingle wall finishes

from grade level to soffit, eyebrow flares, board-and-batten finish in front gables
iv. retain and preserve original windows with stained glass and fixed lattice, wood trim

and sills
v. replace aluminum sash window units with historically appropriate wood-sash windows
vi. retain and preserve verandah elements including square columns, capitals, wooden

solid balustrade, and tongue-and-groove ceiling
vii. retain and preserve sleeping porch with tongue-and-groove ceiling and walls
viii. retain and preserve original bargeboards with decorative ends, finials, and brackets
ix. reconstruct the chimneys with existing brick after relocation
x. reinstate original exterior colour scheme
xi. and rehabilitate the interior
xii. construct an addition that does not impair the original structure.

6. The Applicant agrees to engage a third-party "Certified Professional" architectural heritage
consultant to oversee the work of contractors and trades persons to ensure all preservation,



rehabilitation, and restoration work is carried out in accordance with the 2010 Heritage
Conservation Plan.

7. The Applicant will notify the City as soon as possible if the Certified Professional's
engagement with the applicant is terminated for any reason.

8. The Applicant agrees, upon substantial completion of the work and prior to applying for an
occupancy permit for the Temple Residence, to provide written confirmation from the
"Certified Professional" confirming that (1) all work identified in the Heritage Conservation
Plan has been completed; and (2) the architectural, engineering and technical details and
components of the work comply in all material respects with the requirements of the 2010
Mount S1.Angela Conservation Plan.



ATIACHMENT A

4. Cycle Network Implementation Update - Fort Street Design

Motion:
It was moved by Mayor Helps, seconded by Councillor Loveday, that Council direct staff to:
1. Approve the value-engineered, "complete streets" MA Bicycle Facility in 2017/2018, and implement

the three 800-1000 block crosswalk upgrades in future years;
2. Amend the 2017 Financial Plan to allocate an additional $270,000 from the Gas Tax Reserve to fund

the Fort Street project, and authorize staff to proceed to tender a construction contract as outlined in
this report;

3. Amend the 2017 Financial Plan to allocate an additional $110,000 from the Accessibility Capital
Reserve for accessibility features for the Fart Street Bike Lane project; and

4. The 8 parking spots and taxi stand on 600 block of Fort Street be retained, that we fund the $500,000
by borrowing from the infrastructure reserve and that we repay the infrastructure reserve, with interest,
from revenues generated from those B parking meters until the amount is repaid.

Council discussed the following:
Whether it would be beneficial to wait until an assessment of the in place design is received before
major infrastructure is finished.

Carried Unanimously

5. Updated on Rezoning Application No. 00466 and Heritage Alteration Permit Application No. 00214
for 913-929 Burdett Avenue and 914-924 McClure Street (Fairfield)

Motion:
It was moved by Councillor Lucas, seconded by Councillor Alto:

Rezoning Application No. 00466
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that would

authorize the proposed development outlined in Rezoning Application No. 00466 for 913-929 Burdett
Avenue and 914-924 McClure Street; and that first and second reading of the Zoning Regulation Bylaw
Amendment be considered by Council.

2. That Council instruct staff:
a. To prepare a Housing Agreement Bylaw to secure a minimum of 50% of the total units as market

rental for a minimum of 20 years, plus a minimum of 26 units be used as assisted living for a
minimum of 20 years, and that future strata bylaws cannot prohibit strata owners from renting
residential strata units, and repeal the formerly adopted Housing Agreement from a past
development proposal.

b. That a portion of the units in the building be secured at below market rental.
3. That the introductory readings of these Bylaws be considered by Council and a Public Hearing date

be set once the following conditions are met:
a. Preparation of a Section 219 Covenant for sewage attenuation as required,. and executed by the

applicant to the satisfaction of the Director of Engineering and Public Works.
4. That Council give authorization for the following, if the Housing Agreement and Rezoning Bylaws are

adopted:
a. Mayor and City Clerk to execute the documents required in order to discharge or terminate the

following legal documents related to a past development proposal, which are not applicable to the
current development proposal:

S.219 Covenant relating to the provision of full frontage works along the Burdett Avenue and
McClure Street frontages

ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along the east of the
property

iii. Heritage Revitalization Agreement dated February 14, 2008.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization Agreement, as

required.

Heritage Alteration Permit No. 00214
Following consideration of Rezoning Application No. 00466, staff recommend that Council consider this
updated motion with respect to Heritage Alteration Permit with Variances No. 00214:

"That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929 Burdett
Avenue and 914-924 McClure Street in accordance with:
1. Plans date stamped May 3, 2017.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following variances:

a. increasing the building height from 16.5m to 20.55m
b. reducing the front yard setback from 10.6m to B.75m
c. Reducing the rear yard setback from 5.4m to 4.7m
d. Reducing the west yard setback from 3.6m to 3.2m for the principal building and from 3.6m to

3.05m for the Cartreff Residence.
3. Final plans to be generally in accordance with the plans identified above to the satisfaction of City

staff.
4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923 Burdett

Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple Residence (924 McClure
Street), detailed in Appendix A. Appendix B, and Appendix C attached to this report.

Council Meeting Minutes
June 8, 2017 Page 6



5. Sustainability features and construction achieving the BUILT GREEN® Certification level.
6. The Heritage Alteration Permit lapsing two years from the date of this resolution."

For:
Opposed:

Mayor Helps, Councillors Alto, Isitt, Loveday, Lucas, and Young
Councillors Madoff

6. Application for a Permanent Change to Hours of Service for a Liguor Primary Licence (212046).
O'arcy McGee's, 1127 Wharf Street (Downtown)

Motion:
It was moved by Councillor Alto, seconded by Councillor Loveday, that Council direct staff to provide the
following response to the Liquor Licensing Agency:
1. Council, after conducting a review with respect to noise and community impacts, does support the

application of D'arcy McGee's, located at 1127 Wharf Street to extend closing hours from 1:00 am to
2:00 am on Fridays and Saturdays.

Providing the following comments on the prescribed considerations:
a. The impact of noise on the community in the vicinity of the establishment has been considered in

relation to the request to extend the hours to 2:00 am on Friday and Saturdays and is not expected
be a significant issue.

b. If the application is approved, the impact on the community is expected to be positive economically
as the approval supports the request of the business.

c. The views of residents were solicited via a mail out to neighbouring property owners and occupiers
within 50 metres of the licensed location and a notice posted at the property. The City received
one letter in support of the application and three letters opposed to the application which included
a letter from the Victoria Downtown Residents Association. The letter from VDRA states a number
of concerns related to densification of similar establishments with similar closing hours due the
proximity of existing residential units.

d. Council recommends the issuance of the license.
Carried Unanimously

7. 2016 Regional Growth Strategy - Dispute Resolution Process

Motion:
It was moved by Councillor Isilt, seconded by Councillor Loveday, that Council advise the CRD of the City's
interest in appointing a deSignated representative to partiCipate in the RGS dispute resolution process.

For:
Opposed:

Mayor Helps, Councillors Isitt, Loveday, Lucas, and Madoft
Councillors Alto and Young

8. Lessons Learned Policy

Motion:
It was moved by Councillor Alto, seconded by Councillor Isitt, that Council receive this report for information.

Carried Unanimously

9. Public Engagement Roadmap

Motion:
It was moved by Mayor Helps, seconded by Councillor Alto, that Council endorse the Public Engagement
Roadmap and direct staff to report back for final consideration after consultation.

10. Correspondence Management Policy
Carried Unanimously

Motion:
It was moved by Councillor Alto, seconded by Councillor Isitt, that Council approve the Correspondence
Management Policy and include an amendment to Section D of the policy:
Correspondence received from the Federal or Provincial Government, Regional, Local and First Nations
Governments within lIle GafJita!Regional Distrist, shall, where the subject matter warrants ...

Carried Unanimously

BYLAWS

a. Bylaws for Land Use Contract Termination - Phase 1

Motion:
It was moved by Councillor Alto, seconded by Councillor Lucas, that the following bylaws be given
first and second reading:
1. Land Use Contract Discharge (104 Dallas Road) Bylaw No. 17-055

Council Meeting Minutes
June 8,2017 Page 7



ATTACHMENT B

6. LAND USE MATTERS

6.1 Update on Rezoning Application No. 00466 and Heritage Alteration Permit
Application No. 00214 for 913-929 Burdett Avenue and 914-924 McClure
Street (Fairfield)

Committee received a report dated May 25, 2017 from the Director of Sustainable
Planning and Community Development providing new information for the property located
at 913-929 Burdett Ave and 914-924 McClure Street, also known as the Mt. St. Angela
property, following the Joint Heritage Advisory Panel and the Advisory Design Panel which
was held February 1, 2017.

Councillor Isitt retumed to the meeting at 1:34 p.m.

Motion:

Committee discussed:
• Whether a provision of low market housing will be included with a housing

agreement.
• How staff are ensuring that adiverse range of housing options are available.

It was moved by Councillor Alto, seconded by Councillor Young,
Rezoning Application No. 00466
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw

Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00466 for 913-929 Burdett Avenue and 914-924
McClure Street; and that first and second reading of the Zoning Regulation
Bylaw Amendment be considered by Council.

2. That Council instruct staff :
a. to prepare a Housing Agreement Bylaw to secure a minimum of 50% of the

total units as market rental for a minimum of 20 years, plus a minimum of
26 units be used as assisted living for a minimum of 20 years, and that
future strata bylaws cannot prohibit strata owners from renting residential
strata units, and repeal the formerly adopted Housing Agreement from a
past development proposal.

3. That the introductory readings of these Bylaws be considered by Council and
a Public Hearing date be set once the following conditions are met:
a. Preparation of a Section 219 Covenant for sewage attenuation as required,

and executed by the applicant to the satisfaction of the Director of
Engineering and Public Works.

4. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:
a. Mayor and City Clerk to execute the documents required in order to

discharge or terminate the following legal documents related to a past
development proposal, which are not applicable to the current development
proposal:
i. S.219 Covenant relating to the provision of full frontage works along

the Burdett Avenue and McClure Street frontages
ii. Statutory Right-of-Way for the provision of a 1.2m public walkway

along the east of the property
iii. Heritage Revitalization Agreement dated February 14, 2008.

b. Introduction of a bylaw to repeal the February 14, 2008 Heritage
Revitalization Agreement, as required.



Heritage Alteration Permit No. 00214
Following consideration of Rezoning Application No. 00466, staff recommend that
Council consider this updated motion with respect to Heritage Alteration Permit
with Variances No. 00214:

"That Council authorize the issuance of the Heritage Alteration Permit No. 00214
for 913-929 Burdett Avenue and 914-924 McClure Street in accordance with:
1. Plans date stamped May 3, 2017.
2. Development meeting all Zoning Regulation Bylaw requirements, except for

the following variances:
a. increasing the building height from 16.5m to 20.55m
b. reducing the front yard setback from 10.6m to 8.75m
c. Reducing the rear yard setback from 5Am to 4.7m
d. Reducing the west yard setback from 3.6m to 3.2m for the principal building

and from 3.6m to 3.0Sm for the Cartreff Residence.
3. Final plans to be generally in accordance with the plans identified above to the

satisfaction of City staff.
4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela

(917-923 Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and
the Temple Residence (924 McClure Street), detailed in Appendix A, Appendix
B, and Appendix C attached to this report.

5. Sustainability features and construction achieving the BUILT GREEN®
Certification level.

6. The Heritage Alteration Permit lapsing two years from the date of this
resolution."

Amendment: It was moved by Councillor Isitt, seconded by Mayor Helps, that the motion be
amended as follows:
Rezoning Application No. 00466
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw

Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00466 for 913-929 Burdett Avenue and 914-924
McClure Street; and that first and second reading of the Zoning Regulation
Bylaw Amendment be considered by Council.

2. a. That Council instruct staff to prepare a Housing Agreement Bylaw to
secure a minimum of 50% of the total units as market rental for a minimum
of 20 years, plus a minimum of 26 units be used as assisted living for a
minimum of 20 years, and that future strata bylaws cannot prohibit strata
owners from renting residential strata units, and repeal the formerly
adopted Housing Agreement from a past development proposal.

b. That a portion of units in the building be secured at below market
rental.

3. That the introductory readings of these Bylaws be considered by Council and
a Public Hearing date be set once the following conditions are met:
a. Preparation of a Section 219 Covenant for sewage attenuation as required,

and executed by the applicant to the satisfaction of the Director of
Engineering and Public Works.

4. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:
a. Mayor and City Clerk to execute the documents required in order to



discharge or terminate the following legal documents related to a past
development proposal, which are not applicable to the current develop'ment
proposal:
i. S.219 Covenant relating to the provision of full frontage works along

the Burdett Avenue and McClure Street frontages
ii. Statutory Right-of-Way for the provision of a 1.2m public walkway

along the east of the property
iii. Heritage Revitalization Agreement dated February 14, 2008.

b. Introduction of a bylaw to repeal the February 14, 2008 Heritage
Revitalization Agreement, as required.

On the amendment
CARRIED 17/COTW

For:
Against:

Mayor Helps, Councillors Alto, Isift, and Loveday
Councillors Madoff and Young

Committee discussed:
What may happen to the rental units and tenants following the expiration of the 20
year Housing Agreement.
Amending the policy to require social housing and rental units for higher density
projects.

Main motion as amended:
Rezoning Application No. 00466

1, That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment
that would authorize the proposed development outlined in Rezoning Application No.
00466 for 913-929 Burdett Avenue and 914-924 McClure Street; and that first and second
reading of the Zoning Regulation Bylaw Amendment be considered by Council.
2. a. That Council instruct staff to prepare a Housing Agreement Bylaw to

. secure a minimum of 50% of the total units as market rental for a minimum of 20
years, plus a minimum of 26 units be used as assisted living for a minimum of 20
years, and that future strata bylaws cannot prohibit strata owners from renting
residential strata units, and repeal the formerly adopted Housing Agreement from
a past development proposal.

b. That a portion of units in the building be secured at below market rental.
3. That the introductory readings of these Bylaws be considered by Council and a Public

Hearing date be set once the following conditions are met:
a. Preparation of a Section 219 Covenant for sewage attenuation as required, and

executed by the applicant to the satisfaction of the Director of Engineering and
Public Works.

4. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:
a. Mayor and City Clerk to execute the documents required in order to discharge or

terminate the following legal documents related to a past development proposal,
which are not applicable to the current development proposal:
i. S.219 Covenant relating to the provision of full frontage works along the

Burdett Avenue and McClure Street frontages
ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along the

east of the property



iii. Heritage Revitalization Agreement dated February 14, 2008.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization

Agreement, as required.

Heritage Alteration Permit No. 00214
Following consideration of Rezoning Application No. 00466, staff recommend that Council
consider this updated motion with respect to Heritage Alteration Permit with Variances No. 00214:

"That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929
Burdett Avenue and 914-924 McClure Street in accordance with:

1. Plans date stamped May 3, 2017.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following

variances:
a. increasing the building height from 16.5m to 20.55m
b. reducing the front yard setback from 10.6m to 8.75m
c. Reducing the rear yard setback from 5.4m to 4.7m
d. Reducing the west yard setback from 3.6m to 3.2m for the principal building and from

3.6m to 3.05m for the Cartreff Residence.
3. Final plans to be generally in accordance with the plans identified above to the satisfaction

of City staff.
4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923

Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple
Residence (924 McClure Street), detailed in Appendix A, Appendix 8, and Appendix C
attached to this report.

5. Sustainability features and construction achieving the BUILT GREEN® Certification level.
6. The Heritage Alteration Permit lapsing two years from the date of this resolution."

On the main motion as amended:
CARRIED 17/COTW

For:
Against:

Mayor Helps, Councillors Alto, ISitt, Loveday, and Young
Councillors Madoff

Committee of the Whole Meeting - June 8, 2017



ATTACHMENT C------

REPORTS OF COMMITTEES

3. Committee of the Whole - January 9,2017

Councillor Coleman withdrew from the meeting at 8:34 p.m. due to a potential pecuniary conflict of interest with
the following item, as his wife works for the Anglican Synod of the Diocese of BC.

7. Rezoning Application No. 00466 for 913-929 Burdett Avenue & 914-924 McClure Street (Fairfield) &
Heritage Alteration Permit Application No. 00214 for 913-929 Burdett Avenue and 914-924 McClure
Street (Fairfield)

Motion:
It was moved by Councillor Madoff, seconded by Mayor Helps, that a meeting of the Joint Heritage
Advisory Panel and the Advisory Design Panel be convened to consider the application for 913-929
Burdett Avenue and 914-924 McClure Street and that the report from the joint panel be included in the
agenda when the application is considered by the Committee of the Whole.

That the panel be asked for comments on, but not limited to:

1. The relationship between the scale of the proposed development and the OCP policy that supports
new additions that conserve and enhance heritage property.

2. Does the proposal appropriately respond to Standard 1 of the National Standards and Guidelines in
respect to the removal of heritage designated elements/addifions and the relocation of the Cartreff
and Temple buildings

3. Does the proposal respond appropriately to Standard 11 of the National Standards and Guidelines in
terms of new construction being physically and visually compatible with, subordinate to, yet
distinguishable from, the historic place.

4. Does the Conservation Plan adequately address the National Standards and Guidelines and provide
appropriate detail on how the proposal responds to the Guidelines

5. Has adequate information been provided by the applicant to support the claim that the level of Burdett
Street has been raised over time and that this justifies the moving and raising of the Cartreff House.

6. Does the proposed landscape plan respect and retain historic landscaping appropriate to the 1860s
Mt. St. Angela building and the 1905, Samuel Maclure designed, Cartreff House as outlined in the
Standards and Guidelines.

Amendment:
It was moved by Councillor Isitt, seconded by Councillor Loveday, that the applicant be asked to
reconsider the dedication of a midblock pathway between Burdett Avenue and McClure Street.

Council discussed the following:
• That the midblock pathway was not recommended by staff.
• That the heritage elements of this application should be the focus.

For:
Opposed:

Councillors Isitt, Loveday, and Young
Mayor Helps, Councillors Alto, Lucas, Madoff, and Thornton-Joe

On the amendment:
Defeated

Councillor Coleman returned to the meeting at 8:41 p.rn.

On the motion:
Carried Unanimously

Council Meeting Minutes
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ATTACHMENT D

7. LAND USE MATTERS

7.1 Rezoning Application No. 00466 for 913-929 Burdett Avenue & 914-924
McClure Street (Fairfield) & Heritage Alteration Permit Application No.
00214 for 913-929 Burdett Avenue and 914-924 McClure Street
(Fairfield)

Committee received a reports dated December 16, 2016 from the Director of
Sustainable Planning and Community Development providing information and
recommendations on the proposed rezoning and Heritage Alteration Permit for the
property located at 913-929 Burdett and 914-924 McClure Street to amend the
existing CD-1 0 Zone to create a new site specific zone to permit increased density
and allow for the construction of a 106-unit senior's residence.

Councillor Isitt returned to the meeting at 10:37 a.m.

Councillor Loveday excused himself at 10:50 a.m. and returned at 10:51 a.m.

Committee discussed:
• Heritage buildings taking the centre stage as opposed to the new construction.
• The Advisory Design Panel and the Heritage Advisory Committee coming

together for a joint meeting to discuss the proposal.
• The reasoning for not proceeding with the midblock walk way.

Motion: It was moved by Councillor Madoff, seconded by Mayor Helps, that a
meeting of the Joint Heritage Advisory Panel and the Advisory Design
Panel be convened to consider the application for 913-929 Burdett Avenue
and 914-924 McClure Street and that the report from the joint panel be
included in the agenda when the application is considered by the
Committee of the Whole.

That the panel be asked for comments on, but not limited to:
1. The relationship between the scale of the proposed development and

the OCP policy that supports new additions that conserve and enhance
heritage property.

2. Does the proposal appropriately respond to Standard 1 of the National
Standards and Guidelines in respect to the removal of heritage
designated elements/additions and the relocation of the Cartreff and
Temple buildings

3. Does the proposal respond appropriately to Standard 11 of the National
Standards and Guidelines in terms of new construction being physically
and visually compatible with, subordinate to, yet distinguishable from,
the historic place.

4. Does the Conservation Plan adequately address the National
Standards and Guidelines and provide appropriate detail on how the
proposal responds to the Guidelines

5. Has adequate information been provided by the applicant to support the
claim that the level of Burdett Street has been raised over time and that
this justifies the moving and raising of the Cartreff House.

Committee of the Whole Minutes
January 12, 2017
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6. Does the proposed landscape plan respect and retain historic
landscaping appropriate to the 1860s Mt. St. Angela building and the
1905, Samuel McClure designed, Cartreff House as outlined in the
Standards and Guidelines.

Committee discussed:
• The proposed new elements having more prominence than the heritage

elements.
• Concerns with the length of time this project has taken come before Committee

of the Whole.
• The density of the property taking more priority than the heritage elements.
• Providing an invitation to all members of the Advisory Design Panel and the

Heritage Advisory Committee to discuss these issues; the meeting taking place
in the Ante-Chamber.

CARRIED UNANIMOUSLY 17/COTW

Committee of the Whole Minutes
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ATTACHMENT E

mtArcata
924 McClure St.
Victoria, BC. V8V 3E7
c.250.413.7307
o. 778-432-3550
e. arcata@telus.net

August13,2019

Mayor and Council,
1, Centennial Square
Victoria, BC

Your Worship and Council

Re: Update on Committee of the Whole Report for the meeting June 08, 2017
Specifically rezoning application No.0046 for 913·929 Burdett Avenue and 914·924 McClure
Street and Heritage Alteration Permit Application No.00214 for 913·929 Burdett Avenue and
914-924 McClure Street. (Fairfield)

We have made a number of further substantial changes to our proposed housing agreement to
reflect Councils adopted Amendments to the housing agreement presented at the June 08
COTW.
"a That Council instruct staff to prepare a Housing Agreement Bylaw to secure a minimum of 50%
of the total units as market rental for a minimum of 20 years, plus a minimum of 26 units be used
as assisted living for a minimum of 20 years, and that future strata bylaws cannot prohibit strata
owners from renting residential strata units, and repeal the formerly adopted Housing Agreement
from a past development proposal.
b. That a portion of units in the building be secured at below market rental."

Inclusionary Zoning

We feel that our application includes inclusionary rezoning as part of the Mount St Angela
rezoning.
The proponent has acquired property at 1046/1048 North Park to build a purpose designed
building to house for 34 affordable units for people who suffer from mental illness currently
housed in Mount St Angela This would be the first purpose built brand new building the VIHA
program has seen and it is an important piece to the on going legacy of Mount St Angela

North Park

The Rezoning Application No. 00632 along Development Permit with Variances
Application No. 00071 was approved by council at the public hearing on November 22, 2018.

1 of 2



The project is for 34 single room occupancy units purposed built for VIHA . This number represents 25%
of the Mount St. Angela total unit count of 132 .
A hous'ing agreement would not be registered as the intended use and wording in the zoning bylaw would
ensure compliance similar to a housing agreement. VIHA can only sign a 10 year lease as per their
policy/mandate. The developer intends to offer VIHA or similar non profit provider similar renewal lease
options in perpetuity.

The units would rent under the definition of affordable rent, affordable units, and low income threshold -
based on VIHA's housing mandate.

Mount St Angela

With respect to this proposed development the developer intends to build a 132 unit strata.
The Developer will consent to the registration of a housing agreement.
The housing agreement would:
a. Limit occupancy to seniors and their caregivers.
b. Include 26 dedicated assisted living units, subject to a 20 year term.
c. 50% of the units will be subject to a 20 year rental obligation and otherwise no rental restrictions will be
permitted.
d. 5 units would be dedicated for affordable rent.
This represents 5% of the remaining units and brings the total number of below market units for both
projects to 39 or 30% of the total unit count.
The dedicated units are as follows:
1 studio unit located on Level 3 on the submitted plan (attached)
1 bedroom unit located on Level 4 on the submitted plan
1 bedroom + den unit located on Level 1 on the submitted plan
1 bedroom + den unit located on Level 4 on the submitted plan
2 bedroom unit located on Level 4 on the submitted plan

The above units would follow affordable rental units found in Schedule A of the City of Victoria's
Inclusionary Housing Expectations 2019.

A revised land lift analysis reflecting the associated heritage revitalization costs & revised housing model
based on the terms of reference was submitted to city staff by Rollo & Associates Land Economists in
April 2019

We look forward to meeting with Council to answer any questions regarding our revised housing
agreement.

Yo"urstrulv.

Larry Cecco, MRAIC. AlA int.

on behalf of MI Ventures
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ATTACHMENT G

RO LOI.Tn
+ASSOCIATES
Land Economists - Development Strategists

April 25, 2019

Alec Johnston

City of Victoria

1 Centennial Square

Victoria, BC, V8W lP6

Re: Mount St Angela Seniors Development land lift and Amenity Contribution Analysis

G.P. Rollo & Associates (GPRA) has been retained by the City of Victoria to complete land lift and amenity

contribution analysis for the proposed rezoning of 913-929 Burdett Avenue and 914-924 McClure Street

Victoria (the Site) from CD-l0 Zone, Mount St. Angela District to a new zone with an increase in density

from 1.2:1 FSRmultiple dwelling to a proposed density of 1.96:1 FSRseniors residential project on the

Site. This lift is expected to finance the costs of rehabilitation, restoration and seismic upgrading of the

heritage buildings on the Site.

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

value that a developer could afford to pay for the site if developed under current zoning at 1.2:1 FSRas

well as the land value supported by the proposed change in density to the proposed 1.96:1 FSR.GPRA

used standard developer proformas for each case to model the economics of a seniors development

project assuming it already had the zoning for a density of 1.96:1 FSR.The IUftl is then calculated as the

difference in residual land values under both current zoning and the proposed new zoning.

METHODOLOGY & ASSUMPTIONS

The Site is 5,429 square metres in area and can be developed under current zoning under the CD-l0 zone

at a density up to 1.2:1 FSRwith 6/515 square metres in gross floor area of residential (net

saleable/rentable area of 5,537 square metres). Parking at the base density would be in an underground

parking structure. Under the proposed new zoning the additional 0.76 FSRwould add approximately

4,126 square metres of gross area to the building, with a proposed mix ofrental independent and assisted

living units for seniors, with 5 units to be secured as below market rentals, as well as 26 independent

living units and 50% of the remaining units to be secured as rental for a 20 year term through a housing

agreement.

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

are inputs and the remaining variable is the desired output. In typical proformas this output is usually

profit, following a revenues minus costs equals profit formula.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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For a residual land valuation, however, an assumption on developer's return needs to be included in order

to leave the land value as the variable to solve for. For the analyses GPRA has determined the residual

value for the residential strata based on the developer achieving an acceptable profit of 15% on total

strata project costs (calculated as a representative portion of overall project costs for the proposed

development). The residual values are the maximum supported land value a developer could pay for the

site (under the density and conditions tested) while achieving an acceptable return for their project.

It is often the case that a developer cannot achieve a profit on the sale of a rental or commercial project

immediately after completion and instead takes a long term perspective looking at value as an ongoing

income stream with a potential disposition at some point in the future. As such, for the residual value of

the project utilized for seniors rental GPRA has instead looked at the developer achieving an acceptable

return on their investment measured as an Internal Rate of Return (IRR) and the maximum supported

land value that would allow a developer to achieve a target IRR.

The residual land values determined from this analysis of the property developed as proposed under the

rezoned density of 1.96:1 FSRas seniors rental is then compared to the residual land value of the Site if

developed under current zoning at 1.2:1 FSRas residential strata to establish a 'lift' in value that arises

from the change in density. This lift in value is the total potential monies that are available for public

amenities or other public works not considered as part of the analysis. GPRA have made allowances for

streetscape and public realm improvements that would typically be incurred through development in

both sets of analysis. Any additional improvements that would be required only from the proposed

rezoning and not from development under current zoning would impact the lift and would need to be
identified, priced, and included in a revised analysis.

Typically there is some sharing of the lift value between the Municipality/District and the developer, but

the percentage shared varies by community and by project. It is GPRA's understanding that in compliance

with current policy, the City has determined that they will seek 75% of the lift for amenities.

GPRA determined strata revenues used in the analyses from a review of recent sales and offerings for sale

of recently developed apartments of wood frame and of concrete construction within roughly 10 km of

the Site, with a focus on projects that were deemed comparable to that which would likely be developed

on the Site under current planning. Seniors rental rates were derived from a review of seniors

developments offering a similar scope of supportive services in the Victoria region. Project costs were

derived from sources deemed reliable, including information readily available from quantity surveyors on

average hard construction costs in the City. Development or soft costs have been drawn from industry

standards, and from the City's sources. All other assumptions have been derived from a review of the
market and from other sources deemed reliable by GPRA.

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

GPRA Estimates the lift from rezoning the Site from 1.2:1 FSRto 1.96:1 FSRwith the uses discussed herein

would be roughly $1.35 million, with the City's 75% share totaling $1.013 million.

However, as the purpose of this exercise is in part to determine whether the lift is sufficient to offset the

cost of the heritage retention, it must be noted that the proponent has estimates for the refurbishment of

the heritage building and seismic upgrades at a cost well in excess of $5 million according to an estimate

provided by Beacon Construction Consultants Inc. This would indicate that there is still a substantial

shortfall between the increase in land value from the additional density and the cost of the heritage

retention. As such, GPRA does not recommend the City seek any amenity contribution from the rezoning

of the Site as proposed.

I trust that our work will be of use in the City's decision on the rezoning of 913-929 Burdett Avenue and

914-924 McClure Street Victoria. I am available to discuss this further at your convenience.

Gerry Mulholland 'Vice President

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

T 6042754848 , M 778 7728872 ,

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

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
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Committee of the Whole Report
For the Meeting of June 8, 2017

To: Committee of the Whole Date: May 25, 2017

From: Jonathan Tinney, Director, Sustainable Planning and Community Dpvelopment

Update on Rezoning Application No. 00466 and Heritage Alteration Permit
Application No. 00214 for 913-929 Burdett Avenue and 914-924 Miclure StreetSubject:

RECOMMENDATION

Rezoning Application No. 00466

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlinid in Rezoning
Application No. 00466 for 913-929 Burdett Avenue and 914-924 McCh.Jre Street; and
that first and second reading of the Zoning Regulation Bylaw Amendment be considered
by Council. I

2. That Council instruct staff to prepare a Housing Agreement Bylaw to sedure a minimum
of 50% of the total units as market rental for a minimum of 20 years, plus a minimum of
26 units be used as assisted living for a minimum of 20 years, and that future strata
bylaws cannot prohibit strata owners from renting residential strata units, and repeal the
formerly adopted Housing Agreement from a past development proposal.

3. That the introductory readings of these Bylaws be considered by Counqil and a Public
Hearing date be set once the following conditions are met:

a. preparatIon of a Section 219 Covenant for sewage attenuation as required, and
executed by the applicant to the satisfaction of the Director of El1gineering and
Public Works. .

4. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:

a. Mayor and City Clerk to execute the documents required in order to discharge or
terminate the following legal documents related to a past development proposal,
which are not applicable to the current development proposal:

i. S.219 Covenant relating to the provision of full frontage works along the
Burdett Avenue and McClure Street frontages

ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along
the east of the property

iii. Heritage Revitalization Agreement dated February 14, 20m~.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization

Agreement, as required.

Committee of the Whole Report May 18, 2017
Rezoning Application No. 00466 and Heritage Alteration Permit Application No.OO214for 913-929 Burdett Aven4e
and 914-924 McClure Street Page 1 of 7



Heritage Alteration Permit No. 00214

Following consideration of Rezoning Application No. 00466, staff recommend that Council
consider this updated mOtion with respect to Heritage Alteration Permit with Variances No.
00214:

"That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929
Burdett Avenue and 914-924 McClure Street in accordance with:

1. Plans date stamped May 3, 2017.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following

variances:
a. increasing the building height from 16.5m to 20.55m
b. reducing the front yard setback from 10.6m to a.75m
c. reducing the rear yard setback from SAm to 4.7m
d. reducing the west yard setback from 3.6m to 3.2m for the principal building and from

3.6m to 3.05m for the Cartreff Residence.
3. Final plans to be generally in accordance with the plans identified above to the

satisfaction of City staff.
4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923

Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple
Residence (924 McClure Street). detailed in Appendix A. Appendix B, and Appendix C
attached to this report.

5. Sustainability features and construction achieving the BUILT GREEN® Certification
level.

6. The Heritage Alteration Permit lapsing two years from the date of this resolution.n

EXECUTIVE SUMMARY

The purpose of this report is to provide Council with new information. analysis and
recommendations regarding a Rezoning Application and a Heritage Alteration Permit
Application for the properties located at 913-929 Burdett Avenue and 914-924 McClure Street.
At the Council meeting of January 12, 2017, Council passed a motion to forward the
applications to the Joint Heritage Advisory Panel and the Advisory Design Panel with comments
included in the follow-up staff report.

A meeting of the Joint Heritage Advisory Panel and the Advisory Design Panel held on February
1, 2017, led to a recommendation to Council for the approval of the application with
recommendations for the refinements to the proposal that are detailed later in this report. The
applicant has made design revisions in response to the Panel and staff feedback.

Given that the applicant has satisfied the conditions related to this application, staff are
recommending for Council's consideration that the Rezoning Application and Heritage Alteration
Permit Application proceed for consideration at a Public Hearing.

Committee of the Whole Report May 18, 2017
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BACKGROUND

Description of Proposal

The proposal is to amend the existing CD-10 (Mount St. Angela) Zoning RegljJlation Bylaw to
create a new site-specific zone that permits the increase of the bonus den$ity provision in
exchange for the heritage conservation measures to be applied to the heri~age-designated
buildings on the subject site. The applicant proposes to construct a 106-unit sehior's residence
(plus 26 assisted living units) to the rear and the side of the existing heritage-d~signated Mount
St. Angela building. Existing heritage-designated houses at 913 Burdett Avenue (Cartreff
Residence) and at 924 McClure Street (Temple Residence) are also proposed to be
incorporated into the project. The Committee of the Whole reports for Rezoning Application No.
00466 and Heritage Alteration Permit Application No. 00214 dated December 16, 2017, and
presented at the Committee of the Whole (COTW) meeting of January 12, 2017, are attached
for additional information and reference.

On January 12, 2017, Council passed the following motion:

"It was moved by Councillor Madoff, seconded by Mayor Helps, that a meeting of the
Joint Heritage Advisory Panel and the Advisory Design Panel be convened to consider
the application for 913-929 Burdett Avenue and 914-924 McClure Street and that the
report from the jOint panel be included in the agenda when the application is considered
by the Committee of the Whole.

That the panel be asked for comments on, but not limited to:

1. The relationship between the scale of the proposed development and the OCP
policy that supports new additions that conserve and enhance he1tage property.

2. Does the proposal appropriately respond to Standard 1of the Nat~onalStandards
and Guidelines in respect to the removal of heritage deSignated
elements/additions and the relocation of the Cartreff and Temple buildings.

3. Does the proposal respond appropriately to Standard 11 of the National
Standards and Guidelines in terms of new construction being physically and
visually compatible with, subordinate to, yet distinguishable from, the historic
place.

4. Does the Conservation Plan adequately address the National Standards and
Guidelines and provide appropriate detail on how the proposal responds to the
Guidelines.

5. Has adequate information been provided by the applicant to support the claim
that the level of Burdett Street has been raised over time and that this justifies
the moving and raising of the Cartreff house.

6. Does the proposed landscape plan respect and retain historic landscaping
appropriate to the 1860s Mt. Sf. Angela building and the 1905, Samuel McClure
designed, Cartreff House as outlined in the Standards and Guidelines.II

Issues and Analysis

Further information and analysis are provided in this report on the following items associated
with this application:

• Joint Heritage Advisory Panel and Advisory Design Panel meeting
• revisions resulting from the Joint Panel's comments

Committee of the Whole Report May 18, 2017
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• revisions resulting from staff feedback
• regulatory considerations

Summary of Joint Heritage Advisory Panel and Advisory Design Panel Report

The Application was referred to the Joint Heritage Advisory Panel (HAPI) and the Advisory
Design Panel (ADP) on February 1, 2017 (draft minutes attached). The majority of the Panel
agreed that the:

• scale of the development in relation to OCP had been addressed satisfactorily
• proposal appropriately responds to Standard 1 of the National Standards and Guidelines

and agreed with the removal of the hotel addition and the porte cochere
• proposal appropriately responds to Standard 11 of the National Standards and

Guidelines; however, modifications ·to the addition of the Cartreff house should be less
imitative, particularly the roofline

• Conservation Plan and design detail of the Temple residence pay particular attention to
sensitive restoration and reconstruction of the staircase, front wall and gate and resolve
the discrepancy in the front elevation of the building itself

• moving and lifting of the Cartreff residence is no longer part of the proposal
• front garden of the Cartreff residence be reconsidered to be more in line with an

Edwardian bordered garden and distinct from the rest of the frontage. It was also
recommended that the applicant consider the use of the fruit trees as part of the
landscape given their historical presence on site

• project be reclassified as a rehabilitation, not as preservation.

Revisions Resulting from Joint Panel Comments

Cartreff Residence

The applicant is proposing to retain the Cartreff residence in its existing location and at its
existing height. Roof articulation now reflects existing conditions and reconstructed chimneys
are included on all roof plans, elevations, and three-dimensional views. The south wing addition
is less imitative with a simple gable roofline, a shed roofed dormer on the west side, and a
change of exterior colour that complements the Cartreff while transitioning to the darker
foundation. Windows of the addition are more compatible and have been minimized on the
west side to increase privacy.

Temple Residence

The applicant is proposing to reconstruct the design details of the staircase, front wall and gate
as recommended in the Conservation Plan, and all reconstructed chimneys are on all roof
plans, elevations, and three-dimensional views.

St. Angela College

Fenestration openings in the remnant west brick wall are consistent with existing conditions, and
the intricate reconstructed chimneys are included on all roof plans, elevations, and three-
dimensional views.

Committee of the Whole Report May 18. 2017
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Landscaping

The applicant proposes a traditional formalized garden in front of the Cartreff residence distinct
from the rest of the frontage. Existing stone gate pillars will be preserved and a new forged gate
will be installed. A Plant Schedule and examples are included in the applicati¢n package and
details the proposed tree species, specimen and massing shrubs, as well as, perennials and
ground cover.

Revisions Resulting from Staff Comments

The applicant has also responded to staff comments and have included the following revisions:
• an additional visitor parking stall has been allocated in the underground parkade to

eliminate a parking variance
• detail has been provided for the overhead door on Burdett Avenue which includes

translucent glazing and a mullion pattern to match the surrounding glazing. The
assembly is also set back within the structure by OAm

• the east corner of the south wing elevation has been revised with the addition of corner
glazing and refined architectural details to eliminate the blank wall

• inconsistencies related to bicycle stall calculation and setbacks have been addressed.

Regulatory Requirements

The following data table has been included for clarity and includes updated information related
to building height, setbacks and parking that have arisen from the revised design. The building
height has increased from 20.53m to 20.55m as a result of updated average grade calculations.
Typographical and rounding errors on the plans have been corrected for the front and rear yard
setbacks and are detailed in the table. An asterisk is used to identify where the proposal is less
stringent than the existing zone.

I

J

Zoning Criteria Proposal Zone $tandard
CJP-10

Site area (m2) - minimum 5429.00 39,8.00
Number of dwelling units -

106 N/Amaximum
Density (Floor Space Ratio) -

1.96:1* 1,3:1maximum
Total floor area (m2) -

10,638.00* 49~6.00maximum

Height (m) - maximum 20.55* (previously 20.53) 13.60

Storeys - maximum 6*
~

Site coverage % - maximum 49.4* 37.91

Open site space % - 38* 46.56minimum

Setbacks (m) - minimum

Front (Burdett Avenue) 8.75* (previously 8.8) 10.60
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Zoning Criteria Proposal
Zone Standard

CO-10

Rear (McClure Street)
4.70* (building) (previously 4.20) 5.40

3.30· (stairs) (previously 3. 70)

Side (east) 3.60 3.60

Side (west)
3.05 (Cartreff residence) 3.60

3.20* (building)

60

46*
(number of parking stalls

Parking - minimum specified in existing zone is
attributed to previous

oronnsal)

Visitor parking (minimum) 4 (previously 3*) 4
included in the overall units
Class 1 secure bicycle 108 107
oarkina stalls (minimum)
Class 2 publicly accessible
bicycle parking stalls 8 (previously 6*) 7
(minimum)

Zoning Regulation Bylaw

In accordance with Rezoning Application No. 00466, staff recommend that Council consider a
site-specific zone to accommodate the proposed development. The Applicant proposes a
building height of 20.SSm; given the prominence of this site to the Mount St. Angela building,
staff are recommending that Council consider a lower height limit of 16.Sm to be included in the
new zone, which is the height of the Mount St. Angela building (measured to half the height of
the steeple). This approach is recommended to ensure that the higher height does not become
an entitlement entrenched in the zone, allowing future proposals to come forward and achieve a
height of 20.SSm as a right, rather than benefiting from a Council review process.

In addition, this Application is proposing reduced setbacks when compared to the current zone:
• from 10.6m to 8.7Sm for the front yard
• from S.4m to 4.7m for the rear yard
• from 3.6m to 3.2m for the west yard for the new building, 3.0Sm for the Cartreff

Residence building, and 1.06m for the Cartreff stairs (a projection allowance is proposed
to be incorporated into the new zone).

Staff similarly recommend that Council consider issuing variances for the proposed setbacks to
ensure a re-evaluation, if this project is for some reason never built. Appropriate wording has
been included in the recommendation provided for Council's consideration.

CONCLUSION

Given the results of the Joint Heritage AdviSOry Panel and Advisory Design Panel, as well as
revisions undertaken by the applicant to address the recommendations by the Panel and staff
feedback, it is recommended for Council's consideration that the Application move forward to a
Public Hearing.
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ALTERNATE MOTION

That Council decline Rezoning Application No. 00466 and Heritage Alteration Permit Application
No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street.

spectfully submitted,

} ~
Merinda Conley
Senior Heritage Planner
Development Services Division

(.~

Jona~an Tinney
Director
Sustainable Planning and Community
Development Department

-C.~.N~
Charlotte Wain
Senior Planner - Urban Design
Development Services Division

Report accepted and recommended by the City Manager:

Date:

Appendices:

Conditions of Heritage Alteration Permit No. 00214:
• Appendix A, Mount St. Angela, 917-923 Burdett Avenue
• Appendix B, Cartreff Residence, 913 Burdett Avenue
• Appendix C, Temple Residence, 924 McClure Avenue

List of Attachments:
• Minutes from January 12, 2017 Committee of the Whole meeting
• Minutes from January 12, 2017 Council Meeting
• Letter from Larry Cecco, Keay Cecco Architecture Ltd., date stamped May 3, 2017
• Plans, dated May 3, 2017
• Staff report to Joint Advisory Design and Heritage Advisory Panel Report, dated January

19,2017
• Minutes of February 1, 2017, Joint Advisory Design and Heritage Advisory Panel

meeting
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LATE ITEM COTW
OCT 2 4 2019

ITEM# F·J--~---
Committee of the Whole Report
For the Meeting of January 12, 2017

To: Committee of the Whole Date: Decemb~r 16,2016

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Heritage Alteration Permit Application No. 00214 for 913-929 Burdett
Avenue and 914-924 McClure Street

RECOMMENDATION

That Council, after giving notice and allowing an opportunity for public comment and after the
Public Hearing for Rezoning Application No. 00466, if it is approved, consider the following
motion:

1. "That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for
913-929 Burdett Avenue and 914-924 McClure Street in accordance with:

i. Plans date stamped November 8, 2016.
ii. Development meeting all Zoning Regulation Bylaw requirements, except for the

following variances:
a. increasing the building height from 16.5m to 20.6m
b. reducing the front yard setback from 10.6m to 8.8m
c. reducing the rear yard setback from 5.4m to 4.2m
d. reducing the west yard setback from 3.6m to 3.2m for the principal building

and from 3.6m to 1.7m for the Cartreff Residence.
iii. Final plans to be generally in accordance with the plans identified above to the

satisfaction of City staff.
iv. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela

(917-923 Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the
Temple Residence (924 McClure Street), detailed in Appendix A, Appendix B, and
Appendix C attached to this report.

v. Sustainability features and construction achieving the BUILT GREEN®
Certification level.

vi. The Heritage Alteration Permit lapsing two years from the date of this resolution."

LEGISLATIVE AUTHORITY

A heritage-designated property, pursuant to Section 611(3) of the Local Government Act,
requires a Heritage Alteration Permit for the occurrence of an alteration, a structural change, a
relocation, removal, or damage to an interior feature or fixture, or a landscape feature. In
accordance with Section 617 and 618 of the Local Government Act, Council may issue a
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the
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heritage protection of the property, including: (i) conditions respecting the sequencing and
timing of construction, (ii) conditions respecting the character of the alteration of action to be
authorized, including landscaping and the siting, form, exterior design and finish of buildings and
structures and (iii) security. Council may refuse to issue a Heritage Alteration Permit for an
action that, in the opinion of Council, would not be consistent with the purpose of the heritage
protection of the property.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Heritage Alteration Permit Application for the properties located at 913-929 Burdett Avenue
and 914-924 McClure Street. The Application is being considered concurrent with Rezoning
Application No. 00466 to construct a 106-unit senior's residence (plus 26 assisted living units) to
the rear and the side of the existing heritage-designated Mount St. Angela building. Existing
heritage-designated houses at 913 Burdett Avenue (Cartreff Residence) and at 924 McClure
Street (Temple Residence) are also proposed to be incorporated into the project.

A Heritage Revitalization Agreement was adopted by Council on February 14, 2008, in relation
to a previous application when the property was rezoned to the current CD-10 (Mount St.
Angela) District Zone in February 2008. A Development Permit and Heritage Alteration Permit
were approved in March 2010 for the alternative design. These permits have since expired and
are unrelated to the current application, and it is being recommended to Council in the
concurrent rezoning report that all legal documents not attributable to the current proposal be
discharged, which includes the Heritage Revitalization Agreement.

Staff is recommending for Council's consideration that utilizing a Heritage Alteration Permit
process rather than a Heritage Revitalization Agreement to specify the conditions for the
preservation, rehabilitation, and restoration of the three heritage properties provides a more
direct, enforceable and elegant approach ensuring all measures are in place to respect heritage
values and meet appropriate conservation standards.

The following points were considered in assessing this Application:

• The Application is consistent with the Official Community Plan (OCP), 2012, that
supports new additions that conserve and enhance heritage property.

• The Application is generally consistent with the DeSign Guidelines for Multi-Unit
Residential, Commercial and Industrial Development.

• The Application is consistent with the Standards and Guidelines for the Conservation of
Historic Places in Canada.

BACKGROUND

Description of Proposal

The proposal is to to construct a 106-unit senior's residence (plus 26 assisted living units) to the
rear and the side of the existing heritage-designated Mount St. Angela building at 917-923
Burdett Avenue. The building is proposed at six storeys. Since the ground level along Burdett
Avenue is defined as a basement under the Zoning Regulation Bylaw, it does not count as a
storey. Existing heritage-designated houses at 913 Burdett Avenue (Cartreff Residence) and at
924 McClure Street (Temple Residence) are also incorporated into the project. The proposal is
to remove the existing 1912 addition at the rear of the 1866 Angela College building, the rear
annex, the porte-cochere and the third-floor link. Portions of the existing north, west and east

Committee of the Whole Report
Heritage Alteration Permit Application No.OO214 for 913-929 Burdett Avenue and 914-924 McClure Street

December 16, 2017
Page 2 of 12



brick walls of the 1912 addition are proposed for retention as features ill the interior
atrium/galleria containing the main dining area for the residents. The exterior of Angela College
would be restored in accordance with the September 2010 Mount St. Angela Cons~rvation Plan.

The Cartreff Residence at 913 Burdett Avenue will be incorporated as part of the complex
through a rear addition linking it to the main building. The residence will retain its current duplex
configuration and will be moved forward 1.8m, raised by 0.53m, and placed on a new foundation
which will return it to its proximate original relationship to the street and sidewalk. The brick
chimneys will be measured during deconstruction to form an accurate record, which will then be
used as a guide when they are rebuilt using the existing brick.

The Temple Residence at 924 McClure Street is proposed for relocation to the southeast end of
the site to allow for a parking garage entrance. The interior will be reconfigured to contain
seven suites, but will retain the designated interior features. The exterior finishes will be
restored, and a small sympathetic one-storey addition will be located on the northeast comer.
New exterior window openings and one door opening are proposed on the garden level to
accommodate the new interior layout. Two windows in the northeast comer of the main level
will be reused for the small northeast addition, and positioned to match the existing
configuration. One window on the second level will be removed to accommodate the new
interior layout. A new metal fire escape is proposed for the west elevation. The existing brick
chimneys will be reconstructed using the existing brick.

The Mount St. Angela Conservation Plan for the site was prepared by a heritage consultant in
March 2007 as part of a previous rezoning application. The Conservation Plan was updated in
September 2010 and issued again as a separate document. The same consultant reviewed the
previous plan alongside the 2010 Conservation Plan and provided an updated review of the
plan in the context of the current proposed development (see attached letter, dated stamped
March 18,2016).

Sustainability Features

As noted in the Applicant's letter, date stamped November 8, 2016, the following sustainability
features are proposed as part of this Application:

• building orientation to take advantage of solar gain
• high performance wood frame system
• retention of three existing buildings
• recycling of building materials from the structures to be removed from the property
• solar collectors for hot water pre-heating
• rainwater harvesting for irrigation
• permeable paving to reduce storm water runoff
• heat recovery ventilation systems
• geothermal heating/cooling
• construction to BUilT GREEN® MGold"standard.

Active Transportation Impacts

The Application proposes the following features which support active transportation:

• 108 secure bicycle racks located in the underground parkade
• 6 publicly accessible bicycle racks located outside the main entrance on Burdett Avenue
• showers and changing facilities for staff located on level one.
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Advisory Design Panel Referral

This Application was referred to the Advisory Design Panel (ADP) on July 27,2016. The Panel
were asked to comment on the following aspects of the proposal:

• massing, height and transition in relation to the context
• interface on the west elevation
• loss of the mid-block walkway
• proposed finishes and materials.

The minutes from the meeting are attached for reference and the following motion was carried
(unanimous):

That the Advisory Design Panel recommend to Council that Rezoning Application # 00466
and Heritage Application # 00214 for 913-929 Burdett Avenue and 914-924 McClure Street
be approved with recommendations as follows:

• to reconsider the 6-storey massing at the southwest comer
• to reconsider the 3-storey massing on the McClure elevation
• to reconsider the variety of window sizes and types
• resolution of structure, window glazing and materials of the window wall in the atrium to

reflect the consideration that has gone into the rest of the project.

The architect's detailed response to the Panel's recommendations (date stamped November 8,
2016) is attached to this report. The Applicant has responded to ADP's recommendations as
follows:

• the proposed density decreased from 1.98:1 to 1.96:1 floor space ratio (FSR)
• the massing on the south west comer has been reduced by increasing the setback from

McClure Street at the fifth storey by 1m and removing a unit on the sixth storey. This
density was relocated to the south portion of the east wing on the third storey.

• the units along McClure Street have been revised to provide a unified expression for the
first three storeys with modulations in the south elevation and the creation of bay
windows

• additional windows have been included on the east elevation
• overall the number of window types has been reduced from 22 to 10
• additional detail for the glass atrium has been provided including structural glass fins
• the application of exterior finishes and materials has been refined.

The changes to the massing and proportion of the building in the south west comer are an
improvement, and the refinement of the McClure Street frontage provides a sensitive response
to the immediate context. The supporting perspective views demonstrate an artiCUlation of the
south elevation that respond well to the street with additional entrances to the ground floor units,
and modulation in the fac;ade that suggests a townhouse built form, despite the upper units
being configured internally as apartments. The floor plans are not consistent with the
perspective views and do not represent the same articulation of the fac;ade, and staff therefore
recommend for Council's consideration, revisions to the plans to be consistent with the
architectural intent along this frontage. Appropriate wording has been included in the
concurrent rezoning report to capture this requirement as a condition of setting the Public
Hearing.
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Heritage Advisory Panel Referral

The Heritage Advisory Panel met on July 12, 2016, (minutes attached) to review the Application.
The following motion was carried (unanimously):

That the Panel recommend to Council that Heritage Alteration Permit Application No. 00214
for 913-929 Burdett Avenue and 914-924 McClure Street be declined.

In summary, the Heritage Advisory Panel felt the proposed development's use is inappropriate
in terms of scale and its attention to the natural landscape, existing outbuildings, adjacent
heritage properties and view corridors. However, staff respectfully disagrees with this
assessment as the Application does meet the Official Community Plan (OCP) policy in terms of
supporting new additions that conserve and enhance heritage property, as well as general
standards of the Standards and Guidelines for the Conservation of Historic Places in Canada -
in particular, the relocation of an historic place within its current context maintains its heritage
value, and the development is physically and visually compatible with, subordinate to, and
distinguishable from the historic place. The 'Analysis' section of this report provides further
information on the evaluation of the Application's consistency with City policy.

ANALYSIS

Official Community Plan

The Application is supported by Official Community Plan policies which state:

8.49 Continue to support new additions that conserve and enhance heritage property,
as consistent with the National Standards and Guidelines for the Conservation of
Historic Places in Canada.

The subject property is within Development Permit Area (DPA) 16 of the Official Community
Plan which seeks to integrate commercial, industrial and multi-unit residential buildings in a
manner that is complementary to the established place character in the ne ghbourhood,
including heritage character. Enhancing the character of the streetscape througH high quality
architecture, landscape and urban design, as well as creating human-scaled design, quality of
open spaces, and safety and accessibility are also key objectives of this DPA.

Multi-Unit Residential, Commercial and Industrial Guidelines

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

Height of Building in Relation to Context
The height of the rooftop of the proposed main east and west wings is 20.53m as measured
from the site's average grade. This is approximately 1m higher than the adjacent multi-unit
residential project to the east on Burdett Avenue known as the Chelsea so this is considered a
reasonable fit with the context. The lower height of the Cartreff Residence provides a transition
in scale to the four-storey apartment building to the west along Burdett Avenue with an
approximate difference in height of 2.6m.
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SW view along Burdett Avenue

SE view along Burdett Avenue

On McClure Street, there is a single-family dwelling located at 910 McClure Street (used as a
legal duplex) immediately to the west, followed by a three and a half storey heritage-registered
building known as Abigail's Hotel at 906 McClure Street. The bulk of the west wing of the
proposed development does impact the adjacent house in terms of its height. Staff previously
expressed concern with the south west portion of the building and the Applicant responded to
comments from staff and ADP by increasing the setback at the fifth storey and removing a unit
on the sixth storey as described earlier in this report. The supporting 3D views from street level
along McClure Street demonstrate (provided on page 7 of this report) the effect on the overall
massing, which now reads as a six storey building, consistent with the policy contained within
the OCP.
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NE view along McClure Street

NW view along McClure Street

Transition

The guidelines encourage new development to be compatible through sensitive design. The
proposed development utilizes a transparent glass connection which provides a transitional
backdrop that pronounces Mount St. Angela and the Cartreff Residence along Burdett Avenue.
The darker brick veneer on the lower levels of the east and west elevations lessen the overall
scale of the development by grounding the structure and creating a more solid transition to each
of the three designated structures. At the same time, additional lighter-finished upper levels
tend to be emphasized less with the selection of lighter material colours and glass. The proposal
has created a more sensitive transition to the adjacent lot by aligning the parkade structure with
the building above. This area is proposed to be landscaped with patio seating, paving, plants
and shrubs as noted on the landscape plan.

Relationship to the Street

The proposed development respects the dense vegetation and tree canopy of Burdett Avenue
by setting back the new portions of the building, and maintaining the existing spatial
relationships of the heritage buildings with the street. The landscape treatment of the Burdett
Avenue frontage and retention of the stone wall further reinforces this relationship.
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On McClure Street, the project proposes a lower scale rhythm of fayade elements reminiscent
of the exterior colour pattern of the 1912 addition, and is set apart from, and not exceeding the
height of, the relocated Temple Residence. The stone wall abutting the south property line will
be retained with modifications for vehicle and pedestrian entrances as well as ground-oriented
units on the south wing and the relocated Temple Residence.

Human Scale. Massing. Height and Architectural Features

The Guidelines encourage human scale in the design of buildings and public space that
enhances local area distinctiveness with features that contribute to a sense of place. The
building massing is visually broken down by utilizing varying heights, different materials (stone,
brick and glazed curtain wail), horizontal overhangs, and stepping back of upper floors.

Although the building may be perceived as seven storeys from some perspectives along
McClure Street, the structure is a six-storey building as the lowest storey meets the definition of
basement under the Zoning Regulation Bylaw and is excluded from the storey calculations. The
mechanical penthouse is also excluded from the storey calculation as it does not contain a roof.
The proposed two-storey portion on the south wing contains ground-oriented units that are
visually broken into human-scaled proportions through form, surface treatment and colour. It
relates well to the relocated Temple Residence, and provides a good transition to the adjacent
Chelsea building. Private alcove recesses along McClure Street make a transition from the
private realm of the residences to the public realm of the street.

The stepping back of upper floors, mentioned previously, helps to mitigate the perception of the
height from McClure Street.

Exterior Finishes

The primary exterior building materials are a combination of buff stone and brown and white
brick veneers, glass curtain walls with structural glass fins, glass canopy, and decorative metal
railings. Exterior finishes of Mount St. Angela, the Cartreff Residence and the Temple
Residence will be fully restored.

Open Spaces and Landscaping

The open spaces of the project are enhanced through the landscape treatment, including
ornamental ponds, glazed pergolas, a community herb garden and landscaped courtyards. The
roofscape is enhanced by the proposed green roofs on the south wing on McClure Street and a
portion of the east wing. Although staff have raised concerns regarding the impact of the west
elevation with the adjacent building at 910 McClure Street, this portion of the proposal would be
extensively landscaped with trees, shrubs and seating areas, which will assist in softening the
building edge on this elevation. The proposal also benefits from some reductions in massing
and increasing the stepping back portion of the upper levels on this side.

2010 Conservation Plan

The September 2010 Conservation Plan (updated from the previous March 2007 Conservation
Plan) prepared by Donald Luxton and Associates provides a comprehensive plan for the
conservation and rehabilitation of the heritage buildings on the site. This latest proposal plan
has been reviewed by this consultant and found to be in conformance with the 2010
Conservation Plan (see attached letter, date stamped March 18, 2016).
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Heritage Context

The proposal includes the demolition of the rear 1912 addition to Angela College to permit the
new development on the site. This rear wing was previously approved for removal as part of the
rezoning for the site approved by Council on February 14, 2008. Portions of the west and east
brick exterior walls will be retained as features in the interior atrium/galleria containing the main
dining area for the senior's residence.

The most significant aspect of the Application is the design of the new building and its
relationship to the existing heritage buildings on the site. The concept is for a three-storey
glazed curtain wall which will link the south wall of the 1866 Angela College building to the south
end of a new addition to the Cartreff Residence at 913 Burdett Avenue. It will also link to a six-
storey wing on the east end of the complex that steps down to four storeys adjacent to the
Temple Residence, thereby providing a transparent, neutral backdrop to the prominent heritage
buildings. The siting will also retain the existing spatial relationship between Angela College
and the Cartreff Residence in a landscaped setting respecting the character of the 900 block of
Burdett Avenue which has large trees on the boulevard and adjacent properties. The front
elevation of the east wing is designed with a combination of a brick base, sandstone veneer on
the upper floors, and glazed window walls to relate to the materials of Angela College. The
massing of the project is concentrated in the centre of the block to allow for lower portions
adjacent to the two or three-storey heritage buildings.

Standards and Guidelines for the Conservation of Historic Places in Canada

Relevant guidelines from the Standards and Guidelines for the Conservation of Historic Places
in Canada include the following:

4.3.1 - Exterior Form
Recommended:
6 Retaining the exterior form by maintaining proportions, colour, and massing and the

spatial relationships with adjacent buildings.
10 Reinstating the exterior form by recreating missing, or revealing obscured parts to re-

establish character-defining proportions and massing.
13 Selecting the location of a new addition that ensures that the heritage value of the

place is maintained.
14 Designing a new addition in a manner that draws a clear distinction between what is

historic and what is new.
15 Designing an addition that is compatible in terms of materials and massing with the

exterior form of the historic building and its setting.

With respect to the preservation and restoration approach to Angela College:

24 Reinstating the building's exterior form from the restoration period, based on
documentary and physical evidence.

25 Removing a non character-defining feature of the building's exterior form, such as an
addition built after the restoration period.

26 Recreating missing features of the exterior form that existed during the restoration
period, based on physical or documentary evidence.
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4.5.1 - All Materials

Recommended:

14 Repairing or replacing materials to match the original as closely as possible, both
visually and physically.

4.5.2 - Wood and Wood Products

Recommended:

14 Retaining all sound and repairable wood that contributes to the heritage value of the
historic place.

17 Replacing in kind extensively deteriorated or missing parts of wood elements, based
on documentary and physical evidence.

20 Replacing in-kind an irreparable wood element, based on documentary and physical
evidence.

The concept respects the above recommendations contained in the Standards and Guidelines
for the Conservation of Historic Places in Canada. The proposed new building complex links to
the two heritage-designated buildings on Burdett Avenue through the rear elevation in both
cases, thus minimizing the loss of historic features. The design of the new building repeats
some of the primary materials of the original Angela College such as brick and Tyndall
limestone, while still designed with a contemporary expression, thus providing a compatible but
differentiated addition that preserves the historic character of the original.

The Temple Residence has several additional window and door openings on the lower level
which are not original to the structure. The Applicant proposes to retain, repair and reuse
existing wood frame windows, and new window openings and new window types will be
reflective of the era and style of the house.

The changes proposed for the heritage-designated stone wall at the front of the property along
Burdett Avenue are required as detailed on the new landscape plan, and will conserve and
integrate the original materials and gateposts.

Regulatory Requirements

Zoning Regulation Bylaw

In accordance with Rezoning Application No. 00466, staff recommend that Council consider a
site specific zone to accommodate the proposed development. The Applicant proposes a
building height of 20.53m. Given the prominence of this site to the Mount St. Angela building,
staff are recommending that Council consider a lower height limit of 16.5m to be included in the
new zone, which is the height of the Mount St. Angela building (measured to half the height of
the steeple). This approach is recommended to ensure that the higher height does not become
an entitlement entrenched in the zone, allowing future proposals to come forward and achieve a
height of 20.53m as a right, rather than benefrting from a Council review process.

In addition, this Application is proposing reduced setbacks when compared to the current zone:

• from 10.6m to S.Sm for the front yard
• from 5.4m to 4.2m for the rear yard
• from 3.6m to 3.2m for the west yard for the new building and 1.7m for the Cartreff

Residence.

Committee of the Whole Report
Heritage Alteration Permit Application No.OO214 for 913-929 Burdett Avenue and 914-924 McClure Street

Oecember 16, 2017
Page 10 of 12



Staff similarly recommend that Council consider issuing variances for the proposed setbacks to
ensure a re-evaluation, if this project is for some reason never built. Appropriate wording has
been included in the recommendation for Council's consideration.

Tree Preservation Bylaw

The proposal would result in the loss of three trees along McClure Street and the relocation of
one along Burdett Avenue. The proposal is to replace these with three street trees consistent
with City standards along Burdett Avenue. An arborist report will be required at the same time
as a building permit application, which will outline the construction impact mitigation measures
to successfully retain the existing trees along the Burdett Avenue street frontage. One Garry
Oak tree would be removed as part of the proposed development, since it is located within the
proposed building envelope. This is the only bylaw protected tree within the subject site and
would be replaced at a ratio of 2:1 as per the requirements of the Tree Preservation Bylaw.

CONCLUSION

Staff recommend that the overall concept of the Application, including the relocation of the
heritage houses to allow a more efficient use of the site, has merit and that the concept of
linking heritage structures by glazed additions has been successfully used in other jurisdictions.
Careful attention to detail will be critical to success. Given the scope and complexity of the
project, staff also recommend that a "Certified Professional" architectural heritage consultant be
commissioned by the Applicant to oversee all heritage conservation work to ensure consistency
with the Heritage Revitalization Agreement and Standards and Guidelines for the Conservation
of Historic Places in Canada.

ALTERNATE MOTION

That Council decline Heritage Alteration Permit Application No. 00214 for 913-929 Burdett
Avenue and 914-924 McClure Street.

Respectfully submitted,

~~t~J~'
Senior Heritage Planner
Development Services Division

Director
Sustainable Plan ing and Community
Development D artment

-Report accepted and recommended by the City Manager:

Date:
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Appendices

Conditions of Heritage Alteration Permit No. 00214
• Appendix A, Mount St. Angela, 917-923 Burdett Avenue
• Appendix B, Cartreff Residence, 913 Burdett Avenue
• Appendix C, Temple Residence, 924 McClure Avenue

List of Attachments

• Aerial Map
• Zoning Map
• Letter from John Keay, Keay Cecco Architecture Ltd., date stamped December 15,2016
• Letter from Larry Cecco, Keay Cecco Architecture Ltd., date stamped November 8, 2016
• Background documentation, dated November 15, 2016
• Letter from Safe Design Council, received February 12, 2016
• Design Rationale, dated November 8,2016
• Mount St. Angela Conservation Plan, Donald Luxton and Associates, September 2010
• Letter from Donald Luxton, date stamped March 18, 2016
• Plans, dated November 8,2016
• Land lift analysis, dated October 27,2016
• Staff report to Heritage Advisory Panel. dated July 5, 2016
• Minutes of July 12, 2016, Heritage AdviSOry Panel meeting
• Staff report to Advisory Design Panel, dated July 27, 2016
• Minutes of July 27,2016, Advisory Design Panel meeting.
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~ VICTORIA

Committee of the Whole Report
For the Meeting of January 12, 2017

To: Committee of the Whole Date: December 16, 2016

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Rezoning Application No.00466 for 913-929 Burdett Avenue and 914-924
McClure Street

RECOMMENDATION

"That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00466 for 913-
929 Burdett Avenue and 914-924 McClure Street, that first and second reading of the Zoning
Regulation Bylaw Amendment be considered by Council and direct staff to set a Public Hearing
date once the following conditions are met:

1. Plan revisions to allocate an additional parking stall for visitor use;
2. Plan revisions to demonstrate articulation of the south elevation and any other changes

required to ensure accuracy and consistency with plans to the satisfaction of City staff;
3. Discharge of all legal documents from past development proposals not attributable to the

current proposal to the satisfaction of City staff including the following:
a. S.219 Covenant relating to the provision of full frontage works;
b. Statutory Right-of-Way for the provision of a 1.2m public walkway;

4. Introduction of bylaws to repeal the formerly adopted bylaws from past development
proposals, including a bylaw pursuant to a Heritage Revitalization Agreement and a
bylaw pursuant to a Housing Agreement, as required;

5. Preparation of the following documents, executed by the applicant to the satisfaction of
City staff:
a. Housing Agreement to secure a minimum of 50% of the units as market rental and a

minimum of 26 units be used as assisted living for a minimum of 20 years, and that
future strata bylaws cannot prohibit strata owners from renting residential strata
units, and that the former Housing Agreement be repealed and terminated;

b. Section 219 Covenant for sewage attenuation, as required, to the satisfaction of City
staff;

c. Agreement to terminate Heritage Revitalization Agreement related to past
development proposal."

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
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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.

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 or 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 913-929 Burdett Avenue and 914-924
McClure Street. The proposal is to amend the existing CD-10 (Mount St. Angela) Zone to
increase the bonus density provision in exchange for the heritage conservation measures to be
applied to the heritage-designated buildings on the subject site.

The following points were considered in assessing this application:
• the application is consistent with the OCP Urban Residential urban place designation,

which envisions density up to 1.2: 1 floor space ratio (FSR) with potential bonus density
up to a total of approximately 2: 1 FSR in strategic locations for the advancement of plan
objectives

• the application meets the objectives of the Placemaking policy, Economy policy and
Density Bonus policy in the Official Community Plan (OCP) which directs continued
support for heritage conservation. A detailed analysis of the Heritage Alteration Permit
is provided in a separate report, along with conditions to secure the rehabilitation and
seismic upgrading of the heritage-designated building

• a third party economic analysis of the project was completed which states that the
proposed increase in density is required in order to off-set the costs of retaining and
rehabilitating the heritage-designated building. The analysis determined that the cost of
retaining and rehabilitating the Heritage Registered fac;:ades was in excess of the
projected value of the land lift associated with the project

• a Housing Agreement is recommended to ensure a minimum of 50% of the units are
retained as market rental and a minimum of 26 units be used as assisted living for a
minimum period of 20 years and to ensure that future strata bylaws cannot prohibit strata
owners from renting residential strata units.

BACKGROUND

Description of Proposal

This Rezoning Application is to amend the Zoning Regulation Bylaw to create a new site
specific zone that permits increased density.

The following amendments from the current CD-10 (Mount St. Angela) District Zone are
proposed and would be accommodated in the new zone:

• increase in floor space ratio (FSR) from 1.3:1 to a maximum of 1.96:1 FSR
• amendment to the amenities in the zone to remove the requirement for a mid-block

walkway along the eastern edge of the property
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• additional building height from 13.6m to 16.5m.

Affordable Housing Impacts

The applicant proposes the creation of 106 new residential units plus 26 assisted living units
which would increase the overall supply of housing in the area. A Housing Agreement is also
being proposed which would ensure that a minimum of 50% of the units are retained as market
rental for a minimum period of 20 years and that future Strata Bylaws could not prohibit the
rental of units.

Sustainability Features

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

Active Transportation Impacts

The applicant has identified a number of active transportation features which will be reviewed in
association with the concurrent Heritage Alteration Permit Application for this property.

Public Realm Improvements

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

Land Use Context

The area is characterized by a mixture of four and five storey multi-residential buildings along
Burdett Avenue and lower scale residential along McClure Street. Christ Church Cathedral is
situated opposite the subject site and contains four heritage-designated buildings.

Existing Site Development and Development Potential

The site is presently occupied by three heritage-designated buildings: Mount St. Angela College
and the Cartreff residence along Burdett Avenue, and the Temple residence at 924 McClure
Street. Two non-heritage-designated two-storey buildings are located at 929 Burdett Avenue
and 914 McClure Street, which would be removed to accommodate the development.

Under the current CD-10 (Mount St. Angela) District Zone, the property could be developed as a
four-storey multiple-dwelling with a maximum density of 1.3:1 FSR.

Data Table

The following data table compares the proposal with the existing CD-10 (Mount St. Angela)
District Zone. The current zone is divided into two development areas; for the purpose of this
comparison, these development areas have been combined. An asterisk is used to identify
where the proposal is less stringent than the existing zone.

Zoning Criteria Proposal Zone Standard
CO-10

Site area (m2) - minimum 5429.00 I 3978.00 I
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Zoning Criteria Proposal I Zone Standard
I CD-10--Number of dwelling units -

106 I N/Amaximum
Density (Floor Space Ratio) -

1.96:1* 1.3:1maximum
Total floor area (m2) -

10,630.00 4976.00maximum

Height (m) - maximum 20.53* 13.60

Storeys - maximum 6* 4

I Site coverage % - maximum I 49.4* 37.91
Open site space % -

38* 46.56minimum

Setbacks (m) - minimum

Front (Burdett Avenue) 8.80* 10.60

Rear (McClure Street) 4.20* (building) 5.403.70* (stairs)
Side (east) 3.60 3.60

Side (west) 1.70* (Cartreff residence)
3.603.20* (buildina)
60

Parking - minimum 46* (number of parking stalls specified
in existing zone is attributed to

previous prODOsal)

Visitor parking (minimum) 3· 4included in the overall units
Class 1 secure bicycle

108 107parkina stalls (minimum)
Class 2 publicly accessible
bicycle parking stalls 6 6
(minimum)

Relevant History

The property was rezoned to the current CD-10 (Mount St. Angela) District Zone on February
14, 2008. A Development Permit and Heritage Alteration Permit were approved on March 25,
2010 for an alternative design. These permits have since expired and are unrelated to the
current application.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted the Fairfield
Gonzales Community Association CALUC at a Community Meeting held on June 15, 2015. A
letter date stamped June 19, 2015 is attached to this report.
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ANALYSIS

Official Community Plan

The OCP identifies the subject property as being located in the "Urban Residential" designation
which envisions floor space ratios generally up to 1.2:1 FSR with increased density up to
approximately 2:1 FSR. Policy 6.23 of the OCP notes that applications seeking density towards
the upper-end of the scale will generally be supported where proposals significantly advance
Plan objectives and are located within 200m of the Urban Core. Although the proposal falls just
outside the Urban Core at 220m, it does advance other objectives in the OCP such as the
retention and seismic upgrades of the heritage designated buildings. The OCP notes that within
each designation, decisions about density and building scale for individual sites will be based on
site-specific evaluations in relation to the site, block and local area context, and will include
consideration of consistency with all relevant pOlicies within the OCP and local area plans (in
this case, the Humboldt Valley Precinct Plan).

While the applicant is proposing density and height above the base density envisioned for the
Urban Residential designation, the Placemaking Policy (8.52) in the OCP directs continued
support for heritage conservation through incentives and allowances including property tax
reductions, bonus density provisions and zoning variances.

The proposal is consistent with the place-character features envisioned far the Urban
Residential designation through the provision of variable yard setbacks, with primary doorways
facing the street. It is also consistent with other Placemaking policies that require new
development to give careful consideration to maintain the views of identified heritage landmark
buildings. The proposal includes view perspectives towards Christ Church Cathedral and has
identified that there will be minimal impact on these views during the fall season. The dense
tree canopy would obscure some views during the summer months.

The OCP encourages a range of housing types, forms and tenures across the City. The
applicant is willing to include, as a voluntary amenity, the rental of at least 50% of the units (a
minimum of 53 units) at market rate secured through a Housing Agreement. The Housing
Agreement would also ensure that future strata bylaws could not prohibit strata owners from
renting residential strata units.

Humboldt Valley Precinct Plan

The Applications are not consistent with the policies in the Humboldt Valley Precinct Plan which
designate the subject property for institutional use up to four storeys. The properties at 914 and
924 McClure Street are identified for residential use up to three storeys, although the Plan does
also recognise 914 McClure Street specifically as being a potential site for redevelopment.

The proposal is for a six-storey building, which is greater than the building heights envisioned in
the Plan (four storeys along Burdett Avenue and three stories along McClure Avenue).
Although technically the proposal is not consistent with this policy, it should be noted that the
OCP provides the most current policy direction as it relates to density and building heights. The
Plan encourages new development to respect the scale and massing of the surrounding area
and this was an item identified for review by the Advisory DeSign Panel. Further details are
provided in the concurrent Heritage Alteration Permit report.
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Mid-Block Walkway

Previous versions of the proposal included a mid-block walkway connecting Burdett Avenue
with McClure Street along the eastern property boundary, consistent with the Humboldt Valley
Precinct Plan and current zoning; however, as noted in the applicant's letter, feedback from the
community indicated this was not a desirable amenity. As a result, the mid-block walkway is not
included in the current proposal. The applicant has also included a letter from the Safe Design
Council, which concludes that a mid-block walkway would result in an increased perception of
crime. Staff recommend for Council's consideration that this requirement be removed.

Third Party Economic Analysis

Paul Rollo and Associates was engaged to undertake an economic analysis of the project in
order to justify that the proposed increase in density was required in order to off-set the costs of
retaining and rehabilitating the Heritage Registered building fa9ades. The analysis determined
that based on the increase in density from a floor space ratio of 1.3:1 to 1.96:1 the resulting land
lift was approximately $3 million; however, the applicant proposes the rehabilitation of the
Heritage Registered building including seismic upgrading. Based on a construction cost
estimate provided by a professional quantity surveyor, the cost associated with this work is
estimated at $4.3 million.

In accordance with City Policy, bonus density incentives may be considered where heritage
conservation is proposed. As a result, if Council is supportive of the Application moving forward
for consideration at a Public Hearing, staff recommend that Council consider requiring specific
conditions in association with the Heritage Alteration Permit to secure the retention and
rehabilitation of the Heritage Registered building in lieu of monetary contributions to the City's
Public Realm Improvement Fund and Heritage Building's Seismic Upgrade Fund, which would
normally be based on top of the lift.

Sewage Attenuation

Sewage attenuation may be required for infrastructure improvements to support the proposed
increase in density from the 1.3:1 FSR maximum for multiple dwellings in the existing zoning
entitlement, to the proposed density of 1.96:1 FSR. The applicant has confirmed that a report
from a qualified engineer will be submitted in order to ~valuate the need for sewage attenuation.
Should any amount of attenuation be necessary, a Section 219 covenant will be required to
secure this commitment. Preparation of the S.219 covenant is required prior to a Public Hearing
addressing this issue.

Legal Agreements

A number of legal agreements exist pertaining to the previous proposal. This includes a
Heritage Revitalization Agreement (HRA) for the heritage buildings on the property, as well as a
S.219 covenant for frontage works and a Statutory Right-of-Way (SRW) for a 1.2m mid-block
walkway from Burdett Avenue to McClure Street. These documents are no longer attributable
to the current proposal, therefore staff recommend for Council's consideration that these
documents be rescinded. Further analysis of the HRA is included in the concurrent Heritage
Alteration Permit No. 00214 report.

Staff recommend that Council consider requiring a new Housing Agreement, as authorised by
Section 483 of the Local Government Act, to secure a minimum of 50% of the market seniors
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rental units (at least 53 units) and that 26 of the units be used as assisted living ~ora minimum
period of 20 years.

Regulatory Considerations

Building Height and Setbacks

The applicant proposes the new zone to include a maximum building height of 20.53m. Given
the importance of the relationship of the new buildings to the Mount St. Angela buil'ding,staff are
recommending that Council consider a lower height limit of 16.5m to be included in the new
zone, which is the height of the Mount St. Angela building (measured to half the' height of the
steeple). This would allow Council to consider issuing a Heritage Alteration Permit with
Variances for the new structure, as proposed in Heritage Alteration Permit Application No.
00214. This also ensures that the additional height could only be achieved through a variance
process and not become an entitlement entrenched in the zoning, becoming a right for any
future proposal that may be advanced if this proposal is not built. Similarly, a number of setback
variances are proposed when compared to the current zone as outlined in the data table. Staff
have provided further review of these in the concurrent Heritage Alteration Permit report.

In accordance with City Policy, zoning variances (including building height and setbacks) may
be considered where heritage conservation is proposed. Staff have provided more detailed
comment on the proposed height variance in the Heritage Alteration Permit report.

The floor plans associated with Heritage Alteration Permit Application No. 00214 do not
accurately reflect the architectural intent to provide articulation along this fayade. Normal
practice is for minor design revisions to take place prior to issuance of a Heritage Alteration
Permit, but in this circumstance the amendment may affect the setback variance along McClure
Street. Staff therefore recommend for Council's consideration that this be corrected prior to
setting a Public Hearing.

Parking

The requirement for 60 stalls in the existing zoning is based on the previous proposal. In
reviewing the current proposal against the requirements under Schedule C of the Zoning
Regulation Bylaw, a total of 42 stalls are required (37 stalls for seniors residential and 5 stalls
for assisted living/community care). A total of 46 stalls is being proposed and three of these
stalls are identified as visitor parking, which is one fewer than the requirements (based on 10%
of 37 stalls); however, reallocating one of the underground stalls for visitor use would eliminate
the visitor stall parking variance. Appropriate wording has been included in the staff
recommendation for Council's consideration to revise the plans accordingly.

CONCLUSIONS

Although the Application is not consistent with the Humboldt Valley Precinct Plan as it relates to
density, it does further the goals and objectives noted in the OCP and the DCAP regarding
heritage conservation and place making. As the applicant is proposing to include a minimum of
50% of the dwelling units as market rental for a minimum period of 20 years and the upgrades
to the heritage deSignated buildings will be secured through the Heritage Alteration Permit, the
proposed increase in density is considered appropriate in this location. It is recommended for
Council's consideration that the Application move forward for a Public Hearing subject to the
conditions provided in the staff recommendation.
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ALTERNATE MOTION

That Council decline Application No. 00466 for the property located at 913-929 Burdett Avenue
and 914-924 McClure Street.

Respectfully submitted,

xl. \
~han inney,
Sustainable Plan g and Community
Development D artment

Charlotte Wain
Senior Planner, Urban Design

Report accepted and recommended by the City Manager:

Date: bf,.~ ?,pM("

List of Attachments
• Aerial Map
• Zoning Map
• Letter from John Keay, Keay Cecco Architecture Ltd., date stamped December 15, 2016
• Letter from Larry Cecco, Keay Cecco Architecture Ltd., date stamped November 8,2016
• Background Documentation, dated December 15,2016
• Letterfrom Safe Design Council, received February 12, 2016
• Design Rationale, dated November 8, 2016
• Mount St. Angela Conservation Plan, Donald Luxton and Associates, September 2010
• Letter from Donald Luxton, date stamped March 18, 2016
• Plans dated November 8,2016
• Land lift analysis dated October 27,2016
• Staff report to Heritage Advisory Panel. dated July 5, 2016
• Minutes of July 12, 2016, Heritage Advisory Panel meeting
• Staff report to Advisory Design Panel, dated July 27,2016
• Minutes of July 27,2016, Design Advisory Panel meeting.
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Heather McIntyre

From: Alieda Blandford 

Sent: October 22, 2019 10:16 AM

To: Victoria Mayor and Council

Cc: Riga Godron; Yuka Kurokawa; Leslie Robinson; Amy White

Subject: 913-929 Burdett Avenue and 914-924 McClure Street

Dear Mayor and Council, 

 

I wish to express my support of the proposed development at  913-929 Burdett Avenue and 914-924 McClure Street as 

outlined in Thursday's agenda (p.51).  (I am also in favour of the development proposed at 1046 North Park St, for adults 

living with mental illness.)  

 

I am pleased that the Mount St. Angela’s development makes considerations for the needs and desires of Victoria's 

residents. The character of the building will be retained, and more importantly, this development will deliver several 

affordable rental units for seniors, as well as assisted living facilities. Our residents are very sorely in need of purpose-

built rentals; affordable units and assisted living facilities are also in high demand.  

 

With that said, I am disappointed that only half of the units in this proposal will be designated as rentals, and then only 

for 20 years. The five affordable units and the 26 assisted living units will also only be available for 20 years. I would ask 

the City to push for a better deal for Victoria's senior residents: more rental units, more affordable units, and/or for a 

longer period of time: at least 25 or 30, and ideally a minimum of 50 years.  

 

Otherwise, seniors who begin tenure in these affordable and assisted-living rental units in the near future will quickly 

face housing insecurity and rising rents at a time when they should be comfortable, safe, and cared for.  

 

Thank you for your consideration. I know you will do all you can to secure the best deal possible for our senior citizens.  

 

With warm regards, 

 

Alieda Blandford 

Renters' Advisory Committee Member 
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Heather McIntyre

From: Victoria E. Adams 

Sent: October 22, 2019 5:11 PM

To: Victoria Mayor and Council

Subject: Land Use Matters - 913-929 Burdett Ave., 914-924 McLure Street

City Council 

City of Victoria 

  

I cannot support this residential development project as a senior, a tenant, and a taxpayer in the City of 

Victoria. 

  

There are several problems with this proposed housing development.  

  

1. Why is the city approving even more site-specific zoning, when no other municipality in BC is doing do? 

The City of Victoria has more than 770 site specific zones! Far from simplifying the zoning categories for 

Victoria, the City is simply perpetuating a system of one-off zoning requests to perpetuate land value 

appreciation for owners in an already unaffordable real estate market. Why doesn’t the R-91 (North Park 

District Residential Zoning) apply to this residential project? 

  

2. This development has no net public benefit in spite of the fact that it is a 106-unit residential development. 

The land lift analysis points out that although the owner will benefit from increased density from 1:3:1 to 

1:96:1 FSR, the land lift value was reduced to $1.3 million, while the owner’s heritage preservation and 

seismic upgrading cost would exceed $5 million. There will be no public benefit since the owner’s costs will 

exceed the value of the land lift. What has not been revealed is whether the properties within the complex 

designated “heritage” have received any civic grants or tax exemptions to maintain or upgrade the properties. 

  

3. Parking requirements for 60 spaces (46 for residents and 13 for visitors) are based on the previous 

proposal. The new proposal reduces the total number of parking spaces to 56 and replaces the space with 

cycling storage and change room facilities. The real question is, if affordability, accessibility, social equity, 

reduction of GHGs are to be considered a public benefit, why not eliminate private parking for residents by 

including a limited number of car-share spaces for residents, and limited parking for visitors. This would align 

with the city’s Active Transportation/Mobility strategy, climate action plan, and reduce the per unit housing 

costs. 

  

4. Covenants for the property have been removed. In spite of the increased density, engineering reports 

there is no impact on the existing sewage infrastructure from this project. Where is the evidence? What staff 

have not considered is how new development in this area will impacted by or limited by the carrying capacity 

or loads whether for potable water, sewage, storm drainage, waste removal, as well as road capacity due to 

increased volume of traffic. 

  

5. In the absence of an evidence-based, consistent and Housing Agreements policy, individual housing 

agreements appear to be entirely discretionary based primarily on the interests and needs of the 

owner/investors. Where is the public benefit ensured in the city’s housing agreement policy and, how are the 

most vulnerable occupants, i.e. tenants, modest-income seniors protected? Why is housing tenure protected 
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for 20 years, but not 50 years, or in perpetuity? Furthermore, there are no limitations on the conversions to 

strata, or the conditions of the unit sales. What does “affordable” housing mean? If five units are designated 

“affordable” (according to the City’s “Inclusionary Housing and Community Amenity Policy”, how much will 

seniors be expected to pay for these strata units or rental units? While 34 units at 1046 and 1048 North Park 

(to be built for VIHA to house existing Mount Angela residents) will be designated “low-income affordable 

units”, what will seniors be expected to pay for these units? And, is the City’s definition of “affordability”  the 

same as VIHA’s definition of “low-income affordable units”? 

  

Furthermore, the 34-unit VIHA purpose-built seniors rental facility (McLure Street) will not be secured 

through a housing agreement. Why not?  Apparently, VIHA can only sign 20-year lease agreements. This 

means there is no low-income rental housing security related to the development of this property. And, if the 

site’s R-91 zone (N. Park Residential District) limits residential use to rest-homes, then why is the owner is 

asking for a spot rezoning of the 913 Burdett property when it could be part of the R-91 zone? 

  

Summary: 

  

In spite of the city’s adoption of new “inclusive” “affordable” housing policies, in this 106-unit development: 

Less than 30% of the units will be affordable many senior tenant households in the city. 

  

- 22 units will be strata title residential units (presumably the going rate of more than $500,000 per unit 

depending on the size) 

- 53 units (50% of the total number of units will be “market rental”) based on the maximum rent that can be 

garnered in a Victoria’s high-rental market. 

-   5 units will available as “affordable market rental” (but only for 20 years).  

- 26 units will be designated assisted living units (but only for 20 years). 

  

Sincerely, 

  

Victoria Adams 

Victoria, BC 

  

  

References: 

  

Staff Report Oct. 10/19 – Rezoning Application No. 00466 and Heritage Alteration Permit Application 

No.00214 for 913-929 Burdett Avenue and 914-924 McLure Street 

https://pub-victoria.escribemeetings.com/filestream.ashx?DocumentId=45809 

  

  

Nicole Crescenzi, “City of Victoria considers proposed senior rental development”, VicNews, 21 October 2019. 

https://www.vicnews.com/news/city-of-victoria-considers-proposed-senior-rental-development/ 

  

  

Bill Cleverley, “Design and heritage panels tussle over Mount St. Angela overhaul”, Times Colonist, January 13, 

2017.  

https://www.timescolonist.com/news/local/design-and-heritage-panels-tussle-over-mount-st-angela-

overhaul-1.7235612 
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