
 

Daytime Council meeting minutes 
May 20, 2021 

 

E.1.a.h 975 & 983 Pandora Avenue: Rezoning Application 
No.00683 and Development Permit with Variances 
Application No. 000543 (Downtown) 

 
Moved By Councillor Andrew 
Seconded By Councillor Alto 

 
Rezoning Application No. 00683 
That Council instruct staff to prepare the necessary Zoning 
Regulation Bylaw Amendment that would authorize the 
proposed development outlined in Rezoning Application 
No. 00683 for 975 and 983 Pandora Avenue and that first 
and second reading of the Zoning Regulation Bylaw 
Amendment be considered by Council and a Public 
Hearing date be set once the following conditions are met: 

 
1. Minor plan revisions as detailed in concurrent 

Development Permit with Variances Application No. 
000543. 

2. Preparation and execution of legal agreements, in a 
form satisfactory to the City Solicitor, to: 
i. Secure all of the dwelling units in the building 

as rental for the greater of 60 years or the life of 
the building and that rental periods are 30 days 
or more, to the satisfaction of the Director of 
Sustainable Planning and Community 
Development. 

ii. Secure the two-bedroom, two-bedroom plus 
den, three-bedroom, four-bedroom and five-
bedroom units generally in accordance with the 
Plans dated February 16, 2021, to the 
satisfaction of the Director of Sustainable 
Planning and Community Development. 

iii. Restrict strata titling of the building, to the 
satisfaction of the Director of Sustainable 
Planning and Community Development. 

iv. Secure the design, supply and installation of the 
City’s Downtown Public Realm Plan and 
Streetscape Standards (DPRP) (specifically, 
the ‘New Town District’), including furnishings, 
materials and pedestrian lights along the 
Vancouver Street and Pandora Avenue 
frontages, to the satisfaction of the Director of 
Engineering and Public Works. 

v. Secure the installation of the protected bike 
lane improvements adjacent the Vancouver 
Street frontage, as per the City’s Bicycle Master 
Plan to the satisfaction of the Director of 
Engineering and Public Work. 

vi. Secure the design, supply and installation of a 
stormwater management soil cell infiltration 
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system in the boulevard on Vancouver Street 
for treatment of road runoff, to the satisfaction 
of the Director of Engineering and Public 
Works. 

vii. Secure soil cells for all municipal street trees on 
Vancouver Street, to specifications (including 
soil volume and depth) to the satisfaction of the 
Director of Parks, Recreation and Facilities. 

3. That Council request that the applicant provide 
more information on the co-living model and 
information regarding affordability. 

Development Permit with Variances Application No. 
000543 
That, subject to minor plan revisions to address the 
following: 

1.  Corrections to the paving patterns and street 
furnishings consistent with the Downtown Public 
Realm and Streetscape Plan to the satisfaction of 
the Director of Engineering and Public Works. 

2.  Clarification of the details on the preliminary 
Utilities Plan to the satisfaction of the Director of 
Engineering and Public Works. 

3.  Further details regarding the double vehicle access 
gate system and staging area for garbage and 
waste collection to the satisfaction of the Director of 
Engineering and Public Works. 

4.  Corrections to irrigation system, street trees and 
planting schedules, to the satisfaction of the 
Director of Parks, Recreation and Culture. 

5.  Further consideration of the fence design and 
application of building materials at the street level 
along Pandora Avenue to ensure a positive 
pedestrian experience, to the satisfaction of the 
Director of Sustainable Planning and Community 
Development. 

6.  Incorporation of perimeter wind screens on the 
south side of the lower level amenity spaces and on 
the terraces of level 14 as recommended in the 
Pedestrian Wind Assessment. 

7.  Confirmation of whether CREST would be required 
to occupy equipment on the roof level for a new 
communication transmission site, to the satisfaction 
of the Fire Chief. 

8.  Corrections to plans to ensure the compliance with 
the BC Building Code. 

 
And that Council, after giving notice and allowing an 
opportunity for public comment at a meeting of Council, 
and after the Public Hearing for Rezoning Application No. 
00683, if it is approved, consider the following motion: 
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“That subject to receipt of a letter from the Ministry of 
Environment confirming that the landowner has met the 
requirements of Section 557(2) of the Local Government 
Act with respect to contaminated sites that Council 
authorize the issuance of Development Permit with 
Variances Application No. 000543 for 975 and 983 
Pandora Avenue in accordance with: 

 
1. Plans date stamped February 12, 2021. 
2. Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variances: 
i.  Increase the height from 45m to 47.68m 
ii.  Increase the number of storeys from 15 storeys 

to 16 storeys 
iii. Increase the height of the proposed breezeway 

fence from 1.22m to 3.12m. 
3. Final plans to be generally in accordance with plans 

date stamped February 12, 2021. 
4. The Development Permit lapsing two years from 

the date of this resolution.” 
 

CARRIED UNANIMOUSLY 
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F.2 975 & 983 Pandora Avenue: Rezoning Application No. 00683 and 
Development Permit with Variances Application No. 000543 (Downtown) 
 
Committee received a report dated April 29, 2021 from the Director of 
Sustainable Planning and Community Development regarding rezoning 
Application no. 00683 and Development Permit with Variances Application No. 
000543 for 975 and 983 Pandora Avenue. 
 
Councillor Dubow returned to the meeting at 1:26 p.m. 
 
Moved By Mayor Helps 
Seconded By Councillor Thornton-Joe 
 
 Rezoning Application No. 00683 
 
That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00683 for 975 and 983 Pandora Avenue and that first 
and second reading of the Zoning Regulation Bylaw Amendment be considered 
by Council and a Public Hearing date be set once the following conditions are 
met: 
1. Minor plan revisions as detailed in concurrent Development Permit with 

Variances Application No. 000543. 
2. Preparation and execution of legal agreements, in a form satisfactory to the 

City Solicitor, to: 
a. Secure all of the dwelling units in the building as rental for the greater of 

60 years or the life of the building and that rental periods are 30 days or 
more, to the satisfaction of the Director of Sustainable Planning and 
Community Development. 

b. Secure the two-bedroom, two-bedroom plus den, three-bedroom, four-
bedroom and five-bedroom units generally in accordance with the Plans 
dated February 16, 2021, to the satisfaction of the Director of Sustainable 
Planning and Community Development. 

c. Restrict strata titling of the building, to the satisfaction of the Director of 
Sustainable Planning and Community Development. 

d. Secure the design, supply and installation of the City’s Downtown Public 
Realm Plan and Streetscape Standards (DPRP) (specifically, the ‘New 
Town District’), including furnishings, materials and pedestrian lights 
along the Vancouver Street and Pandora Avenue frontages, to the 
satisfaction of the Director of Engineering and Public Works. 

e. Secure the installation of the protected bike lane improvements adjacent 
the Vancouver Street frontage, as per the City’s Bicycle Master Plan to 
the satisfaction of the Director of Engineering and Public Work. 

f. Secure the design, supply and installation of a stormwater management 
soil cell infiltration system in the boulevard on Vancouver Street for 
treatment of road runoff, to the satisfaction of the Director of Engineering 
and Public Works. 

g. Secure soil cells for all municipal street trees on Vancouver Street, to 
specifications (including soil volume and depth) to the satisfaction of the 
Director of Parks, Recreation and Facilities. 

Development Permit with Variances Application No. 000543 



 

Committee of the Whole Minutes 
May 13, 2021 12 

 
That, subject to minor plan revisions to address the following: 
a. Corrections to the paving patterns and street furnishings consistent with the 

Downtown Public Realm and Streetscape Plan to the satisfaction of the 
Director of Engineering and Public Works. 

b. Clarification of the details on the preliminary Utilities Plan to the satisfaction 
of the Director of Engineering and Public Works. 

c. Further details regarding the double vehicle access gate system and staging 
area for garbage and waste collection to the satisfaction of the Director of 
Engineering and Public Works. 

d. Corrections to irrigation system, street trees and planting schedules, to the 
satisfaction of the Director of Parks, Recreation and Culture. 

e. Further consideration of the fence design and application of building 
materials at the street level along Pandora Avenue to ensure a positive 
pedestrian experience, to the satisfaction of the Director of Sustainable 
Planning and Community Development. 

f. Incorporation of perimeter wind screens on the south side of the lower level 
amenity spaces and on the terraces of level 14 as recommended in the 
Pedestrian Wind Assessment. 

g. Confirmation of whether CREST would be required to occupy equipment on 
the roof level for a new communication transmission site, to the satisfaction 
of the Fire Chief. 

h. Corrections to plans to ensure the compliance with the BC Building Code. 
And that Council, after giving notice and allowing an opportunity for public 
comment at a meeting of Council, and after the Public Hearing for Rezoning 
Application No. 00683, if it is approved, consider the following motion: 

“That subject to receipt of a letter from the Ministry of Environment 
confirming that the landowner has met the requirements of Section 
557(2) of the Local Government Act with respect to contaminated 
sites that Council authorize the issuance of Development Permit 
with Variances Application No. 000543 for 975 and 983 Pandora 
Avenue in accordance with: 

1. Plans date stamped February 12, 2021. 
2. Development meeting all Zoning Regulation Bylaw requirements, except 

for the following variances: 
i. Increase the height from 45m to 47.68m 
ii. Increase the number of storeys from 15 storeys to 16 storeys 
iii. Increase the height of the proposed breezeway fence from 1.22m to 

3.12m. 
3. Final plans to be generally in accordance with plans date stamped 

February 12, 2021. 
4. The Development Permit lapsing two years from the date of this 

resolution.” 
 
Committee discussed the following: 

• Co-living units will allow people who live downtown to have an option for 
more affordable walkable accommodation 

• Sequoia tree will be retained 

• Requirements for a land lift are not needed for this application 
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• Co-living units can be rented at a lower rent equal to the median income 
bracket of the Housing Strategy 

• Tenancies are likely to be individual rather than for an entire unit. 

• The history of the church that was previously on-site 

• The building width is likely necessary to accommodate the co-living model 

• Co-living provides an interesting model that is unique to taller towers in 
Victoria 

• Under current bylaws people can rent their bedrooms including rental units 
on short-term vacation rental websites 

 
Amendment: 
 
Moved by Councillor Isitt 
Seconded by Councillor Dubow 
 
That staff revisit the issue of providing affordability of the co-living units in the 
form of a housing agreement with the City. 
 
FOR (4): Councillor Dubow, Councillor Isitt, Councillor Loveday, Councillor Potts 
OPPOSED (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor 
Thornton-Joe, Councillor Young 
 
DEFEATED 
 
Motion to extend the meeting: 
 
Moved by Councillor Andrew 
Seconded by Councillor Thornton-Joe 
 
That the meeting be extended to 3:00 p.m. 
 
CARRIED UNANIMOUSLY 
 
Amendment: 
 
Moved by Councillor Thornton-Joe 
Seconded by Councillor Isitt 
 
That Council request that the applicant provide more information on the co-living 
model and information regarding affordability. 
 
FOR (5): Councillor Dubow, Councillor Isitt, Councillor Loveday, Councillor 
Thornton-Joe, Councillor Potts 
OPPOSED (4): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor 
Young 
 
CARRIED (5 to 4) 
 
On the main motion as amended: 
CARRIED UNANIMOUSLY 
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Committee of the Whole Report 
For the Meeting of May 13, 2021 
 

 

To: Committee of the Whole  Date: April 29, 2021 

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

Subject: Rezoning Application No. 00683 for 975 and 983 Pandora Avenue 

 

 
RECOMMENDATION 
 
That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00683 for 975 
and 983 Pandora Avenue and that first and second reading of the Zoning Regulation Bylaw 
Amendment be considered by Council and a Public Hearing date be set once the following 
conditions are met: 
 

1. Minor plan revisions as detailed in concurrent Development Permit with Variances 
Application No. 000543. 

2. Preparation and execution of legal agreements, in a form satisfactory to the City 
Solicitor, to: 

a. Secure all of the dwelling units in the building as rental for the greater of 60 years 
or the life of the building and that rental periods are 30 days or more, to the 
satisfaction of the Director of Sustainable Planning and Community 
Development. 

b. Secure the two-bedroom, two-bedroom plus den, three-bedroom, four-bedroom 
and five-bedroom units generally in accordance with the Plans dated February 
16, 2021, to the satisfaction of the Director of Sustainable Planning and 
Community Development. 

c. Restrict strata titling of the building, to the satisfaction of the Director of 
Sustainable Planning and Community Development. 

d. Secure the design, supply and installation of the City’s Downtown Public Realm 
Plan and Streetscape Standards (DPRP) (specifically, the ‘New Town District’), 
including furnishings, materials and pedestrian lights along the Vancouver Street 
and Pandora Avenue frontages, to the satisfaction of the Director of Engineering 
and Public Works. 

e. Secure the installation of the protected bike lane improvements adjacent the 
Vancouver Street frontage, as per the City’s Bicycle Master Plan to the 
satisfaction of the Director of Engineering and Public Works. 
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f. Secure the design, supply and installation of a stormwater management soil cell 
infiltration system in the boulevard on Vancouver Street for treatment of road 
runoff, to the satisfaction of the Director of Engineering and Public Works.  

g. Secure soil cells for all municipal street trees on Vancouver Street, to 
specifications (including soil volume and depth) to the satisfaction of the Director 
of Parks, Recreation and Facilities. 

 
LEGISLATIVE AUTHORITY 
 
In accordance with Section 479 of the Local Government Act, Council may regulate within a 
zone the use of land, buildings and other structures, the density of the use of the land, building 
and other structures, the siting, size and dimensions of buildings and other structures as well as 
the uses that are permitted on the land and the location of uses on the land and within buildings 
and other structures. 
 
In accordance with Section 482 of the Local Government Act, a zoning bylaw may establish 
different density regulations for a zone, one generally applicable for the zone and the others to 
apply if certain conditions are met. 
 
In accordance with Section 483 of the Local Government Act, Council may enter into a Housing 
Agreement which may include terms agreed to by the owner regarding the occupancy of the 
housing units and provided such agreement does not vary the use of the density of the land 
from that permitted under the zoning bylaw. 
 
EXECUTIVE SUMMARY 
 
The purpose of this report is to present Council with information, analysis and recommendations 
for a Rezoning Application for the property located at 975 and 983 Pandora Avenue.  The 
proposal is to rezone from the CA-43 Zone to a site-specific zone in order to construct a 16-
storey mixed use building containing ground level commercial and purpose built rental 
residential uses above. The Rezoning Application is concurrent with Development Permit (with 
Variance) Application No. 00543.  
 
The following points were considered in assessing this application: 

• the proposal is consistent with the Official Community Plan, 2012 (OCP) Core 
Residential Urban Place Designation in terms of use and density, and the OCP’s 
placemaking and housing polices with regards to the provision of rental housing 

• the proposal is generally consistent with the Downtown Core Area Plan, 2011 (DCAP) 
policies for sites within the Residential Mixed-Use District 

• as a condition of rezoning, the applicant would provide a Housing Agreement to secure 
the tenure of all dwelling units as rental, and to restrict the strata titling of the building 

• the proposal is exempt from the City’s Inclusionary Housing Policy as the residential 
portion is 100% rental tenure which is being secured through a legal agreement. 

 
BACKGROUND 
 
Description of Proposal 
 
This Rezoning Application is to increase the permitted density from 2:1 to 5.46:1 Floor Space 
Ratio (FSR). A 16-storey, mixed-use building is proposed with ground-floor commercial-retail 
uses at grade and residential rental and co-living apartments above.   
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Differences from the existing CA-43 Zone, Pandora Harris Green District are being proposed, 
which include increased density and reduced street fronting setbacks, and these would be 
accommodated in the new zone, since these are in conformance with the relevant guidelines.  

 
The proposal also requests an increase in building height, but since the proposal slightly 
exceeds the maximum height in the guidelines, this is recommended by staff to be considered 
by Council as a variance through the concurrent Development Permit with Variance Application 
so that it does not become an entitlement entrenched in the zoning for the site. 

 
Affordable Housing 

 
The applicant proposes the creation of approximately 121 new market rental residential units 
which would increase the overall supply of housing in the area.  In addition, 54 of these units are 
being proposed as co-living, with shared kitchen and dining facilities. The following mix of 
studios, one-bedroom and multi-bedroom units are proposed: 

 
Unit Type Number of Dwelling Units 

One-bedroom 43 

Two-bedroom 21 

Two-bedroom + den 3 

Co-living three-bedroom 4 

Co-living four-bedroom 38 

Co-living five-bedroom 12 

Total 121 

 
Legal agreements are proposed to secure the long term rental tenure (with units being rented 
for periods of 30 days or more) for the greater of 60 years or the life of the building, restrict 
strata titling of the building and secure the provision of the two, three, four and five-bedroom 
units within the building. 
 
The applicant has declined to include the proposal into Schedule N – Residential Rental Tenure 
of the Zoning Regulation Bylaw, but as noted above has agreed to a Housing Agreement.  

 
Tenant Assistance Policy 

 
A tenant assistance plan is not required as there are no existing residential rental units on the 
subject property. 

 
Active Transportation 

 
The application proposes the following features which support active transportation: 

• implementation of the protected bike lane along the Vancouver Street frontage as part of 
the All Ages and Abilities cycling network. 

• 271 long-term and 14 short-term bicycle parking spaces on-site. The provision of long-
term bike parking stalls exceeds the requirement by 124 stalls. 
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Public Realm 
 
The following frontage works are being offered and will be secured in association with the 
Rezoning Application: 

• streetscape improvements to Pandora Avenue and Vancouver Street fronting the 
development consistent with the Downtown Public Realm Plan Strategy 

• installation of the protected bike lane improvements adjacent the Vancouver Street 
frontage, as per the City’s Bicycle Master Plan  

• stormwater management soil cell infiltration system in the boulevard on Vancouver 
Street for the treatment of road runoff 

• soil cells for all municipal street trees on Vancouver Street to specifications (including 
soil volume and depth). 

 
The applicant has committed to working with the City to achieve these improvements and these 
would be secured with a Section 219 covenant, registered on the property’s title, prior to Council 
giving final consideration of the proposed Zoning Regulation Bylaw Amendment.  
 
Accessibility 
 
The British Columbia Building Code regulates accessibility as it pertains to buildings. The 
proposed amenity areas on the ground floor and level four are designed to be accessible. 
 
Land Use Context 
 
The area is characterized by a mix of residential, commercial, community service and institution 
land uses.  Immediately adjacent land uses include: 

• North: drive-thru restaurant  

• South: a recently approved (2019) high-rise, mixed-use building currently under 
construction with ground-floor commercial and residential above (The Wedge) 

• South: across Johnson Street, a high-rise, mixed-use building is under construction with 
ground-floor commercial-retail fronting Vancouver and Johnson Streets and residential 
above 

• East: across Vancouver Street is a government office building 

• West: adjacent to the site is a supervised consumption centre. 
 
Existing Site Development and Development Potential 
 
The site is presently vacant and surrounded with construction fencing. 
 
Under the current CA-43 Zone, Pandora Harris Green District Zone, the property could be 
developed up to a density of 2:1 FSR and with a range of permitted uses including commercial, 
institutional and mixed-use residential. 
 
Data Table 
 
The following data table compares the proposal with the existing CA-43 Zone, Pandora Harris 
Green District Zone.  An asterisk is used to identify where the proposal does not meet the 
requirements of the existing Zone.  The relevant policy guidance is also provided. 
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Zoning Criteria Proposal 
Existing 

Zone  
CA-43 

OCP 
 

DCAP 

Site area (m2) – minimum 2043.80 n/a - - 

Density (Floor Space Ratio) – 
maximum 

5.46:1* 2:1 3 - 5.5:1 3 - 5.5:1 

Total floor area (m2) – 
maximum 

11,155.88* 4087.60 - - 

Height (m) – maximum 47.68* 15.5 - 45 

Storeys – maximum 16 n/a 20 - 

Site coverage % – maximum 65 n/a - - 

Setbacks (m) – minimum    
 

Front (north) – Pandora 
Avenue 

1.50* building 
0.00* canopy 

3.00 - 0 

Rear (south) 3.50 0 – 3.00 - 
see Building 
Separation 
Guidelines 

Interior (west) 0.00 0 – 3.00 - 
see Building 
Separation 
Guidelines 

Flanking Street – 
Vancouver Street 

1.50* building 
0.00* canopy 

3.00 - 0 

Vehicle parking – residential 
– minimum 

102 101   

Vehicle parking – visitor – 
minimum 

12 12   

Vehicle parking – commercial 
– minimum 

6 6   

Bicycle parking – long term – 
minimum 

271 147   

Bicycle parking – short term – 
minimum 

14 14   

 
Community Consultation 
 
Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Downtown 
Residents Association CALUC at a Community Meeting held on October 11, 2018. A letter 
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dated March 1, 2019 is attached to this report. Revised plans were recently circulated to the 
CALUC on March 18, 2021.  If further correspondence from the CALUC is received it will be 
forwarded to Council for consideration.  
 
ANALYSIS 
 
Official Community Plan 
 
The subject site is designated as Core Residential in the Official Community Plan which 
envisions multi-unit residential, commercial and mixed-use buildings from three storeys up to 
approximately 20 storeys and with total floor space ratios (FSR) ranging from a base of 3:1 to a 
maximum of 5.5:1. The proposal is consistent with the density and uses envisioned in this 
Urban Place Designation. 
 
The OCP encourages housing supply to accommodate population growth in the Urban Core 
and a range of housing types, forms and tenures across the City.  The proposed development 
would provide approximately 121 purpose-built market rental dwelling units, secured through a 
legal agreement.  Unit sizes range from approximately 42m² (450 ft²) for one-bed room units to 
118m² (1280 ft²) for the five-bed co-living pods.  
 
Downtown Core Area Plan 
 
The subject property is within the Residential Mixed-Use District (RMD) in the Downtown Core 
Area Plan, with applicable policies to encourage multi-residential development appropriate to 
the context of the neighbourhood.  The base density for mixed-use development is 3:1 FSR and 
a maximum density is 5.5:1 FSR, of which the commercial portion shall not exceed 1:1 FSR.  
The maximum building height for the site is outlined as 45m.  The DCAP built form policies 
encourage new buildings to complement their surroundings and to provide a positive interface 
with the public realm.  The proposal’s consistency with these policies and other applicable 
design guidelines is discussed in the concurrent Development Permit with Variances Application 
report. 
 
Density Bonus Policy 
 
The Inclusionary Housing and Community Amenity Policy exempts the proposal from amenity 
contributions provided the applicant secures all the residential units as rental.  
 
Regulatory Considerations  
 
Building Height 
 
The proposed increase in building height from 15.5m in the current zone to approximately 
47.68m is higher than the maximum height of 45m anticipated in the DCAP for this site.  Staff 
are recommending that a height limit of 45m be included in the new zone, consistent with the 
Downtown Core Area Plan, and that Council consider a height variance issued through 
Development Permit with Variance Application No. 000543.  This would ensure that any 
additional height given above the maximum specified in the DCAP does not become an 
entitlement in the zoning and that if for any reason this proposal was not constructed, future 
approvals would require Council’s consideration of this increase in height. 
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Tree Preservation Bylaw and Urban Forest Master Plan  
 
The goals of the Urban Forest Master Plan include protecting, enhancing, and expanding 
Victoria’s urban forest and optimizing community benefits from the urban forest in all 
neighbourhoods. 
 
There are currently no trees on the subject properties.  On the municipal frontages, three cherry 
trees on Pandora Avenue and four trees on Vancouver Street, two maple and two cherry, are 
proposed to be removed. Removal of the trees along Vancouver Street would be required to 
accommodate the road realignment associated with the All Ages and Abilities cycling network 
and the trees on Pandora Avenue would require removal to accommodate frontage 
improvements and restoration. 
 
The applicant is proposing to plant  are proposed with continuous soil cells beneath the 
sidewalk to promote healthy growing conditions.  On the development site, 22 small-canopy and 
columnar trees are proposed to be grown in planters. 
 
Tree Impact Summary Table 
 

Tree Status Total 
To be 

REMOVED 
To be 

PLANTED 
Net Change 

On-site trees, bylaw protected 0 0 0 0 

On-site trees, not bylaw protected 0 0 22 +22 

Municipal trees 7 7 8 +1 

Neighbouring trees, bylaw protected 0 0 0 0 

Neighbouring trees, not bylaw 
protected 

0 0 0 0 

Total 7 7 30 +23 

 

Increased Inventory Annual Maintenance Cost 

Street Trees – 1 net new $60 

Irrigation System $400 

 
CONCLUSIONS 
 
The proposal to construct a new 16 storey, mixed-use commercial and residential building at a 
density of 5.46:1 FSR is consistent with the OCP and DCAP with respect to the proposed land 
use and density.  The creation of approximately 121 market rental units, secured through legal 
agreement, advances the goals of the OCP with regards to the provision of rental housing.  
Therefore, 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. 00683 for the property located at 975 and 983 
Pandora Avenue. 
 
Respectfully submitted, 
 
Charlotte Wain 
Senior Planner – Development Services 
Division 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 

 
Report accepted and recommended by the City Manager. 
 
 
List of Attachments 
 

• Attachment A: Subject Map 

• Attachment B: Aerial Map 

• Attachment C: Plans received March 12, 2021, deemed February 16, 2021 

• Attachment D: Letter from applicant to Mayor and Council dated April 22, 2021 

• Attachment E: Letter from applicant in response to ADP and staff comments, dated 
February 11, 2021 

• Attachment F: ADP staff report dated November 10, 2020 

• Attachment G: ADP minutes from the meeting of November 25, 2020 

• Attachment H: Community Association Land Use Committee Comments dated March 1, 
2019  

• Attachment I: Pedestrian Wind Assessment dated February 7, 2020 

• Attachment J: Transportation Impact Assessment dated October 5, 2020 

• Attachment K: Correspondence (Letters received from residents). 
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Committee of the Whole Report 
For the Meeting of May 13, 2021 
 

 

To: Committee of the Whole Date: April 22, 2021 

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

Subject: 
 

Development Permit with Variances Application No. 000543 for 975 and 983 
Pandora Avenue 

 

 
RECOMMENDATION 
 
That, subject to minor plan revisions to address the following: 
 

a. Corrections to the paving patterns and street furnishings consistent with the Downtown 
Public Realm and Streetscape Plan to the satisfaction of the Director of Engineering and 
Public Works.  

b. Clarification of the details on the preliminary Utilities Plan to the satisfaction of the 
Director of Engineering and Public Works. 

c. Further details regarding the double vehicle access gate system and staging area for 
garbage and waste collection to the satisfaction of the Director of Engineering and Public 
Works.   

d. Corrections to irrigation system, street trees and planting schedules, to the satisfaction 
of the Director of Parks, Recreation and Culture. 

e. Further consideration of the fence design and application of building materials at the 
street level along Pandora Avenue to ensure a positive pedestrian experience, to the 
satisfaction of the Director of Sustainable Planning and Community Development.  

f. Incorporation of perimeter wind screens on the south side of the lower level amenity 
spaces and on the terraces of level 14 as recommended in the Pedestrian Wind 
Assessment. 

g. Confirmation of whether CREST would be required to occupy equipment on the roof 
level for a new communication transmission site, to the satisfaction of the Fire Chief. 

h. Corrections to plans to ensure the compliance with the BC Building Code.  
 
And that Council, after giving notice and allowing an opportunity for public comment at a 
meeting of Council, and after the Public Hearing for Rezoning Application No. 00683, if it is 
approved, consider the following motion: 
 

“That subject to receipt of a letter from the Ministry of Environment confirming that the 
landowner has met the requirements of Section 557(2) of the Local Government Act with 
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respect to contaminated sites that Council authorize the issuance of Development Permit 
with Variances Application No. 000543 for 975 and 983 Pandora Avenue in accordance 
with: 

1. Plans date stamped February 12, 2021. 

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

i. Increase the height from 45m to 47.68m 

ii. Increase the number of storeys from 15 storeys to 16 storeys 

iii. Increase the height of the proposed breezeway fence from 1.22m to 3.12m. 

3. Final plans to be generally in accordance with plans date stamped February 12, 
2021. 

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

 
LEGISLATIVE AUTHORITY 
 
In accordance with Section 489 of the Local Government Act, Council may issue a Development 
Permit in accordance with the applicable guidelines specified in the Community Plan.  A 
Development Permit may vary or supplement the Zoning Regulation Bylaw but may not vary the 
use or density of the land from that specified in the Bylaw. 
 
Pursuant to Section 491 of the Local Government Act, where the purpose of the designation is 
the revitalization of an area in which a commercial use is permitted, a Development Permit may 
include requirements respecting the character of the development, including landscaping, and 
the siting, form, exterior design and finish of buildings and other structures. 
 
EXECUTIVE SUMMARY 
 
The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit with Variance Application for the property located at 975 and 983 
Pandora Avenue.  The proposal is for the construction of a sixteen-storey mixed-use building 
consisting of ground floor commercial with residential units above.  The proposal is concurrent 
with Rezoning Application No. 00683.  There are variances requested to increase the building 
height, number of storeys and the height of the proposed fence to the breezeway. 
 
The following points were considered in assessing this application: 

• the proposal is generally consistent with design guidelines in the Downtown Core Area 
Plan, 2011 (DCAP), Advisory Design Guidelines for Buildings, Signs and Awnings 
(2006), and Guidelines for Fences, Gates and Shutters (2010) 

• the subject property is designated Residential Mixed-Use District in the DCAP which 
encourages multi-residential development 

• the requested variances to increase the building height to 47.68m is higher than the 
maximum building height of 45m described in the DCAP; however, this extra height is in 
relation to the rooftop mechanical room and has minimal impact on the surrounding 
properties. 
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BACKGROUND 
 
Description of Proposal 
 
The proposal is to construct a 16-storey mixed-use building with one commercial unit on the 
ground floor and approximately 121 residential units above.  The proposed height is 47.68m.   
 

Major design components include: 

• commercial unit at the corner of Pandora Avenue and Vancouver Street 

• music room, bike repair room and outdoor residential amenity space located on the 
ground floor 

• double height gym and shared laundry facilities located on level two 

• shared indoor and outdoor residential amenity space located on level four 

• main residential building lobby entrance on Vancouver Street 

• secure long-term bike parking for 271 stalls located on parking level 1 

• vehicle parking including 102 residential stalls, 12 visitor stalls and 6 commercial stalls 
located underground in three levels  

• public realm streetscape improvements on Vancouver Street and Pandora Avenue 

• exterior building materials including: 
o a mixture of grey metal panels, brick and coated architectural concrete in grey and 

white for the podium level 
o a mixture of metal panels in grey and white, spandrel panels and brick for the tower 
o aluminium windows in dark grey 
o glass railings with dark grey frames 
o custom designed metal gate for the breezeway. 

 

The proposed variances are related to: 

• an increase in the building height from 45m to 47.68m 

• an increase in the number of storeys from 15 to 16 

• an increase in the height of the breezeway gate from 1.22m to 3.12m. 
 

Sustainability 
 
As indicated in the applicant’s letter dated April 22, 2021 sustainability features are noted as 
LED electrical fixtures and occupancy sensors for all common areas. In addition, a pre-
vegetated green roof is included on levels five and six.  
 
Accessibility 
 
The British Columbia Building Code regulates accessibility as it pertains to buildings.  The 
proposed amenity areas on the ground floor and level four are designed to be accessible. 
 
Existing Site Development and Development Potential 
 
The site is presently vacant and surrounded with construction fencing.  
 
Under the current CA-43 Zone, Pandora Harris Green District Zone, the property could be 
developed up to a density of 2:1 FSR and with a range of permitted uses including commercial, 
institutional and mixed-use residential. 
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Data Table 
 
The following data table compares the proposal with the existing CA-43 Zone, Pandora Harris 
Green District Zone.  An asterisk is used to identify where the proposal does not meet the 
requirements of the existing Zone.  The relevant policy guidance is also provided. 
 

Zoning Criteria Proposal 
Existing 

Zone  
CA-43 

OCP 
 

DCAP 

Site area (m2) – minimum 2043.80 n/a - - 

Density (Floor Space Ratio) – 
maximum 

5.46:1* 2:1 3 - 5.5:1 3 - 5.5:1 

Total floor area (m2) – 
maximum 

11,155.88* 4087.60 - - 

Height (m) – maximum 47.68* 15.5 - 45 

Storeys – maximum 16 n/a 20 - 

Site coverage % – maximum 65 n/a - - 

Setbacks (m) – minimum    
 

Front (north) – Pandora Ave. 
1.50* building 
0.00* canopy 

3.00 - 0 

Rear (south) 3.50 0 – 3.00 - 
see Building 
Separation 
Guidelines 

Interior (west) 0.00 0 – 3.00 - 
see Building 
Separation 
Guidelines 

Flanking Street – 
Vancouver 

1.50* building 
0.00* canopy 

3.00 - 0 

Vehicle parking – minimum     

Residential 102 101   

Visitor 12 12   

Commercial 6 6   

Bicycle parking     

Long term 271 147   

Short term 14 14   
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Community Consultation 
 
Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Downtown 
Residents Association CALUC at a Community Meeting held on October 11, 2018.  Revised 
plans were most recently circulated to the CALUC on March 18, 2021. A letter dated March 1, 
2019 is attached to this report. If further correspondence from the CALUC is received it will be 
forwarded to Council for consideration. 
 

This application proposes variances, therefore, in accordance with the City’s Land Use 
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the 
variances. 
 
ANALYSIS 
 
The following documents were considered in assessing this application: 

• Official Community Plan, 2012 (OCP) 

• Downtown Core Area Plan (2011) 

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

• Guidelines for Fences, Gates and Shutters (2010). 
 

The matters under consideration are the supportability of the variances and the consistency with 
the relevant design guidelines. 
 
Official Community Plan 
 
Development Permit Area and Design Guidelines 
 
The Official Community Plan identifies this property in Development Permit Area 3 (HC): Core 
Mixed-Use Residential.  The key objectives of this designation are: 

• to transform the function, form and character of the Core Residential area through mid-
to-high-rise residential mixed-use and commercial buildings 

• to conserve and enhance the heritage value and special character and significant 
historic buildings, features and characteristics of this area 

• to enhance the area through high quality architecture, landscape and urban design. 
 
The proposal is generally consistent with the objectives of DPA 3 (HC) for the construction of a 
multi-unit and commercial building that responds to the surrounding context of mid and high-rise 
buildings. 
 

The proposal is also generally consistent with the placemaking policies for buildings and sites 
including consideration of new infill that responds to context, encouraging human scale in tall 
buildings with particular attention to street level, and maximizing shop windows and entrances at 
ground level to support active land uses and for pedestrian interest.   
 

The architecture of the new building is generally consistent with the design guidelines that apply 
in Development Permit Area 3 (HC), each of which will be discussed below:  
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Downtown Core Area Plan 
 
The Downtown Core Area Plan identifies this site within the Residential Mixed-Use District 
(RMD), which encourages multi-residential development appropriate to the neighbourhood up to 
45m in height and to include active street-level businesses, where appropriate, to provide 
commercial services and contribute to increased pedestrian activity. Detailed Urban Design 
Guidelines for the Downtown Core Area address the importance of sensitive built forms through 
building height, scale, massing, setbacks, floor plate restrictions and street wall design. The 
current proposal is generally consistent with these objectives as it contributes new street-level 
commercial space in the RMD, which is further supported by residential uses above.   
 

The proposed increase in building height from 45m to 47.68m is approximately 2.7m higher than 
the DCAP policy.  However, the majority of this additional height relates to the rooftop 
mechanical room, which is setback approximately 7m from the roof parapet, which will not have 
a significant or negative impact and therefore recommend that Council consider supporting this 
variance. 
 

The DCAP provides both broad urban design objectives for the Downtown Core and more 
detailed design guidelines for specific districts.  The DCAP also includes policies related to the 
design of buildings.  Overall, staff consider that the proposal is generally consistent with these 
policies, however, some discrepancies with the design policies are discussed below.   
 
Built Form and Massing  
 
The DCAP includes a number of design guidelines related to built form which include reducing 
the building bulk of upper storeys to minimize the effects of shading and wind vortices, to 
maintain views to the open sky and to avoid the presence of bulky upper building mass.  
 

The upper storeys on levels 12, 13 and 15 encroach into the 1:5 building setback ratio along 
Vancouver Street as shown in Figure 1 below. However, staff consider these to be relatively 
minor in nature, since parapets, cornices, guardrails or other architectural elements are 
excluded. Similar minor encroachments exist for the Pandora Avenue frontage as shown in 
Figure 2. 
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Figure 1: 1:5 setback ratio along  
Vancouver Street 

Figure 2: 1:5 setback ratio along  
Pandora Avenue1 

 
In relation to floorplate sizes, the upper stories for levels 11 to 13 exceed the maximum 
prescribed in DCAP by approximately 75m² (800ft²), which equates to roughly the same size as 
a two-bedroom unit. Shrinking the size of these three floors to be compliant with the guidelines 
would potentially create other issues related to proportionality of the tower. A more slender 
tower would have been preferable but the applicant has expressed a desire to proceed with the 
current design.  Overall, the proposed design has been improved upon in relation to massing, 
with the current proposal having a less bulky podium than previous design iterations. 
 
The applicant has submitted a Pedestrian Wind Assessment which concludes that wind speeds 
are expected to increase slightly at building corners although these are still considered 
acceptable for active pedestrian use. Wind speeds on the fourth and fifth level as well as the 
upper level terraces, are also expected to be slightly higher than desired during some times of 
the year. It is recommended that a taller parapet wall, and local landscaping features be 
implemented at these levels. Appropriate wording to require these changes, is included in the 
staff recommendation.  
 
Building Separation Distances 
 
The proposal is consistent with the residential building separation distance guidelines, which is 
of particular importance given the proximity to the development under construction to the south 
(The Wedge). The guidelines require a minimum clearance from the rear property line of 3m for 
the building and 3.5m for balconies for portions of the building up to 30m in height. After this the 
setback increases by an additional 3m for the building face and by 2.5m for balconies. 
 
The design guidelines also state that where feasible, additional clearances for windows are 
encouraged to enhance the livability for residential units. The proposal does comply with the 

 
1 Setback ratio prepared by staff 
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guidelines, and slightly exceeds the minimum standards by approximately 0.5m for levels 1 to 
10 (building), 0.2m on levels 11 to 15 (balconies) and 1.5m on levels 14 and 15 (building). 
 
It should also be noted that the adjacent development does not comply with the building 
separation distances for the level two decks, which are approximately 3.3m below the minimum 
standard. The proposal has attempted to address this interface by reducing the size of the 
bedroom windows and adding aluminium slat screens for the balconies of all units closest to the 
south property line. Although the building separation distances between the proposal and the 
Wedge development to the south are less than optimal, this is largely a result of the current 
design guidelines which are under review. 
 
Relationship to the Street 
 

New buildings should be designed to relate well to public streets and sidewalks and have quality 
architectural materials and detailing in building bases and street walls.  In earlier design 
iterations, staff raised concerns in relation to the potential CPTED (Crime Prevention Through 
Environmental Design) concerns associated with the breezeway. These have largely been 
addressed by replacing vehicle access with seating and tables, enhanced lighting and including 
overhead garage style doors with glazing for the music room. Ensuring a vibrant street edge 
along Pandora Avenue is an important consideration and staff have advised the applicant to 
design the proposed retail space with flexibility in mind, to ensure that a range of uses could 
help lend a sense of vibrancy and vitality to this street edge.  To that end, the applicant has 
included a number of doorways to allow for multiple tenants.  
 
The use of coated architectural concrete as the primary building material along the street edge 
does not fully meet the design guidelines for sufficient high quality materials.  Staff recommend 
the treatment along this high-traffic interface is reconsidered to ensure a positive street 
relationship along Pandora Avenue.  This suggested revision has been captured in the staff 
recommendation. 
 
On balance, staff feel the proposal generally meets the DCAP design guidelines and that areas 
that can be improved upon are captured in the recommendation for Council’s consideration.  
 
Advisory Design Guidelines for Buildings Signs and Awnings  
 
These Guidelines state that an acceptable application will include consideration of an attractive 
streetscape and that the architecture and landscaping of the immediate area be identified and 
acknowledged.  In evaluating a design, particular emphasis will be placed on the solution to 
these general aspects: comprehensive design approach, relevancy of expression, context, 
pedestrian access, massing, scale, roofline, detailing, street relationship, vistas, landscaping 
plan, colours and textures.  The proposal is consistent with these Guidelines. 
 
Guidelines for Fences, Gates and Shutters 
 
The Guidelines for Fences, Gates and Shutters provide a framework for considering the 
proposed installation of fences and gates in the development to ensure they are well designed 
and complement their surroundings.  The guidelines encourage fences and gates to 
complement the character of the street, to integrate with building design, finishes and materials, 
be subordinate to the building façade, be constructed of high quality and durable materials, and 
to be incorporated into the landscape design with consideration of crime prevention through 
environmental design (CPTED) principles.  
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The proposed breezeway fence generally meets the design guidelines but the height variance to 
the Fence Bylaw being requested (from 1.22m to 3.12m) does raise the question of whether a 
more discreet but effective solution could be considered. Other similar developments have 
incorporated a glass security wall in lieu of metal gates and this may help to detract from the 
need for security in this location, as well as having the added benefit of reducing the anticipated 
wind tunnel effect through the breezeway (as identified in the Pedestrian Level Wind Comfort 
Study). Staff have included appropriate wording for Council’s consideration, requesting the 
applicant reconsider this aspect of the design.  
 
Regulatory Considerations 
 
Height and Number of Stories 
 
A variance is being requested from 45m (the maximum height recommended in the DCAP 
guidelines for the site) to 47.68m. This is considered supportable since it relates largely to the 
rooftop mechanical structure. 
 
Fence Height 
 
The applicant proposes a fence that exceeds the maximum height of the Fence Bylaw by 1.9m. 
Staff are of the opinion that further design exploration is required that may help mitigate the 
potential impacts of this requested variance. Appropriate wording is in the recommendation for 
Council’s consideration.  
 
Parking 
 
The application does meet the minimum requirements for vehicle and bicycle parking set out in 
Schedule C – Off-Street Parking. However, it is worth noting that the Zoning Regulation Bylaw 
does not distinguish between traditional households and shared accommodation, so for the 
larger co-living units where up to five separate rooms will be rented to potentially five separate 
“households”, parking demand may be higher. However, the subject site is located within the 
Urban Core within walking distance from daily amenities, near to multiple transit routes, and the 
Vancouver Street and Pandora Avenue All Ages and Abilities cycling routes, all of which provide 
good access to a wide range of mobility options. Added to the on-street parking restrictions in 
the neighbourhood that facilitate parking turnover, the potential impacts are expected to be 
minimal.  Additionally, the proposal represents a new response to housing need and adds to the 
diverse range of housing options required to serve the City’s residents.  
 
Other Considerations 
 
A number of minor plan revisions and points of clarification are required prior to the application 
being considered at a Public Hearing. These relate to paving patterns and street furnishings, 
utilities, vehicle access and waste collection, landscaping (irrigation, street trees and planting), 
CREST communications and British Columbia Building Code compliance (where it may affect 
the exterior design of the building). The need to resolve these aspects of the proposal, is 
captured in the recommendation and can be addressed by the applicant as the application 
progresses to a Public Hearing should Council advance the application for further consideration.  
 
Advisory Design Panel Review 
 
The application was reviewed by the Advisory Design Panel at its November 26, 2020 meeting 
and the Panel recommended approval of the development permit with the following changes: 
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• Consideration of the relationship to the adjacent development to the south and the 
fenestration on the south elevation as it relates to the livability of units. 

• Consideration for the addition of openings from the music room onto the breezeway. 
 
Full meeting minutes are attached to this report.  Staff feel that the applicant has adequately 
addressed the Advisory Design Panel’s concerns as follows: 

• the large proportion of cementitious panels on the south elevation has been replaced 
with metal panels 

• bedroom windows on portions of the south façade closest to the property line have been 
replaced with clerestory windows and aluminium slat screening has been incorporated 
around the balconies  

• garage style overhead doors have been added to the music room on the ground 
floor, to enhance the connectivity to the breezeway. 

 
CONCLUSIONS 
 
The proposal to construct a 16-storey, mixed-use commercial and residential apartment building 
is generally consistent with the Downtown Core Area Plan, Guidelines for Fences, Gates and 
Shutters, and Advisory Design Guidelines for Buildings, Signs and Awnings which are 
applicable to this proposal.  Overall, staff are satisfied that the recommendations from the ADP 
have been addressed and that the plans before Council are an improvement from the original 
submission and have a greater consistency with the relevant Guidelines the recommendation 
includes direction related to a number of further refinements and corrections that the applicant 
has indicated a willingness to address should Council advance the application through the 
process. 
 
ALTERNATE MOTION 
 
That Council decline Development Permit with Variances Application No. 000543 for the 
property located at 975 and 983 Pandora Avenue.  
 
 
Respectfully submitted, 
 
Charlotte Wain 
Senior Planner – Urban Design 
Development Services Division 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 

 
Report accepted and recommended by the City Manager. 
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1468 VANCOUVER STREET, VICTORIA CITY

SITE AREA:
21,999.28 S.F.

RESIDENTIAL PARKING

PROVIDEDREQUIRED

(RES.)145 + (COMM.)2 (=364.96/200)=  145+2=

COMMERCIAL PARKING

TOTAL PARKING

125

132.19/ 40= 3.30

271

= 6

120

6
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SUB TOTAL: 14512.1 12.10101.30

        TOTAL: 157.1:        157
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D     (74.85 m2 < POD < 100 m2 ):                     29 UNITS
E      (118.83 m2 > POD>100 m2 ):                     25 UNITS

113.40 :       113

147
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UNIT TYPEUNIT TYPE

AVERAGE GRADE (M) 25.37 m

14

2,043.8 m2

364.96 SM

SITE AREA:

NUMBER OF UNITS:

PROPOSED AREA:

2,043.8 m2

121

 11,155.88 m2

  11,155.89 m2 / 2,043.8=     5.46PROPOSED FSR (RES.+COMM.) :

DENSITY

UNIT TYPE:

GROUND ORIENTED UNITS

MINIMUM UNIT FLOOR AREA:

N/A

A (<45 m2 OR STUDIO):
B (45 TO 70 m2) 1 BDRM:
C (> 70 m2) 2 BDRM AND +:

42.16 SM =    453.81 S.F.

25 UNITS
18 UNITS
24 UNITS}121 UNITS
29 UNITS
25 UNITSE (118.83 m2 > POD>100 m2):

D (74.85 m2 < POD < 100 m2):

MAXIMUM UNIT FLOOR AREA: 118.83 SM = 1,279.10 S.F. (5 BDRM POD, LEVEL3)
(1 BDRM,  LEVELS 3&4)
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S.
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S.
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S.
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S.
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S.
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.

S.
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Mech. 0 0.00 0 0.00 0 0 0 ROOF/MECHANICAL/ELEV. ROOM 61.09 657.57 14.80 159.26 0 0 46.29 498.31 7.43 80.00 0 0 7.43 80.00 0.00

Level 15 1 1 1 2 2 7 18 508.22 5470.44 339.97 3659.41 168.25 1811.03 0.00 0 590.88 6360.18 17.84 192.03 0 0 0 0 573.04 6168.15 0 0 573.04 6168.15 0.28
Level 14 1 1 1 2 2 7 18 508.22 5470.44 339.97 3659.41 168.25 1811.03 0.00 0 590.88 6360.18 17.84 192.03 0 0 0 0 573.04 6168.15 0 0 573.04 6168.15 0.28
Level 13 2 1 1 2 1 1 8 22 609.48 6560.42 397.34 4276.96 212.14 2283.46 0.00 0 691.91 7447.63 17.84 192.03 0 0 0 0 674.07 7255.60 0 0 674.07 7255.6 0.33
Level 12 2 1 1 2 1 1 8 22 609.39 6559.42 397.34 4276.96 212.14 2283.46 0.00 0 691.91 7447.63 17.84 192.03 0 0 0 0 674.07 7255.60 0 0 674.07 7255.6 0.33
Level 11 2 1 1 2 1 1 8 22 609.36 6559.1 397.22 4275.68 212.14 2283.42 0.00 0 691.87 7447.28 17.84 192.03 0 0 0 0 674.03 7255.25 0 0 674.03 7255.25 0.33
Level 10 2 2 1 2 1 1 9 23 656.24 7,063.71 401.80 4,324.94 254.44 2738.77 0.00 0 739.98 7965.06 17.75 191.06 0 0 0 0 722.23 7774.00 0 0 722.23 7774 0.35
Level 9 2 2 1 2 1 1 9 23 656.24 7063.71 401.80 4324.94 254.44 2738.77 0.00 0 739.98 7965.06 17.75 191.06 0 0 0 0 722.23 7774.00 0 0 722.23 7774 0.35
Level 8 2 2 1 2 1 1 9 23 656.24 7063.71 401.80 4324.94 254.44 2738.77 0.00 0 739.98 7965.06 17.75 191.06 0 0 0 0 722.23 7774.00 0 0 722.23 7774 0.35
Level 7 2 2 1 2 1 1 9 23 656.24 7063.71 401.80 4324.94 254.44 2738.77 0.00 0 739.98 7965.06 17.75 191.06 0 0 0 0 722.23 7774.00 0 0 722.23 7774 0.35
Level 6 3 1 1 2 1 1 9 23 656.62 7067.8 401.73 4324.19 256.89 2765.14 0.00 0 740.35 7969.06 17.75 191.06 0 0 0 0 722.60 7778.00 0 0 722.60 7778 0.35
Level 5 1 1 3 1 1 2 1 10 27 796.90 8577.77 408.00 4391.68 388.90 4186.09 0.00 0 889.26 9571.97 17.75 191.06 0 0 0 0 871.51 9380.91 0 0 871.51 9380.91 0.43
Level 4 2 3 1 1 1 1 9 23 684.75 7370.59 298.77 3215.94 385.98 4154.65 163.74 1762.52 Indoor  Gathering Space/Storage 952.19 10249.33 17.75 191.06 0 0 0 0 934.44 10058.27 0 0 934.44 10058.27 0.46
Level 3 1 1 3 1 1 1 2 10 28 808.36 8701.12 417.11 4489.74 391.25 4211.38 120.41 1296.05 Gym (Open to Below) 920.54 9908.61 17.75 191.06 0 0 0 0 902.79 9717.55 0 0 902.79 9717.55 0.44
Level 2 2 1 1 1 5 12 382.12 4113.11 100.24 1078.96 281.88 3034.15 487.87 5251.34 Gym & Laundry Rm. 715.47 7701.22 17.44 187.72 0 0 0 0 698.03 7513.50 40.21 432.82 738.24 7946.32 0.36
Level 1 2 1 1 4 8 275.00 2960.13 92.17 992.14 182.83 1967.99 67.29 724.3 Music/Bike/Sell Cntr./Mail Rm./Parcel 627.21 6751.24 17.44 187.72 12.813182 137.92 0 0 596.96 6425.6 324.75 3495.55 921.70 9921.15 0.45

TOTAL:
25 18 0 21 3 4 25 13 12 121 315 842.94 9073.388 5197.07 55940.83 3878.41 41746.88 839.31 9034.21 11123.48 119732.14 280.88 3023.33 12.813182 137.92 46.29 498.31 10790.92 116152.58 364.96 3928.37 11155.88 120081 5.46
21% 15% 0% 17% 2% 3% 21% 11% 10% 100%

LONG TERM

SHORT TERM (121RES. UNITS X 0.1)+ (364.96/200 COMM.)=12+2=   14

  TOP OF MECH.: 73.4-25.37(A.G.)=48.03 m
TOP OF ROOF: 44.65 m TOP OF ROOF

TOTAL AREA: 364.96 m2

RESTAURANT OR CAFE:  91.98+40.21(MEZZANINE): 132.19 m2

RETAIL:  364.96-132.19= 232.77 m2
232.77/ 80= 2.91

3.30+2.91=6.21   
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exclusive property of the architect/designer and cannot
be used or reproduced without written consent. Written
dimensions shall have precedence over scaled
dimensions. Contractors shall verify and be responsible
for all dimensions and conditions on the job and this
office shall be informed of any variations from the
dimensions and conditions shown on the drawing.
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Heritage Paving Prism 
Material: glass 
Installation: set in cip concrete paving

P5

+ TS 20.00m 
 
+ BS 18.00m 
 
+ TW 20.00m 
 
+ BW 18.00m 
 
+ 10.00m 
 
+ FG 18.50m 
 
+ BG 18.35m 
 
+ HP 18.35m 
 
+ LP 18.35m

PLANT LIST

GRADING + DRAINAGE

EX 8.75

2%

DN 4R

AD 10.00m +

TD 10.00m +

top of stair 
 
bottom of stair 
 
top of wall 
 
bottom of wall 
 
spot elevation 
 
finished grade 
 
building grade 
 
high point 
 
low point 
 
existing elevation (as per survey) 
 
direction/percent slope 
 
break in slope 
 
direction/number of risers down 
 
Trench Drain 
 
Area Drain

HARD SURFACING

Hydrapressed Concrete Slabs  
Size: 600mm x 600mm x 50mm 
Colour: charcoal;   Pattern: Stacked bond 
Installation: on pedestal 
Supplier: Abbotsford Concrete Products

Cambrian Granite Stone Paver - level 4 
Size:600mm x 300mm x 50mm;  
pattern: stacked bond 
Supplier: Becdrock Natural Stone

CIP Concrete Paving - Sidewalk  
to City of Victoria Standard. 
Colour: natural 
Finish: light broom 
min. 4" thickness

Natural Grey Concrete Unit pavers - 
To City of Victoria 'New Town' Standard. 
Size: 225mm x 75mm x 60mm 
Pattern: 90˚ herringbone 
Installation: Mortar set 
Supplier: Abbotsford Concrete Products

Granular Surface

Black Tusk Basalt Paver 
Size: 300mm x 600mm x 38mm;  
Finish: flamed 
pattern: running bond 
Supplier: Becdrock Natural Stone

Concrete Unit pavers  
Size: 202mm x 101mm x 60mm 
Pattern: running bond 
Installation: Mortar set 
Supplier: Abbotsford Concrete Products

SOFT LANDSCAPE

Shrub/Perennial/Groundcover Beds

Evergreen Hedging

Sand Based Sodded Lawn

Salvaged Cedar Log

 SITE FURNISHINGDRAWING LIST

L - 1.0 LANDSCAPE COVER SHEET 
 
L - 1.1 LEVEL1 MATERIAL + GRADING PLAN 1:100 
L - 1.2 LEVEL4 MATERIAL + PLANTING PLAN 1:100 
 
L - 2.1 LEVEL1 PLANTING PLAN 1:100 
 
L - 3.1 LANDSCAPE SECTION 1:50 
 
L - 4.1 LANDSCAPE DETAIL As indicated 
L - 4.2 LANDSCAPE DETAIL As indicated

PLANT METERIAL REFERENCE IMAGES

Rudbeckia fulgida
Black-eyed Susan

Lavandula angustifolia 'Munstead'
English Lavender

Fragaria everbearing
Strawberry

Malus - multi variety
Multi - variety Apple

Fire Hydrant Play Equipment 
w/ water jets

Rounded River Boulder

Metal Bike Rack 
as per DPRP - New Town District 
12 bike racks = 24 bike parking 
600mm away from building face 
600mm o.c.

Metal Tree Grate with Guard - Offsite 
as per DPRP - New Town District

Spiraea japonica 'Little Princess'
Little Princess Spirea

Magnolia 'Butterflies'
Butterflies Magnolia

Cornus kousa 'Chinensis'
Chinese Dogwood

Acer palmatum 'Osakazuki'
Osakazuki Japanese Maple

Cornus sericea 'Kelseyi'
Dwarf Redtwig Dogwood

Erica carnea 'Spring Pink'
Winter Heather

Pennisetum alopecuroides 'Hameln'
Dwarf Fountain Grass

Stachys Byzantina
Lamb's Ear

Sedum 'Autumn Joy'
Autumn Joy Stonecrop

P1

Irrigation Notes: 
1. All 'Soft Landscape Planting Areas' are to be irrigated with a high efficiency design/built irrigation system to IIABC Standards,  

complete with Rain and Wind Sensor. 
2. The irrigation system design and installation shall be in accordance with the Irrigation Industry of BC Standards and Guidelines. 
3. Backflow preventer to building code/municipal standards to be provided in mechanical room. 
4. Drawings are of schematic nature only. Design built shop drawings shall b provided to consultant for review prior to construction.

General Planting Notes: 
1. All work shall meet or exceed the requirements as outlined in the Current Edition of the Canadian Landscape Standard.  
2. Plant sizes and related container classes are specified according to the Canadian Landscape Standard Current Edition. 

For container classes #3 and smaller, plant sizes shall be as shown in the plant list and the Standard;  
for all other plants, both plant size and container class shall be as shown in the plant list.  
Specifically, when the plant list call for #5 class containers, these shall be as defined in the BCNTA (ANSI) Standard. 

3. All 'Soft Landscape Areas' to be irrigated to IIABC Standards using a high efficiency irrigation system. 
4. All trees to be staked in accordance with BCNTA Standards. 
5. All plants with an asterisk (*) are butterfly/bird friendly species.

Off-site Irrigation Notes: 
1.  All irrigation work, including required inspections, shall comply to City of Victoria Supplementary Specifications for  

Street Trees and Irrigation Schedule C, Bylaw 12-042, Subdivision Bylaw. 
2.  Irrigation design shall be submitted for review and approval to City of Victoria Parks Division no less than 30 days prior to scheduled installation. 
3.  Off-site irrigation shall be sourced separately and independent from on-site irrigation.  

Refer to Supplementary Specifications for all irrigation work. 
4.  All new trees shall be irrigated using tree drip rings independent from and/or in addition to shrub bed/lawn zones.  

RainBird spray heads shall be used for rain gardens. 
5.  Irrigation valves shall be RainBird PGA, not DVF. 
6.  Commercial RainBird low flow drip kits used for drip lines. XCZ-100-PRB-LC, PEB Valve and Pressure Regulating (40 psi) Basket Filter

Metal Planter with Bench 

Metal Trash Bin - Offsite 
Type A: modern metal bin 
as per Downtown Public Realm Plan

Metal Planter 
1'-6"W x 6'-0"L x 3'-6"H

P0

CIP Concrete Paving - Vehicular Crossing 
to City of Victoria Standard. 
Colour: natural 
Finish: light broom 
min. 6" thickness

450mm wide Basalt Banding 
insert with Street Name  
to City of Victoria Standard 
Finish: flamed/thermal and sawn edges

P4

P2

P3

P6

P7

P8

S9

Pre-vegetated Green Roof

S1

S3

S2

A1 16 Azalea 'Gumpo White' Dwarf Azalea (white flower) #2 pot, 450mm o.c. 
A2 13 Azalea 'Gumpo Pink' Dwarf Azalea (pink flower) #2 pot, 450mm o.c. 
Gs 77 Gaultheria shallon (*) Salal #3 pot, 600mm o.c. 

4 Magnolia stellata 'Royal Star' Star Magnolia 3m ht., multi-stem 
Rh 5 Rhododendron 'English Roseum' English Roseum Rhododendron 1.2m ht., B&B 
RY 77 Rhododendron 'Yaku Princess' Yaku Princess Rhodo (Pink) #3 pot, 600mm o.c. 
Sj 9 Spiraea japonica 'Little Princess' (*) Little Princess Japanese Spirea #3 pot, 600mm o.c. 
T 303 Taxus x media 'Hillii' Hillii Yew Hedge (Male Only) 1.2m ht., RB to RB

TREES 
Sym. Qty. Botanical Name Common Name Size/Spacing

SHRUBS 
Sym. Qty. Botanical Name Common Name Size/Spacing

GROUND COVERS / PERENNIALS / GRASSES / EMERGENT / SUBMERGEMT 
Sym. Qty. Botanical Name Common Name Size/Spacing

Street Trees along Pandora Street 
Final species, location and quantity to be decided by the City of Victoria  

 
 

Street Tree along Vancouver Street 
Final species, location and quantity to be decided by the City of Victoria  

 
 
1 Acer palmatum 'Osakazuki' Osakazuki Japanese Maple 6cm cal., Specimen  
 
 
4 Cornus kousa 'Chinensis' (*) Chinese Dogwood 6cm cal., Specimen 
 
 
6 Magnolia 'Butterflies' Butterfly Magnolia (yellow flower) 6cm cal., Specimen 
 
 
3 Magnolia x soulangiana 'Galaxy' 'Galaxy' Saucer Magnolia 6cm cal., Uniformed Specimen 
 
 
5 Populus tremula 'Erecta' Columnar European Aspen 5cm cal., Specimen

e 86 Erica carnea 'Springwood Pink' (*) Winter Heather #1 pot, 300mm o.c. 
ic 18 Imperata cylindrica 'Red Baron' Japanese Blood Grass 10cm pot, 350mm o.c. 
la 63 Lavandula angustifolia 'Munstead' (*) English Lavender #2 pot, 450mm o.c. 
li 113 Liriope muscari 'Variegata' Vaviegated Lily-Turf #1 pot, 300mm o.c. 
ph 98 Pennisetum alopecuroides 'Hameln' (*) Dwarf Fountain Grass #1 pot, 450mm o.c. 
r 40 Rudbeckia fulgida 'Little Goldstar' (*) Black-eyed Susan 10cm pot, 350mm o.c. 
se 15 Sedum 'Autumn Joy' Autumn Joy Stonecrop #1 pot, 400mm o.c.

AP

PT

CK

MS

ST1

ST2

MB

MS

Sodded Lawn with Core Grass System 
as requested by BC Hydro on Jan 26, 2021 
- Refer to sheet L-3.1 for cut sheet provided by BC Hydro

02
L-4.1

03
L-4.1

03
L-4.1

01
L-4.2

F1

Backless Feature Bench - Offsite 
as per DPRP - New Town District 
Supplier: Maglin (800 716 5066)

Backed Feature Chair - Offsite 
as per DPRP - New Town District  
Supplier: Maglin (800 716 5066)

03
L-4.1

03
L-4.1

F2

F3

F4

Backed Feature Bench - Offsite 
as per DPRP - New Town District 
Supplier: Maglin (800 716 5066)

03
L-4.1

F5

F6

F7
Pedestrian Light - Offiste 
Cluster Globe light Type B 
as per DPRP - New Town District 

03
L-4.1

Planter Wall (Cast) Light

LANDSCAPE LIGHTING

Catenary Lights

Note: Landscape lighting shown as reference only.  
Refer to Electric drawings for full information. 

Note: Landscape lighting shown as reference only.  
Refer to Mechanical and Electric drawings for full information. 

Irrigation Stub-out ( point of connection )

LANDSCAPE IRRIGATION

Dripline Irrigarion

Frost Free Hose Bib
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EX. STREET TREE (Maple) 
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PARKADE ACCESS

BASALT BANDING W/ STREET NAME 
- SHOULD ALIGN WITH ARCHITECTURAL 
TREATMENT AND ENTRANCES 
AS PER DPRP - NEW TOWN DISTRICT

FEATURE CORNER 
- GREY CONCRETE UNIT PAVER IN 
HERRINGBONE PATTERN WITH SINGLE 
ROW OF SOLDIER COURSE AT PERIMETER 
AS PER DPRP - NEW TOWN DISTRICT

Exit VIEW THROUGH  DOOR

EVERGREEN HEDGING
EXISTING PLANTING

Existing retaining wall

P A N D O R A   A V E N U E

V
 A

 N
 C

 O
 U

 V
 E

 R
   

S 
T 

R
 E

 E
 T

Level 1 
 
MATERIAL + GRADING PLAN

L - 1.1

LINE OF EXISTING CURB

PROPOSED STREET TREE NOTES: 
 
Prior to starting work please contact Parks Division to discuss protection of street trees 
and other Park infrastructure.  
Contact Jane Walters at 250.361.0622 to confirm planting location. New tree must be 
of good standard, minimum 7cm calliper and installed with approved root barriers, 
tree guards and appropriate soil. 
Root barriers shall be 8 feet long and 18 inches deep. Planting depth of root ball must 
be below sidewalk. 

OUTLINE OF ADJACENT BUILDING

PANDORA AVE.

V
A

N
C

O
U

V
ER

 ST.

PRIVATE 
PATIO

OVERHEAD  
GARAGE DOOR

PMT

EXIT

EXIT

EXIT

EXIT

VEST.

ENTRANCE 
LOBBY

MAIL ROOM

EXHAUST

GAS METER

PRIVATE 
PATIO

PRIVATE PATIO

TACTILE SCORING ST LET DOWN 
AS PER DPRP - NEW TOWN DISTRICT 
- REFER TO CIVIL

SODDED LAWN

SODDED LAWN W./ CORE GRASS SYSTEM 40mm  
IN FRONT OF PMT AS REQUESTED BY BC HYDRO 
TO CREATE A DRIVEABLE SURFACE CONTINUOUS 450mm BAND ALONG 

SIDEWALK AND CORNERS 
AS PER DPRP - NEW TOWN DISTRICT

3 BIKE RACKS (6 PARKING SPACE)

PRIVACY SCREEN  
- REFER TO ARCH. DRAW.

PRIVACY SCREEN 
- REFER TO ARCH DRAWING

RENTAL OFFICE

COMMERCIAL

MUSICAL ROOM

AMENITY 
(BIKE LOUNGE)

GENERATOR 
ROOM

DECORATIVE FENCE  
- REFER TO ARCH DRAWING

PROPOSED STREET TREE

EX. POWER POST + STREET LIGHT TO BE RELOCATED 
- REFER TO CIVIL

EX. FIRE HYDRANT TO BE RETAINED 
- REFER TO CIVIL

EX. POWER POLE + STREET LIGHT

EX. TELUS VAULT

Existing Power Post

Existing Street Light

EX. TRASH BIN TO BE REMOVED

Existing Telus Vault

EXTENT OF SOIL CELLS (2 LAYERS APPLIED) 
- ORANGE DASH LINE WITH CROSS HATCH

COBBLESTONE PAVING

2 BIKE RACKS (4 PARKING SPACE)

CONCRETE SIDEWALK / DOOR 
BUFFER

BLEACHER

LAWN / 
BOCCE COURT

GATHERING

DOG RUN

TRELLIS

BENCH

SOCIAL

FOLDABLE TABLE TENNIS/ 
YOGA/FITNESS/ 

MOVABLE CHAIRS

OUTLINE OF CANOPY 
ABOVE

MOVABLE TABLES AND CHAIRS/ 
OUTDOOR MUSIC / MOVIE NIGHT 

W/ LIGHTING FEATURE

FEATURE PAVING (GLASS PRIMS) 
POTENTIAL NAME CARVING ON PAVERS

COMMERCIAL COMMERCIAL

OFFSITE IRRIGATION SLEEVING 
BENEATH SIDEWALK  
- BLUE DASH LINE

OFFSITE IRRIGATION CONTROLLER 
IN STAND ALONG LOCKABLE BOX 
TO COV STANDARD

SOCIAL

POTENTIAL LOCATION FOR 
PROJECTOR ON WALL

RECOMMENDED MINIMUM DISTANCE FOR PLANTING STREET TREES:

12m L x 3.6m W LOADING ZONE FOR 
ONE 8.8m LIGHT RIGID TRUCK 
- REFER TO ACH

IRRIGATION STUB-OUT

OUTLINE OF BRIDGE PATH 
ON LEVEL 2

DOWNLIGHTS WITH CHANDELIER LIGHT

6.97 m

5.
73

 m

9.
67

 m

8.51 m

8.
41

 m

3.60 m

18.88 sq m
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1 BEDROOMA5

1 BEDROOMB3-10

4 PODC3-10

2 BEDROOMD4-14

4 PODE3-5

2 BEDROOMF3-5

4 PODG3-5

2 BDRM+DENH3-52 BEDROOMJ3-5

5 PODK5

T.O.S.
EL. 37.40

F

17R
@173.3mm

DN

17R
@173.3mm

DN
UP

UP 17R
@173.3 mm

17R
@173.3 mm

1 BEDROOMA6-14

1 BEDROOMB3-10

4 PODC3-10

2 BEDROOMD4-14

5 PODE6-13

-

1 BEDROOMF6-13

4 PODG6-13

1 BEDROOMH6-13

-

4 PODJ6-13

T.O.S.
EL. 40.35

F

F

F

P9

S3 S3

1.2m

Outdoor Kitchen w/ dinning

5.5m4.3m

Outdoor Lounge

SECTION THROUGH LEVEL 4 AMENITY AREA
SCALE: 1:50

Raised Planter

E

1.2m

Raised 
Planter

2.2m

Outdoor Lounge

P.L.

.7
m

.7
m

DINING TABLE

MIN. 42" GUARDRAIL 
- AS PER ARCH. DRAW.

CATENARY LIGHTS

LARGE SPECIMEN SHRUB
DOUBLE SIDED FIREPIT WALL

WOOD BENCHTOP
BAR TABLE W/ STOOLS

BBQ COUNTER BEHINDLOUNGE FURNITURE

METAL PLANTER BEHIND
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OUTDOOR AMENITY  
@ LEVEL 4

OUTDOOR KITCHEN 
- COUNTER WITH 

COOKING AND SINK 
- DINNING TABLE

LOUNGE 
- LOUNGE FURNITURE 

- DOUBLE SIDED FIRE PIT

Level 4 
 
MATERIAL + PLANTING  PLAN

L - 1.2

RAISED CIP CONCRETE PLANTER
LARGE SPECIMEN SHRUB

CATENARY LIGHTS

PORCELAIN PAVERS 
w/ GRANITE FINISH 

St
o

ra
g

e
Ex

it

PRE-VEGETATED
 GREEN ROOF 

@ LEVEL 5

PRE-VEGETATED
 GREEN ROOF 

@ LEVEL 6

PRIVATE DECK 
@ LEVEL 6

LEVEL 4 
FFE 34.45m

LEVEL 5 
FFE 37.40m

LEVEL 6 
FFE 40.35m

BB
Q

Si
n

k
BB

Q

42" HT. METAL PLANTER

42" HT. GUARDRAIL 
- as per arch. draw.

IRRIGATION STUB-OUT

IRRIGATION STUB-OUT

IRRIGATION STUB-OUT
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Paving field

• 45° Herringbone field with single row 
soldier course 

• Installation: Mortar set

Tactile band

• continuous 450mm concrete band 
adjacend to curb with tactile scoring 
at let down

NEW TOWN  PAVING APPLICATIONS

SIDEWALK CORNERS

BASALT ENTRY BANDING WITH STREET NAME INSERT

1

3

2

• Pattern: 450mm wide single row soldier course  band with 
larger slab where street name appears 

• Material: Streetname Sandblasted into basalt slabs

• Font: Tisa Pro Bold, all caps

• Note: Care should be taken to the letter spacing and kerning

• 1200mm score line pattern perpendicular to the curb with a 
centre line parallel to the curb

• 450mm concrete band along curb and buiding face

• Control joits shall be provided accross 450mm bands every 
3rd panel

• Narrow sidewalks - 2m or less: eliminate 450mm banding along 
building face from the pattern

CONTROL JOINT

GRAPHIC TO BE UPDATED 

NEW TOWN PAVING MATERIALS

CONCRETE UNIT PAVERSTROWEL JOINT CONCRETE BASALT PAVERS1 2 3

• Installation Method: Cast-in-place

• Application: Sidewalk fill and frame

• Colour: Natural

• Finish: Fine broom finish

• Dimensions: 225mm x 75mm x 60

• Installation Method: Mortar set

• Application: Paving field

• Colours: Natural grey

• Finish: Unsealed

• Dimensions: 300mm x 450mm x 60mm

• Installation Method: Mortar set

• Application: Entry banding

• Colour: Charcoal grey

• Finish: Flamed

01
L-1.1

Basalt	banding	detail	Notes:		
• Each	corner	has	2	basalt	bands	with	two	different	street	name	inserts	
• Each	band	contains	of	a	row	of	basalt	stone	pavers	300mm	x	450mm	x	
80mm	or	imperial	11	?	x	17	?	x	3”	that	carries	from	building	face.	
• In	the	middle	of	the	band	there	is	one	street	name	insert	in	a	size	of	
1200mm	x	450mm	x	80mm	or	imperial	17	?”	x	48”	long	x	3”	with	street	name	
sandblasted	in	
• All	pieces	will	be	basalt	with	flamed/thermal	finish	and	sawn	edges	
• Street	name	is	centered	on	the	stone	block	
• Use	abbreviations	for	street,	avenue,	road	or	other	such	as	St.;	Ave.;	
Rd.	with	capital	letter	and	punctuation	at	the	end	
• Font:	Tisa	Pro	Bold	or	equivalent	(such	as	Cheltenham	Med.	),	the	font	
size	is	90mm	(3	?”	)	with	50mm	(2”	)	on	either	side	to	the	edge	of	the	basalt	
• For	more	information	see	Pg	75	Insert	#3	Basalt	banding	
• Note	street	names	shown	on	drawing	are	only	for	correct	location	and	
above	specs	are	to	be	followed.	
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Tree Grate
Square Tree Grate
Contemporary
Metal

48” W

Dobney Foundry Ltd.
 See Character area section of 
Streetscape Standards for specific  
location guidelines.

PRODUCT TYPE: 
PRODUCT NAME: 
DESIGN STYLE: 
MATERIALS:
COLOUR/ FINISH: 
DIMENSIONS:
DISTRIBUTION:
MANUFACTURER:
SPECIAL NOTES: 

SQUARE TREE GRATE

Tree Grate
Round Tree Grate
Contemporary
Metal

min. 48” D

Dobney Foundry Ltd.
 See Character area section of 
Streetscape Standards for specific  
location guidelines.

PRODUCT TYPE: 
PRODUCT NAME: 
DESIGN STYLE: 
MATERIALS:
COLOUR/ FINISH: 
DIMENSIONS:
DISTRIBUTION:
MANUFACTURER:
SPECIAL NOTES: 

ROUND TREE GRATE
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 -
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Planter and Bench

Green Circular Planter and Bench

Contemporary

Aluminum and Cumaru Hardwood

Powder Coated Aluminum and 

Untreated FSC Hardwood

48” D

Government Street, 
Street Life

See Character area section of 
Streetscape Standards for specific  
location guidelines.

Tree Guard

Metal Tree Guard

Contemporary

Metal

Glossy Black (RAL 9017) Baked-on 

Powder Coat 

Inner Harbour, Old Town, Rock 

Bay, New Town, Government 
Street, Douglas Street

City of Victoria

See Character area section of 
Streetscape Standards for specific  
location guidelines.

PRODUCT TYPE: 
PRODUCT NAME: 
DESIGN STYLE: 
MATERIALS:
COLOUR/ FINISH: 

DIMENSIONS:
DISTRIBUTION:
MANUFACTURER:
SPECIAL NOTES: 

PRODUCT TYPE: 
PRODUCT NAME: 
DESIGN STYLE: 
MATERIALS:
COLOUR/ FINISH: 

DIMENSIONS:
DISTRIBUTION:

MANUFACTURER:
SPECIAL NOTES: 

GREEN CIRCULAR PLANTER AND BENCH

METAL TREE GUARD

- P
RO

DU
CT

 -

Downtown Public Realm Plan & Streetscape Standrds - New Town District - Site Furnishing

NTS
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LEED: Used in SUDS and LEED compliant porous 

paving BMPs for ideal draining and minimal 

environmental impact. 

ADA Compliant: Used in ADA disability compliant 

surfaces for pedestrians, bicycles, & wheelchair 

traffic. 

Environmentally Approved: Maryland Department 

of the Environment, Montgomery County, and City 

of Victoria, British Columbia. 

Material Recycled HDPE (High Density Polyethylene) 

Colour Black

Grid Dimension (in) 

Grid Weight (lbs) 8.5 lbs (3.8 kg) 

Cell Shape Circle 

Cell Dimension(in) 2.ϳ5” x 1.5ϳ”(ϳ0mm x 40mm) 

Cell Wall Thickness 0.12” (3mm) 

Load Bearing Capacity (un-filled) >280 ton/m2 

Temperature Range -52°C to- +90°C

Chemical Resistance Excellent 

UV Resistance Excellent 

�KZ� GRASSdD�ϳϬ-ϰϬ

TECHNICAL SPECIFICATIONS 

CERTIFICATES/COMPLIANT 

SUITABLE FOR 
,ŽrƐe� ƉaƐƚƵreƐ͕� ĨŽƵŶĚaƚiŽŶ�ďaƐe͕� commercial� ŐraƐƐ� aƉƉlicaƚiŽŶƐ͕
Őraǀel�ƐlŽƉe�ƐƚaďiliǌaƚiŽŶ͕�Θ�ƚeŵƉŽrarǇ�ŐrŽƵŶĚ�ƐƚaďiliǌaƚiŽŶ�ĨŽr�ǀeŚicleƐ

Web: coregravel.ca 
Email: info@coregravel.ca 
Phone: 1 855 777 2673 (CORE) 

45.5” x 23.2” x 1.6” (1156mm x 589mm x 40mm) 

GREEN LANDSCAPING ALTERNATIVES FOR A SUSTAINABLE FUTURE

DIN 14090 Approved (Fire Service Access)

70mm

40mm

	PQUJPOBM


Core Grass

NTS
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UTILITIES

C201

CONSTRUCTION NOTES:

CITY OF VICTORIA FORCES TO INSTALL 200mm Ø COMBINED FIRE AND
DOMESTIC WATER SERVICE AT DEVELOPERS EXPENSE.

CITY OF VICTORIA FORCES TO INSTALL DOMESTIC AND FIRE WATER
VAULT AND METER ASSEMBLY PER CITY OF VICTORIA REQUIREMENTS
AND CAP AT PROPERTY LINE   AT DEVELOPERS EXPENSE. REFER TO
MECHANICAL FOR CONTINUATION.

CITY OF VICTORIA FORCES TO INSTALL 200mm Ø PVC SANITARY SERVICE
C/W INSPECTION CHAMBER AT PROPERTY LINE AND CONNECT TO
EXISTING 200mm Ø SANITARY  AT DEVELOPERS EXPENSE. FOR
CONTINUATION REFER TO MECHANICAL DRAWINGS.

CITY OF VICTORIA FORCES TO INSTALL 200mm Ø PVC SANITARY SERVICE
C/W INSPECTION CHAMBER AT PROPERTY LINE AND CONNECT TO
EXISTING 225mm Ø SANITARY  AT DEVELOPERS EXPENSE. FOR
CONTINUATION REFER TO MECHANICAL DRAWINGS.

CITY OF VICTORIA FORCES TO INSTALL 200mm Ø PVC STORM SERVICE
C/W INSPECTION CHAMBER AT PROPERTY LINE AND CONNECT TO
EXISTING 200mm Ø STORM AT DEVELOPERS EXPENSE. FOR
CONTINUATION REFER TO MECHANICAL DRAWINGS.

BC HYDRO PROPOSED OFF SITE SERVICE ROUTING TO BE CONFIRMED BY
BC HYDRO. REFER TO ELECTRICAL FOR CONTINUATION.

TELUS PROPOSED SERVICE ROUTING TO BE CONFIRMED BY TELUS.

CITY OF VICTORIA TYPE A SEPARATED SIDEWALK DRIVEWAY CROSSING
PER CITY OF VICTORIA SD C7A.

PROTECT AND RETAIN EXISTING UTILITY POLE AND STREETLIGHT.

PROTECT AND RETAIN EXISTING FIRE HYDRANT.

PROTECT AND RETAIN EXISTING ACTIVE FIBRE OPTICS COMMUNICATION
INFRASTRUCTURE.

PROTECT AND RETAIN EXISTING TELUS INFRASTRUCTURE.

CURB LET DOWN PER CITY OF VICTORIA SUPPLEMENTARY STD DWG
C9AMOD C/W TEXTILE TROWEL LINES.

CATCHBASIN INLET FOR TREE SOIL CELLS C/W 200mmØ OVERFLOW
CONNECTION, SEDIMENT SUMP AND TRAPPING HOOD PER CITY OF
VICTORIA SD S11C.

150mmØ PERFORATED PVC RAINWATER DISTRIBUTION INLET PIPING
SERVICING TREE CELLS.

150mmØ PVC PERFORATED RAINWATER DISTRIBUTION OUTLET PIPING
SERVICING TREE CELLS C/W 150Ø PVC STORM CONNECTION TO EXISTING
STORM BY CITY OF VICTORIA AT DEVELOPERS EXPENSE.

GAS SERVICE TO GAS METER ENCLOSURE. REFER TO MECHANICAL FOR
CONTINUATION.

NON-MOUNTABLE CURB PER MMCD STD DWG C4.

12m LONG COMMERCIAL LOADING ZONE C/W SIGN POST SLEEVE AND
BASE TO CITY OF VICTORIA STANDARDS. SIGN TO READ `LOADING  ZONE
7 DAYS/WEEK'

SHAW CABLE PROPOSED SERVICE ROUTING TO BE CONFIRMED BY SHAW.

POTENTIAL PANDORA ST BOULEVARD AREA INFILTRATION SYSTEM. TO BE
CONFIRMED BY CITY OF VICTORIA.

25mm IRRIGATION SERVICE AND METER BOX BY CITY OF VICTORIA AT
DEVELOPERS EXPENSE.

100mm PVC IRRIGATION SLEEVE.

REINFORCE BOULEVARD SODDED LAWN. REFER TO LANDSCAPE
DRAWINGS.

EXISTING COMMUNICATION DUCTING/CONDUIT TO BE CONCRETE
ENCASED WITHIN 1.0m OF STREET TREES AS PER TELUS REQUIREMENTS.
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GENERAL NOTES:

1. REFER TO LANDSCAPE AND ARCHITECTURAL DESIGN FOR DETAILS
ASSOCIATED WITH SIDEWALK PATTERNS, STREET TREES,
BOULEVARD TREATMENTS, SOIL CELLS AND OFF-SITE FURNISHINGS
SUCH AS BENCHES, BIKE RACKS, ETC...

2. ASPHALT REPLACEMENT TO ROAD CENTRELINE FOR BOTH PANDORA
AND VANCOUVER STREETS.

1 2020.06.12 DEVELOPMENT PERMIT OL
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2 2021.01.28 REISSUED DP OL
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1.00 m



April 22, 2021 

Mayor & Council 
1 Centennial Square 
Victoria, BC 
V8W 1P6 

Re: Rezoning and Development Permit Application 
  975, 983 Pandora Avenue / 1468 Vancouver Street 

Legal Description: LOT A LOTS 842, 843 AND 844 VICTORIA CITY PLAN VIP79484 
 LOT 842, VICTORIA CITY, EXCEPT PARCEL B (DD 118179I) THEREOF 

Dear Mayor and Council, 

Townline Homes Inc. has submitted a combined rezoning and development permit application for 1468 
Vancouver Street, on the corner of Pandora Avenue and Vancouver Street.  Building on Townline’s 
history of constructing quality homes (both market and non-market) in Victoria, and in continuing with 
our company’s mandate to create meaningful and diverse housing for our communities, we are proud to 
propose our first purpose-built rental building in the Harris Green neighbourhood.  

Along with offering one and two-bedroom market rental housing, we plan to maximize consumer choice 
by providing co-living rental units. This is a unique housing model, emphasizing intentional communities 
through shared housing and amenities, providing reasonably priced homes in an amenity rich living 
environment. Each co-living room will share a kitchen and dining space with the others in its pod. 

Motivated by this mandate of providing market rental housing, we look forward to working in 
partnership with the City of Victoria to deliver a diversity of rental inventory product. We will be 
pursuing a 219 covenant – housing agreement with the City of Victoria. As such, we will be requesting 
that the City waive any CACs associated with the proposed bonus density in order to ensure the 
continued delivery of rental housing in Victoria.   

Further to the need for market rental housing, is now a project that adapts to social distance living in a 
meaningful matter. We are not certain, but we believe this to be consistent with co-living and that 
creating a community that is safe and stable is more valuable than a transient lifestyle.     

Townline has a strong history in the City of Victoria, having nearly completed all phases of The Hudson 
District over the past decade. Of the finished buildings, 3 are purpose-built rentals which continue to be 
a popular choice for those renting and are home to many long-term tenants. As a result, these projects 
have proved to be an effective model for Townline’s rental buildings; they have provided insight into 
which unit types have the greatest demand, which amenities in rental buildings get utilized the most and 
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how to program our ground floor in order to successfully engage the streetscape. We are building on this 
collective expertise in order to create another successful rental building in downtown Victoria. 
 
Neighbourhood Context and Our Site 
 
The Downtown Core Area Plan (DCAP), which includes the Harris Green neighbourhood, outlines a 
pedestrian friendly downtown core which remains well-connected, attractive, and provides a model for 
livable urbanism. We have kept this vision in mind as we progressed through the design development 
process, as our site sits on the corner of Pandora Avenue and Vancouver Street. The Harris Green 
Neighbourhood is in a phase of transition, with multiple new developments either under construction or 
being proposed: 

• North 
o 1002 Pandora Avenue is a 5-storey mixed-use building currently under construction by 

BlueSky Properties. 
o 932 Pandora Avenue is a 10-storey mixed-use building currently under review by Kang & 

Gill Construction Ltd. 

• East 
o 1415 Vancouver Street is a 3-storey office building, currently tenanted by the 

Government of Canada Tax Services branch 

• South 
o 1400 Vancouver Street is a 16-storey mixed-use development proposed by Cox 

Developments. This project is directly to the South of our site. Through the design stages 
of our proposal, we have had continued communication with Cox Developments to 
ensure that our building designs and programming complement each other.   

• West 
o 941 Pandora Avenue houses outreach and social services for adults and is owned by the 

Vancouver Island Health Authority. We have been in communication with these 
neighbours as well, working towards a crane swing and underpinning agreement to satisfy 
both parties. We have commissioned an acoustic report to assist us with identifying noise 
levels and mitigation solutions given the nature of the VIHA’s program requirements and 
protocols. We will be in communication with program director John Braun and Robert 
Guenther.  

 
Our site is comprised of 2 legal parcels located on the South-West corner of Pandora Avenue and 
Vancouver street, previously the location of the Seventh-Day Adventist Church and Photoprint Ltd. 
Together, they create a parcel size of 2,043.8 sq. meters. Both of these sites are currently zoned CA-43 
and are designated for a maximum FSR of 5.50 in the DCAP. A unique attribute of this site is the Harris 
Green Park, which runs down Pandora Avenue from Quadra Street to Chambers Street; this park provides 
an attractive and effective separation from our site to the active vehicle and bicycle lanes on Pandora 
Avenue.  
 
  



 

Building and Landscape Design 
 
Our project has been designed by Foad Rafii of Rafii Architects, who has an extensive history designing 
buildings in downtown  Victoria. The proposed development will contain 121 residential units, in the form 
of a  4-storey podium and a 16-storey tower. This design, which includes the podium, successfully creates 
a primary street wall for the majority of the Pandora Avenue frontage and reduces the required size of 
the tower floorplate as much as possible while still utilizing the 5.50 FSR. By reducing the tower floorplate, 
the overall mass of the building is minimized from the street level which greatly improves the pedestrian 
experience. The residential unit breakdown is as follows: 

• 43 x 1-bedroom suites  

• 24 x 2-bedroom suites 

• 4 x 3-bedroom co-living suites 

• 38 x 4-bedroom co-living suites 

• 12 x 5-bedroom co-living suites 
 
On the corner of Pandora Avenue and Vancouver Street and extending down the Pandora frontage is the 
commercial space. This landmark corner provides excellent street frontage for commercial tenants, as it 
fronts on 2 arterial roads. Furthermore, extending the commercial space West down Pandora Avenue 
activates the street front, creating an engaging experience for passers by.  
 
On the West side of the commercial space is the architectural breezeway which looks into the 
development’s landscaped courtyard. Hidden outdoor spaces such as this are part of the character of 
downtown Victoria and we believe that creating an attractive sightline to this green space pays homage 
to the history of the Harris Green neighbourhood. Furthermore, while developing our plans, we have 
discovered that this breezeway also provides a welcomed open-air break to the otherwise omnipresent 
street wall which occupies any downtown core. We received comments at ADP regarding music room 
access and have improved accessibility to the music room from the breezeway by way of garage style 
overhead doors.  
 
Other notable features of our project: 

• An open-concept commercial/residential entrance way which provides the option of opening 
the space during business hours, creating a sense of community 

• Private residents’ courtyard with thoughtful programming including a dog run and multiple 
outdoor social spaces 

• Resident amenities including a gym, bike workshop, social lounge, communal kitchen, and 
music room (all of which cater to the demands of urban renters) 

 
The proposed design and programming were initially presented to City Planning Staff in August 2018 and 
again in November 2018. During both meetings we received valuable initial feedback and have 
successfully addressed the concerns which were raised. Since the initial review comments were received 
in January, 2019, there has been continued communication with staff in order to address the number of 



 

constraints on this site. After receiving second round staff comments in April 2020, we have met with the 
City in regards to policy updates made to the City’s Downtown Public Realm Plan and have updated our 
plans based on this discussion. Our most current submission, addresses third round staff comments as 
well as those comments received at ADP on November 25, 2020.  
 
Transportation 
 
This proposal uses Victoria’s new Off-Street Parking Regulations and meets all requirements for residential 
parking, commercial parking, bicycle parking, and visitor parking. Our proposal’s parking count is as 
follows: 
 

 Parking Requirement Parking Proposed 

Residential Parking Stalls 101 102 

Visitor Residential Parking Stalls 12 12 

Commercial Parking Stalls 6 6 

Total Vehicle Parking 119 120 

Long Term Bicycle Stalls 147 271 

Short Term (Visitor) Bicycle Stalls 14 14 

Total Bicycle Parking 161 285 

 
 
 
In the coming months, Vancouver Street is designated to become a AAA bike route with a separated bike 
lane on its West side. We are excited to be proposing a project which lies directly on this new bike route; 
within a 15-minute radius our tenants will be able to go as far east as Oak Bay, as far North as Quadra, or 
into Victoria West. As car ownership continues to decrease, this proposed development provides a central 
location for future tenants to reach a large portion of the greater Victoria area with a relatively short bike 
ride. When first introduced to the new bike route, we viewed it as a great opportunity to provide a 
development that promotes the usage of bicycles as opposed to single occupant vehicle trips. We have 
provided ample bike storage which will be designed to be well lit and easy to navigate. Furthermore, there 
is a dedicated stair which leads from the dedicated bike repair room to the bike storage rooms located on 
P1. 
 
 
 
 



 

Heritage 
 
983 Pandora Avenue was the location of the Seventh-Day Adventist Church. In order to ensure any 
historical value was recognized and retained, we engaged Donald Luxton and Associates Inc. to complete 
a heritage assessment of the building. Officially dedicated in 1949 and designed in a Moderne 
Ecclesiastical style, the church was a reminder of the extended period of mid-century growth that Victoria 
sustained. Although the form, scale, and massing of the building was relatively unique, over the decades, 
various parts of original building form had been upgraded and replaced. Ultimately, the underlining 
architectural integrity had been compromised, including the replacement of the original windows. 
 
After further review by our design team, we believe there are some interior design ques which we can 
incorporate into the new development. As a building that had been on a prominent corner of Victoria for 
69 years, we feel it is pertinent to pay homage to the historical significance of the site as the 
neighbourhood develops into a modern streetscape. 
 
Community Benefit 
 
One of the major benefits to the community is the provision of a purpose-built rental building so close to 
the downtown core. As the costs of living rise, access to developments which have been designed 
specifically for rental tenants will become increasingly desirable. As you may be aware, the rising costs of 
construction and project development are negatively impacting the business case behind purpose-built 
rental buildings. As uncertainty continues to rise, the potential continued cost increases would directly 
affect this project. With this in mind, we respectfully ask the City to waive any CACs associated with the 
requested bonus density in order to ensure the continued delivery of rental housing in Victoria. 
Referencing the City of Victoria’s Density Bonus Policy, approved October 27, 2016 it is supported that 
purpose-built rental housing, secured by a rental housing agreement is exempted from the Amenity 
Contributions request.   
 
With modern design and construction techniques, the pedestrian experience on this prominent corner of 
the Harris Green neighbourhood will be greatly improved, bringing it up to a modern standard which will 
last into the next century.  
 
Sustainability 
 
Townline prides itself on being a down to earth company and leading the industry in green building design. 
We have various LEED certified projects throughout the lower mainland and although this proposed 
development does not seek LEED status, we plan on providing various environmentally friendly designs 
and features. Firstly, there is a courtyard and dog run on the ground floor which provides engaging 
greenspace and advocates an outdoor lifestyle which represents life in the Pacific Northwest. Secondly, 
as previously mentioned, we have provided ample bike parking in an effort to promote commuting via 
bicycle as opposed to vehicle; this development is in a very central location and the majority of the city 
can be reached relatively easily by bicycle. Finally, all common areas will be lit with LED fixtures and be 



 

controlled by occupancy sensors. Not only do LED fixtures dramatically reduce electrical consumption, 
having them controlled by occupancy sensors greatly reduces the amount of time that 24/7 lights are on. 
 
Conclusion 
 
Townline Homes Inc. is excited to propose a purpose-built rental tower with a unique diversity of rental 
units on the corner of Pandora Avenue and Vancouver Street. The Harris Green area is a neighbourhood 
in transition and we are proud to be a part of its transformation. We believe this proposal meets the needs 
of the City and residents alike, creating a development which fulfills the unique needs of rental tenants 
while being creatively designed to produce a positive pedestrian experience for the general public as well. 
Working in the City of Victoria has been a long-standing tradition for the Townline Group of Companies 
and we look forward to continuing this tradition with this development. We welcome all feedback 
regarding our proposal. 
 
 
Sincerely, 
 
 
 
 
Dave English 
Senior Development Manager 
Townline Homes Inc. 
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To: Charlotte Wain 

CC: Shauna Moore 

From: Dave English 

Date: February 11, 2021 

Re: REZ No. 00683 & DP No. 000543 – 1468 Vancouver Street (975 & 983 Pandora Avenue) 

Hello Charlotte, 

Please find enclosed our Committee of the Whole resubmission package for the 1468 Vancouver Street 
application.  

Included in the package are the following: 

• Updated Architectural Drawings

• Updated Landscape Drawings

• Updated Civil Drawings

• Responses to City Comments

• Updated Letter to Mayor and Council

• Waste Collection Review Memo

• Landlord BC Letter of Support

These files have been provided digitally via a cloud-based link.  

If further materials are required please contact me at your earliest convenience. 

Kind Regards, 

Dave English  
Senior Development Manager 

ATTACHMENT E
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CITY COMMENTS AND RESPONSES  

 

Engineering and Public Works 

Land Development Review: 

Contact Deb Becelaere, Engineering Technologist, at 250.361.0355 or dbecelaere@victoria.ca. 

Conditions to be met prior to Committee of the Whole: 

 

1. Thank you for submitting the revised landscaping drawing depicting the ‘New Town District’ 
aspects of the Downtown Public Realm Plan. Please make the following revisions prior to the 
next plan submission: 

a. See attached sketch with mark-ups:  
i. add one bench (and note ‘with back’) on Pandora Avenue at the corner. 

Complete. Label moved to coversheet.  
ii. move 2 northernmost trees on Vancouver Street one panel west.  

Complete. See L-1.1. 
iii. shift northernmost tree and bench north as well.  

Complete. See L-1.1. 
iv. add note to benches along Vancouver Street to be backless.  

Complete. Label moved to coversheet. 
b. Add 2 single inverted U bike racks in the 2 panels south of the second tree from the 

north (situated side by side, parallel to the street, a minimum of 60cm from the curb 
face).  
Complete. See L-1.1. 

c. Label trash bin, as per DPRP – New Town District at north end of Vancouver Street and 
move west slightly.  
Complete. Moved west as suggested. Moved label to cover sheet. 

d. Label trash bin, as per DPRP – New Town District at south end of Vancouver Street, plus 
colour is different from the north one – please revise both to same colour.  
Complete. 

e. Label chairs on Vancouver Street, as per DPRP – New Town District.  
Complete. Moved all site furnishing labels to cover sheet due to limited space on plan.  

f. Show proposed water vault bolder on the Vancouver Avenue frontage to ensure there 
will be no conflict with DPRP furnishings and tree placement. 
Complete. Added stand alone irrigation vault and sleeving (shown on L-1.1) 

g. On the landscaping and architectural plans, please revise the cobblestone paving for the 
boulevard pathway on Pandora Avenue to be concrete finish to match the sidewalk. 
Cobblestone paving is not permitted in the public right of way. 
Cobblestone paving changed to CIP concrete to match the sidewalk.  

 

2. Thank you for submitting the preliminary Utilities plan. Please make the following revisions prior 
to the next plan submission: 

mailto:dbecelaere@victoria.ca


a. Please provide written confirmation that the access to the PMT off Vancouver Street 
complies with BC Hydro’s requirements. Will the boulevard require reinforcement?  
BC Hydro has confirmed that the PMT access off Pandora street is suitable and the 
boulevard has been reinforced with “Core Grass” as per BC Hydro recommendation.  
See sheet L-4.2 for core grass specification.  

b. Match tree locations on Vancouver Street to the landscaping plans. 
Complete.  

c. Show additional tree on Pandora Avenue at west end as per Parks comments. 
Due to utility services location, no additional tree can be added on Pandora Ave at west 
end. The proposed tree conflicts with the BC Hydro access to PMT, therefore cannot be 
added. 

d. Note for building permit submission that the items listed in #1 under General Notes will 
need to be shown on the civil drawings. 
Noted. 

 

Conditions to be met prior to Public Hearing: 

3. Legal agreements will be required for the following: 
a. the design, supply and installation of the City’s Downtown Public Realm Plan and 

Streetscape Standards (DPRP) (specifically, the ‘New Town District’), including furnishings, 
materials and pedestrian lights along the Vancouver Street and Pandora Avenue 
frontages, as approved by the Director of Engineering and Public Works. 
Noted.  

b. the installation of the protected bike lane improvements adjacent the Vancouver Street 
frontage, as per the City’s Bicycle Master Plan and as approved by the Director of 
Engineering and Public Works. 
Noted.  

c. the design, supply and installation of a stormwater management infiltration system in the 
boulevard on Pandora Avenue for treatment of road water, as approved by the Director 
of Engineering and Public Works.  
Noted.  

 

Transportation Review:  

Contact: Mike van der Laan, Transportation Planner, at 778-350-3158 or mvanderlaan@victoria.ca.     

Conditions to be met prior to Committee of the Whole: 

 

4. Overhead gates must be located 6.0 metres into the lot to avoid conflicts between pedestrians 
on the sidewalk and vehicles entering the parkade. A functional solution is required. 
Variance requested due to specific site conditions. Because of the location, making the overhead 
gate deeper will cause challenges regarding: 

               Crime Prevention Through Environment Design.  
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       Section through the ramp.  

5. To promote pedestrian safety and visibility for motorists when entering and leaving the public 
right of way, a 3.0 metre x 3.0 metre site triangle is required on each side of the driveway 
crossing (located within the private property). Please see Schedule C of the Highway Access 
Bylaw for additional information. Please revise the next plan submission accordingly. 
Complete.  

 

6. The applicant is to describe how garbage, recycling, and organics are collected from the site. 
Placing bins on the public right of way for any period of time is not permitted. A functional 
solution is required. 
Please see attached “Waste Collection Review” memo from Bunt & Associates dated February 3, 
2021.  

 



7. As identified in the TIA, electric parking for both vehicle and bikes are important aspects of 
meeting the City's climate objectives. Please clarify what capability will be provided in the 
building to accommodate the anticipated demand. 
1 circuit per 4 stalls. Load share on 40-amp circuit for residential stalls. Load sharing allows for 
100% future EV capabilities.  
 
Bicycle charging is anticipated to occur in suite. There are 120-volt plug locations in the bike 
parking storage room if tenants prefer.    
  

8. Please incorporate the latest frontage design for the Vancouver Street Bike Lane across all 
drawings. Please see the attached 'Vancouver - Functional Design - 1400 blk - 2020-04-24 - 
Development.dwg'. 
Complete.  

 

9. Please label and outline on-street “proposed commercial loading parking” on the Pandora 
Avenue frontage across all appropriate drawings. 
Complete. 

 
 

Underground Utilities Review: 

Contact: Anhad Jolly, Utility Planning Technologist, at 250.361.0263 or ajolly@victoria.ca. 

 

10. Staff has now reviewed the sewage attenuation report from Stantec Consulting, dated May 14th, 
2020, and has concluded that no sewage attenuation is required for the proposed development. 
The applicant should be made aware that if there is a future change that may affect this 
development by a proposed increase and/or existing decrease in flow(s), the applicant will be 
required, under the City of Victoria’s direction, to resubmit a revised sewage-attenuation 
calculation report to verify that No-Net-Loss is still achievable between their pre- and post-
development flows.  
Sewage attenuation not required unless changes occur requiring reassessment.  

 

Stormwater Management Review: 

Contact: Brianne Czypyha, Stormwater Management Specialist, at 250.361.0364 or 

bczypyha@victoria.ca.   
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Condition to be met prior to Committee of the Whole:  

 

11. Please confirm if a green roof is being considered to manage rainwater on-site in order to mitigate 
the addition of impervious areas. As mentioned in the TRG Application Review Summary, April 
21st, 2020, the City encourages Green Stormwater Infrastructure (GSI) and offers financial 
incentives for properties to manage rainwater on-site. We support and encourage the use of 
permeable surfaces for the parking stalls and other hard surfaces, rain gardens and green roofs 
and the preservation of as much green/open space as possible.  
Green roofs have been provided on levels 5 and 6. See L-1.2.  

 

A reminder to the applicant that the requirements prior to building permit submission/approval 

provided in the TRG Application Review Summary, dated April 21st, 2020, still apply and should be noted. 

Noted.  

 

  



Parks Division Comments – Resubmission Oct 7, 2020: 

Contact: Laura Ralph, Email:  lralph@victoria.ca, Telephone: (250) 361-0605 

General 

• It is the applicant’s responsibility to confirm that the proposed street tree locations are feasible in 
relation to existing infrastructure such as the Telus conduit on Pandora and the underground 
communications ducting/conduit on Vancouver. 
TELUS operates and owns all infrastructure immediately adjacent to proposed tree locations and 
have confirmed upon review of the drawings that all conduits within 1.0m of the tree canopy lines 
will require concrete encasement. This will apply to both the Vancouver and Pandora frontages. 

 

Landscape Plan 

• Since the driveway on Pandora has shifted east, a new tree can be accommodated midway between 
the subject driveway and the offsite driveway to the west (Parks acknowledges that the tree will be 
2.8 m from the driveways, which does not meet the typical 3 m offset from driveways, but is 
acceptable for this location).  Feasibility in relation to any BC Hydro access requirements needs to be 
confirmed by the applicant. Not feasible due to location of utility services as stated above.  

 

• The labels on the existing cherry trees on Pandora state that the trees are to be relocated.  Please 
revise to indicate that the trees are to be removed. Complete. See sheet L-1.1. 

 

• The two northernmost trees proposed on Vancouver St. are to be shifted west and the northerly tree 
is to be shifted north (per the recommendations of City of Victoria Community Planning.) Complete. 
See sheet L-1.1.  

 

• The fire hydrant on Vancouver near Pandora is mislabelled as “Ex. Hydro.” Revise accordingly (a hydro 
pole would require greater offsets to proposed trees.) Complete. 

 

Site Servicing Plan 

• The location of proposed trees on Vancouver does not match the Landscape Plan.  Revise 
accordingly. 
Tree locations are now matching with landscape. 

 
• Since the driveway on Pandora has shifted east, a new tree can be accommodated midway 

between the subject driveway and the offsite driveway to the west (Parks acknowledges that the 
tree will be 2.8 m from the driveways, which does not meet the typical 3 m offset from driveways, 
but is acceptable for this location).  Feasibility in relation to any BC Hydro access requirements 
needs to be confirmed by the applicant.  
Additional proposed tree conflicts with BC Hydro access to PMT and therefore cannot be added. 
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• A separate irrigation system for the plantings on municipal frontage will be required.  Please 
show a separate water source for irrigation, as well as sleeving under hard surfaces where 
necessary. A separate irrigation stubout is proposed on Vancouver Street, as well as sleeving 
under hard surface. See sheet L-1.1.  



Planning & Development 

General Comments 

1. Please see the attached Zoning Plan Check for outstanding items  
Noted.  

 

Architectural Plans 

2. Include lighting details for the breezeway on the site and landscape plan, as referenced in the 
revisions letter. 
The breezeway lighting will include recessed potlights and a feature chandelier to showcase the 
double-height ceiling. See A0-10.  
 

 
 

3. Amend the public realm improvements as per the attached sketch and add two bike racks in the 
boulevard along Vancouver Street as marked on the previous comments sketch (amend both 
the site plan and landscape plan). Note the attached sketch from Community Planning has also 
been approved by the Parks department.  
Complete. See sheet L-1.1. 
 

4. Clarify how the breezeway will function – the revisions letter mentions that direct access is 
required for loading and moving. Please confirm that no vehicle access will need to enter the 
breezeway.  
Confirmed no vehicular access through the breezeway. We have agreed with City staff that the 
loading will occur streetside and the pathway in the public realm will allow for convenient move 
in and move out.  



 
 

5. Provide greater detail of the overhead garage door. A custom design is warranted since the 
garage door occupies a large portion of the frontage. Include detail on drawing A3-01.  
Complete.  
 

 



6. Provide greater detail of the PMT fencing. This should be a custom fence consistent with the 
breezeway design. Include detail on drawing A3-01. 
Complete.  

 
 

7. Label the material for the balcony screening on the south elevation and provide a blow up of 
this detail (include on the elevation drawing A3-02). Note the elevation doesn’t match the 3D 
render for the lower brick portion of this elevation.  
Complete. 

 



8. Provide further detail on the cementitious panel on the elevations (e.g. demonstrate these have 
concealed fastenings) – staff would encourage you to consider higher quality finishes as 
requested by the guidelines.  
Cementitious panel has been revised to metal panel on the elevations, 3D images and material 
schedule.  
 

9. Label the setbacks on the floorplans (e.g. drawing A2-11) to the south property line. Staff 
measure this as 5.75m to the balcony and 6.13m for the building but please confirm.   
Required building and balcony setbacks are shown on floorplans as requested: 
L11 and higher: 6.03m minimum to the building, and 5.73m minimum to the balcony.  
 

3D Renders 

10. Although the 3D render is an “artistic impression” it should still be presented as accurately as 
possible, to avoid misleading Council or the public. Please revise the following: 

a. Include the overhead powerlines on all affected renders since there is no intention to 
relocate the power lines underground  
Complete. See A0-06 – A0-11.   
  

b. Correct the cementitious panels to accurately depict the reveal lines, if this is continued 
to be the material choice (noting the comments above)  
Complete, and cementitious panel has been replaced with metal panel. See material 
board, A5-01.  

  
  



ADP Comments for Consideration 

• Consideration of the relationship to the adjacent development to the south and the fenestration on the 

south elevation as it relates to the livability of units.  

Bedroom windows in close proximity to the neighboring property have been changed to transom style for 

increased privacy and livability.  

 

• Consideration for the addition of openings from the music room onto the breezeway. 

Garage style overhead doors have been added as a means of access through the music room to the 

breezeway, to enhance connectivity between the spaces. See A2-04.  
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Advisory Design Panel Report 
For the Meeting of November 26, 2020 

To: Advisory Design Panel Date: November 10, 2020 

From: Charlotte Wain, Senior Planner - Urban Design 

Subject: Development Permit with Variance Application No. 000543 for 975 and 983 
Pandora Avenue (1468 Vancouver Street) 

EXECUTIVE SUMMARY 

The Advisory Design Panel (ADP) is requested to review a Development Permit with Variance 
Application for 975 and 983 Pandora Avenue and provide advice to Council. 

The proposal is to construct a 16-storey, mixed-use building with ground-floor retail and 
residential above, including approximately 121 dwelling units.  The overall proposed density is 
5.46:1 floor space ratio (FSR).  A variance related to height is proposed as part of the 
application.   

Staff consider that the proposal is generally consistent with the use, density and height 
envisioned in the Official Community Plan and Downtown Core Area Plan.  

The proposal is generally consistent with the applicable Design Guidelines outlined in 
Development Permit Area 3 (HC), Core Mixed Use Residential, although some deviations from 
the guidelines are being proposed. Staff are looking for commentary from the ADP with regard 
to: 

• built form and massing

• building separation distances

• relationship to the street

• amenity areas

• architectural expression

• any other aspects of the proposal on which the ADP chooses to comment.

The Options section of this report provides guidance on possible recommendations that the 
Panel may make, or use as a basis to modify, in providing advice on this application. 

BACKGROUND 

Applicant: Mr.  Dave English 
Townline 

Architect: Mr. Foad Rafii AIBC 
Raffi Architects Inc.  

ATTACHMENT F
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Development Permit Area: Development Permit Area 3 (HC), Core Mixed Use Residential 

Heritage Status: N/A 

 
Description of Proposal 
 
The proposal is to construct a high-rise mixed-use building at approximately 16 storeys with one 
commercial unit on the ground floor and approximately 121 residential units above.  The 
proposed density of the development is 5.46:1 FSR.  The proposed height is approximately 
47.68m.   
 
The proposal includes the following major design components: 

• 121 multiple dwelling units, including one-bedroom and two-bedroom units as well as 
three, four and five-bedroom co-living suites 

• one commercial unit fronting Pandora Avenue 

• one music room facing Pandora Avenue 

• gated breezeway accessed off Pandora Avenue, leading to a residential amenity area 
courtyard  

• three levels of underground parking accessed off Pandora Avenue 

• the main residential building lobby entrance on Vancouver Street 

• double height gym on level two 

• indoor and outdoor amenity area on level four 

• publicly accessible short-term bike parking located near the residential entrance on 
Vancouver Street, the commercial entrance on Pandora Avenue and the breezeway 

• secure long-term bike parking located on parking level 1 

• vehicle parking and servicing located within the building  

• public realm streetscape improvements on Pandora Avenue and Vancouver Street. 
 
The following data table compares the proposal with the existing CA-43 Zone, Pandora Harris 
Green District.  An asterisk is used to identify where the proposal is less stringent than the 
existing zone.  Additionally, the key City policy that pertains to the area has been included in this 
table.  Variances related to parking have been identified in the data table but these are 
anticipated to be corrected as the application progresses.  
 

Zoning Criteria Proposal 
Zone Standard 

CA-43 
OCP Policy DCAP 

Site area (m2) – 
minimum 

2043.80 N/A - - 

Density (Floor Space 
Ratio) – maximum 

5.46:1 2:1 - 5.5:1 

Total floor area (m2) – 
maximum 

11,155.88 4087.60 - - 

Height (m) – maximum 47.68* 15.50 - 45 

Storeys – maximum 16* N/A 20 
15 (residential) 
11 (commercial) 
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Zoning Criteria Proposal 
Zone Standard 

CA-43 
OCP Policy DCAP 

Site coverage (%) – 
maximum 

65 N/A - - 

Open site space (%) – 
minimum 

35 N/A - - 

Setbacks (m) – 
minimum 

    

Front            
(Pandora Ave) 

1.5 (building) 
0.0 (canopy) 

3.0 - 0 to 3 

Rear (S) 3.5 0.0  
See Building 
Separation 
Guidelines 

Side (W) 0.0 0.0  
See Building 
Separation 
Guidelines 

Flanking Street 
(Vancouver Street) 

1.5 (building) 
0.0 (canopy) 

3.0  0 to 3 

Vehicle parking 
residential – minimum 

102 101* - - 

Vehicle parking 
residential visitor - 
minimum 

12 12 - - 

Vehicle parking 
commercial – 
minimum 

4 5* - - 

Bicycle parking stalls 
– minimum 

    

Short Term 16 14 - - 

Long Term 240 147 - - 

 
 
 
Sustainability Features 
 
As noted in the applicant’s letter dated October 6, 2020, all common areas will be lit with LED 
lighting and controlled with occupancy sensors.  
 
Consistency with Policies and Design Guidelines 
 
Official Community Plan 
 

The subject site is designated Core Residential in the Official Community Plan (OCP, 2012), 
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which envisions multi-unit residential, commercial and mixed-use buildings from three storeys 
up to approximately 20 storeys. In terms of place character features, the OCP envisions three to 
five-storey building façades that define the street wall, with upper storeys set back above. 
 

The main objectives of the Development Permit Area 3 (HC): Core Mixed-Use Residential that 
are relevant to this proposal are: 

• to transform the function, form and character of the Core Residential area through mid-
to-high rise residential mixed-use and commercial buildings, with greatest heights along 
Yates and Blanshard Street 

• to conserve heritage value, special character and the significant historic buildings, 
features and characteristics of this area 

• to enhance the area through a high quality of architecture, landscape and urban design 
that reflects the function of a major residential centre on the edge of a central business 
district in scale, massing and character while responding to its context of a skyline with 
prominent heritage landmark buildings.  

 

Staff consider that the proposal is generally consistent with the use, density and height 
envisioned in the OCP. 
 
Downtown Core Area Plan 

 
The subject site is designated Residential Mixed-Use District in the Downtown Core Area Plan 
(DCAP, 2011), which envisions multi-residential development up to a height of 45m.  The base 
density for a mixed-use development is a floor space ratio of 3:1 and a maximum of 5.5:1. 

 
Staff consider that the proposal is generally consistent with the use, density and height 
envisioned in the DCAP. 

 
Development Permit Area Design Guidelines 

 
The property is situated in Development Permit Area 3 (HC): Core Mixed-Use Residential and 
the following documents were considered in assessing this application: 

• Official Community Plan (OCP, 2012) 

• Downtown Core Area Plan (2011) 

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

• Guidelines for Fences, Gates and Shutters (2010). 

The Design Guidelines in the DCAP encourage multi-unit residential development appropriate to 
the context of the neighbourhood and reflects the differences in allowable building heights and 
densities.  Staff consider that the proposal is generally consistent with the Design Guidelines. 
 
ISSUES AND ANALYSIS  
 
The following sections identify and provide a brief analysis of the areas where the Panel is 
requested to provide commentary.  The Panel is being asked to comment on the impacts and 
potential design solutions regarding built form massing, separation distances, relationship to the 
street, functionality of amenity areas and material selection. 
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Built Form Massing  
 
DCAP includes a number of design guidelines related to built form which includes reducing the 
building bulk of upper storeys to minimize the effects of shading, wind vortices, to maintain 
views to the open sky and to avoid the presence of bulky upper building mass.  Residential 
floorplates are approximately 76m² above the recommended maximum 650m² for levels 11 to 
13. In addition, levels 12 and 13 encroach into the 1:5 building setback ratio on Vancouver 
Street.  ADP is invited to comment on the overall built form and massing, and the 
inconsistencies with the guidelines.  
 
Building Separation Distances  
 
To address privacy issues and open-up views between buildings, the street wall guidelines in 
the DCAP require a 3m side and rear yard setback to the exterior wall for portions of the 
building up to 30m in height (excluding the podium) and a 6m side yard setback for portions of 
the building above 30m (levels 11 – 15).  For balconies, the setback should be 3.5m up to 30m 
and 5.5m above 30m.  Although the proposal is technically within these requirements (balconies 
are 5.75m and the building face is 6.13m from the south property line), the proximity to the 
development currently under construction to the south creates a tight interface with facing 
balconies only 11.5m from each other.  The guidelines state that additional clearances for 
windows are encouraged to enhance livability for residential uses where feasible.  In addition, 
DCAP is currently being updated with a view to increasing the minimum distances between 
towers.  Staff are of the opinion that enhanced separation to the south would provide greater 
breathing room between the two developments.  ADP is requested on the separation distances 
and whether further setbacks are warranted.   

 
Relationship to the Street 
 
As outlined in the Design Guidelines, new buildings should be designed to relate well to public 
streets and sidewalks.  Buildings should also have quality architectural materials and detailing in 
building bases and street walls.  A significant portion of the Pandora Avenue frontage contains 
gates or fences, which restricts the amount of active edge along the street.  There is limited 
detail being provided for the enclosure around the pad mounted transformer and the overhead 
vehicle garage gates and staff have advised the applicant that a custom design for these 
features is warranted to ensure the extensive use of security fencing does not create a fortress 
like appearance.  The remainder of the frontage contains a music room, a breezeway into the 
rear courtyard and commercial retail space.  Staff have expressed concern that the breezeway 
may pose a Crime Prevention Through Environmental Design (CPTED) challenge and the 
applicant has responded by the inclusion of a custom metal picket gate and removing vehicle 
access to this space. There are also doubts as to how well used the music room would be in 
contributing to an animated and pleasant streetscape for pedestrians.  
 
The guidelines call for weather protection for pedestrians and the proposal includes a double 
height canopy which the applicant states has been positioned to allow the expansion of the 
commercial opportunities to the streetscape.  Although the finished appearance does create a 
cleaner aesthetic, the canopy may not function as well as intended. 
 
ADP is invited to comment on the overall design of the ground floor along Pandora Avenue as it 
relates to the creation of a positive pedestrian experience, recognizing that further detail may be 
warranted.   
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Amenity Areas 
 
The guidelines encourage the provision of on-site open space such as courtyards, forecourts, 
plazas, patios, gardens, roof top patios/gardens for high density residential buildings, and that 
these are well-designed, safe, active, visible and illuminated to encourage their use.  The 
proposal includes a diverse range of amenity areas located throughout the building including a 
music room, bike lounge and exterior courtyard on level 1, a double height gym on level 2 and 
an indoor and outdoor amenity area on level four.  Although these are always encouraged for 
residential developments, staff question the functionality of the 12m² bike room and whether the 
music room will provide the animation of the street frontage intended by the proponent.  ADP is 
invited to comment on these elements of the proposal.   
 
Architectural Expression 
 
The design guidelines encourage high quality architecture and diversity in the design of 
buildings to ensure excellence in building types and design.  As part of this, high quality finishing 
materials with detailed architectural quality is encouraged.  Overall, staff are supportive of the 
proposed architectural expression and are of the opinion that overall the building composition 
has been well articulated.  However, there are some inconsistencies between the 3D renders 
and the architectural elevations, which creates a misleading representation of the proposed 
finishes.  White cementitious panels are intended to be used for a large portion of the south 
elevation and upper portions of the building (this is represented as a smooth finish with no 
reveals on the rendered images).  Given the generous use of this material, staff question 
whether this meets the intent of the Design Guidelines for creating design excellence in the 
downtown and ADP is requested to provide their comment on this aspect of the proposal.  
 
OPTIONS 
 
The following are three potential options that the Panel may consider using or modifying in 
formulating a recommendation to Council: 
 
Option One 
 
That the Advisory Design Panel recommend to Council that Development Permit with 
Variances Application No. 000543 for 975 and 983 Pandora Avenue be approved as 
presented. 
 
Option Two 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 000543 for 975 and 983 Pandora Avenue be approved with the following changes: 

• as listed by the ADP. 
 
Option Three 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 000543 for 975 and 983 Pandora Avenue does not sufficiently meet the applicable design 
guidelines and polices and should be declined (and that the key areas that should be revised 
include:) 

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

• Subject Map 

• Aerial Map 

• Plans date stamped October 7, 2020 

• Applicant’s letter dated October 7, 2020. 
 
cc:  Dave English, Townline, Applicant; Foad Rafii, Rafii Architects Inc, Architect. 
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MINUTES OF THE 
ADVISORY DESIGN PANEL MEETING 

HELD WEDNESDAY NOVEMBER 25, 2020 

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:00 PM

Present: Devon Skinner (Acting Chair), Brad Forth, Sean 
Partlow, Ben Smith, Matty Jardine, Joseph Kardum 

Absent: Ruth Dollinger, Marilyn Palmer 

Staff Present: Charlotte Wain – Senior Planner, Urban Design 
Alena Hickman – ADP Secretary 

2. MINUTES

Minutes from the Meeting held October 28, 2020 

Motion: 

It was moved by Matty Jardine seconded by Sean Partlow that the minutes from the meeting 
held October 28, 2020 be adopted. 

Carried Unanimously 

3. APPLICATIONS

3.1 Development Permit with Variance Application No. 000543 for 975 and 983 
Pandora Avenue (1468 Vancouver Street) 
The proposal is to construct a 16-storey, mixed-use building with ground-floor retail and 
residential above, including approximately 121 dwelling units. 

Applicant meeting attendees: 

DAVE ENGLISH TOWNLINE 
FOAD RAFII  RAFFI ARCHITECTS INC. 
PETER KREUK DURANTE KREUK 

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

• built form and massing
• building separation distances
• relationship to the street
• amenity areas
• architectural expression
• any other aspects of the proposal on which the ADP chooses to comment.

ATTACHMENT G
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Foad Rafii provided the Panel with a detailed presentation of the site and context of the 
proposal. Peter Kreuk provided the panel with a detailed presentation of the landscaping 
plan. 
 
The Panel asked the following questions of clarification: 

• Can you please clarify what the materials are on the tower on the cap of the 
building? 

o There are two choices, we will be looking at our energy modeling to 
decide which is best. One option is aluminum panel and the other is 
a cementitious panel. 

• Will the amenity area outside be shaded by the adjacent building? 
o It will be in the morning, but mid-day on it will be sunny. The second 

amenity on the fourth floor roof will not be shaded. 
• Are the D-type units interfacing, 6.1m from the units to the property line? 

o Yes that is correct.  
• Why wasn’t there any consideration given to the bedroom windows facing 

the adjacent windows, so you are not staring right at the neighbours 20ft 
away? 

o Unfortunately we couldn’t go any higher and we needed to keep the 
west side open for the amenity space.  

• Are you waiting on an energy model to decide on the materials of the 
building? 

o Yes, correct. 
• How did you arrive at creating a music room? 

o We wanted to have a space to practice and listen to music away 
from other residents as to not bother neighbours. 

• Did you consider opening a space between the music room and the 
breezeway? 

o No. 
• What kind of CPTED measures have you considered for security along 

Pandora? 
o This was a serious concern, because we didn’t want to close 

everything off, we are proposing a tall rod iron gate. This way we 
can keep it open but still be very secure, along with security 
cameras and lighting. 

 
Panel members discussed: 
 

• Appreciation for the design & contextual aspects  
• No concern with building separation 
• Courtyard space would be better facing the side street, rather then being 

internalized 
• Thoughtful amenity spaces 
• Opportunity for more colour on material pallets 
• Lost opportunity for spatial separation with regards to livability 
• Music room could benefit from opening into the breezeway 
• Great expression 
• Interesting co-living space possibility to reduce some bedrooms in those spaces 
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Motion: 
 
It was moved by Joseph Kardum, seconded by Ben Smith, That the Advisory Design Panel 
recommend to Council that Development Permit Application No. 000543 for 975 and 983 
Pandora Avenue be approved with the following changes: 
 

• Consideration of the relationship to the adjacent development to the south and the 
fenestration on the south elevation as it relates to the livability of units. 

• Consideration for the addition of openings from the music room onto the 
breezeway. 

         Carried Unanimously 
 
 

 

4. ADJOURNMENT 
 
The Advisory Design Panel meeting of November 25, 2020 was adjourned at 1:00 pm. 
 
 
      
Devon Skinner, Acting Chair 



1715 Government Street 
Victoria, BC 
V8W 1Z4 

Mayor and Council 
City of Victoria 
No.1 Centennial Square 
Victoria, BC 
V8W 1P6 

March 1, 2019 

Re: Rezoning Application – 975-983 Pandora Ave. Townline 

Dear Mayor Helps and Council, 

The DRA LUC has reviewed the application for the proposed rezoning and hosted a 
CALUC meeting on October 11, 2018 for the above-mentioned application.  

Based on the information presented by the applicant, the purpose of the rezoning is to 
construct a 16 storey 173 unit purpose built rental building with 5000 square feet of 
commercial space at grade. Parking will be provided in excess of Schedule C 
requirements. 

Comments and concerns raised by the Committee members are as follows: 

• When questioned whether the proposal would include supportive housing the
applicant stated it was not their practice to include market with non-market
housing

• When questioned whether the proposal would consider affordable housing the
applicant stated that financing and economics for a market project and funding
programs for affordable housing projects don’t provide the opportunity to mix
those easily.

• Attendees expressed concerns regarding exterior light pollution citing the
example from the recently constructed tower at 1075 Pandora which has open
halls and stairwells. It was noted that this proposal does not have exterior halls or
stairwells so light pollution will be minimal.

• Attendees noted the DRA has supported 3 bedroom units in the mix to support
families living downtown. The applicant responded that they were definitely
considering some 3 bedroom units

ATTACHMENT H



• Attendees questioned the amount of parking to be provided despite the small 
units. The applicant stated that it is their experience at their other buildings that 
people with small units own cars and will park in the neighbouring streets if 
parking isn’t provided onsite. 

• Attendees noted that guardrails on every downtown tower are aluminum with 
clear glass that does not screen possessions from public view, is there any 
opportunity to explore adding obscure glass and pickets to the guards to make 
them a feature? Applicant responded “absolutely” 

• It is unfortunate that the proposed green space being provided it is hidden from 
public view/enjoyment. It is also shadowed by an adjacent proposed building 
which appears not optimal. 

• It is commendable that the application complies with Schedule C parking 
regulations. The recent process to update Schedule C provided fact based data 
to support the amounts of parking required by the various types of building 
tenure. These regulations should be upheld. 

• Variances for setbacks are requested for this development. There are 
expectations from the community that this application shall comply with the City 
of Victoria foundational planning documents, the OCP, DCAP and Schedule C 
parking regulations. 
 

Since the CALUC meeting took place, it is understood that the applicant is now seeking 
to be relieved of Community Amenity Contributions (CACs) required under the Density 
Bonus provisions of the OCP. The DRA LUC feels there is an essential need for all 
developments to contribute to the provision of amenities in order to accommodate the 
significant population increase in the downtown. Currently the funding of these essential 
amenities has fallen far behind the need. 
 
The applicant represented that the proposed building would be the same quality and 
finishes as the Hudson Walk 2. The applicant has a strong record of constructing market 
rental buildings of decent quality that increases much needed rental inventory while 
providing adequate parking on site. The DRA supports high quality development that 
provides much needed rental accommodation in the Downtown Harris Green 
neighbourhood while complying with the City of Victoria’s core planning policies. 
 
Sincerely, 

 
Ian Sutherland 
Chair Land Use Committee 
Downtown Residents Association 
 
cc COV Planning  
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
DRA CALUC MINUTES 
983 Pandora Project 
Townline 
October 13, 2018 
 
 
Hudson Walk II – “…this building is ultimately very similar to our 
proposal…they’re going to be very similar in exterior finish…similar finishes, 
same fixtures” 
 
 
 
 
Public Q&A 
 
Q: Would you consider adding some supportive housing as a percentage? Is it 
negotiable potentially? 
A: We have explored that but it gets tricky with negotiating who runs that and 
who runs our building. Often a non-profit has to be the operator and how that 
works in the building in terms of residential access to the building and parking is 
tricky. We have a sister company, TLHS, that works with non-profits to develop 
affordable rentals and supportive housing. We don’t typically mix market and 
non-market housing for a number of reasons.  
 
Q: We’re not looking at only supportive housing but also affordable housing for 
seniors and single moms. If we’re going to have all these renters coming in, it 
would be great to have more affordable housing. You could work with the City to 
make that happen. 
A: In the CRD, we have over 200 units under construction and another couple 
hundred in the works with Pacifica Housing and Cool Aid Society. The challenge 
is that the financing and economics for a market project and funding programs for 
affordable housing projects don’t provide the opportunity to mix those easily. 
 
Q: With the housing crisis, if you could provide supportive housing, you would be 
the heroes of the day.  
 
Q: How much parking would there be for commercial and visitors? How many 
spots will be available for the 165 residents? 
A: Of the 165 parking spots, 10% (17 spots) will be visitor stalls. And for the 
commercial there will be 8 stalls.  



 
Q: Mix of units sizes: so many one bed and 104 but would probably be more 
affordable. Would rather not see too many single people living between L2-L7; 
some diversity sound better. And you didn’t mention a caretaker, will there be 
one? 
A: There will be an onsite resident manager who will live in the building and will 
be there 24/7. Like our other buildings, there will be a two staff who will get a 
discounted rent, as opposed to building a dedicated caretaker suite. 
 
Q: You said that there will be bike storage at grade, but as I walk down 
Vancouver, I want something pleasant to look at. What will that look like from the 
street? Retail and then the entrance and then? 
A: It’s still at its early stages. At the corner, there will most likely be an 
architectural concrete finish, painted. Our goal is to make the entire street wall an 
attractive place to walk by. Like Hudson Walk II. There are wide sidewalks, trees 
and lots of glazing. We plan to make it aesthetically pleasing (than what is 
shown). It won’t be like you’re walking along a concrete tunnel. 
 
Q: I’m surprised that your not taking advantage of the government grants to put 
in affordable or low income housing.  
A: I’m happy to chat with people after the meeting about the housing projects 
we’re working on in the region. 
 
 
Q: What about the glass canopies? Are you not concerned that people will be 
camping/hanging out?  
A: It’s not something we are overly concerned about because this is going to be 
an active commercial space. We’re going into this project and this location with 
our eyes wide open. When Townline started developing the Hudson projects, that 
was the periphery of downtown. At the time there were issues with crime and 
loitering. We can only go forward with our best intentions to safe proof the 
building. The canopies serve a purpose of collecting rain and sheltering 
pedestrians so it’s a double-edged sword.  
 
Q: Will the public have access to the green space? 
A: No, it is a private internal space. 
 
Q: As to unit mix, the DRA has always promoted families living downtown. Is 
there an opportunity to have some 3-bedrooms units in this building? 
A: It’s definitely something we’re discussing. We will be looking at providing at 
least some. This is the same as Vancouver. There aren’t enough places for 
people that have two kids can live. It’s something we’re looking at. 
 
Q: What are the unit sizes? 
A: Junior 1-BD: 450 to 500 sq ft and 1-BD: 500 to 600 sq ft 

 



Q: You alluded to the lighting. Could you elaborate on that? I live in the building 
next to Revenue Canada and we are bombarded by the lights from the building 
that was just put up at 1175 Pandora.  
A: The owner of the company is very concerned about not creating problems for 
neighbours. The lighting that was mentioned, uses sensors, so any areas that the 
lighting is not needed, they are either dark or very dim. When someone enters 
the space, the lights come on. So we don’t waste energy. We don’t have any 
outdoor corridors. The building at street level will be well lit for wayfinding, safety 
and security. 
 
Q: How many rental units are there exactly and how many parking stalls are for 
those units exactly?  
A: Currently there are165 residential units but that number may come down as 
we introduce some larger units. For parking, 176 total, 168 residential. About .9 
stalls per unit, which is higher than Schedule C; about 50 stalls above the 
regulation. 
 
Q: What’s the reason for more parking when we’re building smaller units, so 
many people may be single, within walking distance, can take the bus? 
A: It’s been our experience that while those things are true, a lot of people still 
have cars. Even while we encourage people to ride bikes, they still own cars. At 
Hudson Walk, the cars are there in the parkade getting dusty, but we don’t want 
the cars to end up on the neighbourhood streets. 
 
Q: Do you have (parking) spots for Modo? 
A: That’s something a lot of developments are looking into but I think it’s 
something that ultimately ends up coming later from the resident manager 
running the building and the owner, seeing the opportunity arise. If it’s 
underground parking and people in the building are using a car share program, it 
makes sense for the building to use parking spots that are there for car share. 
Car share challenge – secure parking means only the residents in the building 
can have access and none of the neighbours can use it. 
 
Q: Do you have any concerns about being located down the street from Our 
Place and the safe injection site? 
A: As Justin said, we’re coming to this with our eyes wide open. We’ve seen 
what’s happening in the neighbourhood day and night. We’ve opened a dialogue 
with Our Place to see if we can mitigate any problems going forward and work 
with them to help the people that are around. With Save-On opening (at St 
Andrews site), it will change the neighbourhood with more people walking 
around.  
 
Q: The 16 stories, is that etched in stone? If St Andrews development can make 
a profit at 6 stories, why is it so necessary to go this high? We’re getting so many 
of these towers everywhere, we’re becoming like every other boring city. 
A: The height of the building is outlined in the Downtown Core Area Plan. And 
that’s the height the City has designated for this site. The height is in meters not 
floors; 45 meters. As to why we have to use that, it’s economics of the business. 



When buying the land, you’re buying it based on what it’s valued at and if it’s 
valued at something that can go 45 m, that’s what it’s valued at. Density and 
heights permitted are outlined in DCAP and they change depending where the 
property is located. We have designed the building to conform to the community 
plan. 
 
Q: What is the range of rental prices for the units?  
A: 1 BD about $1400 to $1500. Prices vary according to views and size. 
Cheapest units are currently $1000 and they go up from there. Every suite has 
laundry. Tenants can opt not to rent parking spots, so that brings their rent down. 
And some couples might want the extra parking, so they’ll pay a premium to rent 
those spots. 
 
Q: Are there going to be any e-charging spots?  
A: We’re starting to see demand for that and we’re starting to put them in or at 
least future proofing the building by putting in conduit.  
 
Q: Will this project have them (e-charging)? 
A: We’ll probably rough in the infrastructure for a couple spots for future use. 
 
Q: Are there any variances as part of the application that you haven’t disclosed? 
A: We aren’t looking for any variances from the bylaws but from the guidelines. 
Minor variances for setbacks. The guidelines require two levels of setbacks. We 
are just providing one of them.  
 
Q: The guards on every downtown tower are aluminum with clear glass, is there 
any opportunity to explore adding to the guards to make them a feature. Not just 
clear glass to display everyone’s stuff. Pickets. Some obscure. Hudson I – 
beautifully done.  
A: Absolutely. A few other projects denser at the base, lighter at the top. 
 
Q: How long do you think it’ll take to build this? For 6 years we’ve been putting 
up with constant noise of construction? 
A: We are hoping to coordinate construction time with neighbouring project. 18-
20 months. 
 
Q: This is a corner building on Vancouver & Pandora, but we’re not seeing 
anything that highlights the corner as we often do. A diagonal cut provides 
interest for pedestrians. (Someone else says, “It looks like a warehouse.”) 
A: The corner is the entrance to the CRU and the other entrance is on 
Vancouver.  
 
Comment: We hear from young people who say that small units are no longer 
affordable and that larger units with 2 or 3 bedrooms are more affordable as 
roommates or couples can share the rent. You’ve mentioned that you are looking 
to add some larger units and I think it will be a great way to address some of the 
aspects of affordability using a different approach.  
 



Comment: I think the rooftop is a great idea, with green views for residents. Bike 
storage at grade and hopefully you have some options to increase that in your 
parking area. 
 
Comment: Support larger units as mentioned, support that this is a bigger project 
of quality in a difficult location, support your rationale for lack of setback as 
response to saving the DiCastri building, everyone shifts a bit, agree we want to 
make sure people in their units still have their views without everyone seeing 
their bbqs from the street. In whole I think it’s a quality project. 
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October 5, 2020 

04-18-0271 

 

Alex Warren 

Assistant Development Manager 

Townline 

1212 – 450 SW Marine Drive 

Vancouver, BC 

V5X 0C3 

Dear Alex: 

Re:  1468 Vancouver Street, Transportation Impact Assessment  

Draft Report  

 

Bunt & Associates Engineering Ltd. (Bunt) has completed our Transportation Impact Assessment (TIA) for 

the proposed residential and commercial development at1468 Vancouver Street, Victoria, BC.  Our Draft 

Report is provided herewith, it addresses the potential transportation impacts related to the proposed 

development.   

We trust that our input with this TIA report will be of assistance.  Please do not hesitate to contact us 

should you have any questions.  

 

Best regards,  

Bunt & Associates 

 

 

Jason Potter, M.Sc. PTP 

Senior Transportation Planner / Associate 
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rests with Bunt & Associates.  The information and data in the report reflects Bunt & Associates’ best professional judgment in light of the 
knowledge and information available to Bunt & Associates at the time of preparation.  Except as required by law, this report and the information 
and data contained are to be treated as confidential and may be used and relied upon only by the client, its officers and employees.  Any use which 
a third party makes of this report, or any reliance on or decisions made based on it, are the responsibilities of such third parties.  Bunt & Associates 
accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or actions based on this report.
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EXECUTIVE SUMMARY 
Townline proposes the development of a 15 storey, 121 rental residential unit building with 312 m2 of 

ground level commercial space at 975, 983 Pandora Avenue and 1468 Vancouver Street, Victoria, BC.  

The proposed residential typology where 54 of the 121 units will be 3, 4 or 5-bedroom co-living pods is a 

unique residential type with little vehicle ownership, parking demand or traffic generation comparative 

data available. Our research of this, growing in popularity, living design suggests residents are likely to be 

young professionals, new to Victoria and seeking shorter term rentals. Based on this information it is our 

belief that these units will have more people per typical residential units, but the vehicle ownership rates 

will be lower than average resulting in parking demands that are anticipated to be similar to Bylaw 

requirements.   

The site is currently occupied with a Seventh Day Adventist Church, and a two-level office and retail 

building. Existing conditions traffic analysis using the Synchro traffic model indicates that the surrounding 

study area intersections operate within operational capacity thresholds during the weekday PM peak hour 

period.  

Based on the proposed parking supply the proposed development is anticipated to generate 

approximately 50-60 vehicle trips (inbound and outbound combined) during the weekday PM peak hour, 

but likely less than this given its downtown location with shops and services within walking and cycling 

distance and good transit access and the anticipated resident demographic. 

Our analysis indicates that the proposed development will have minimal impact to the adjacent road 

network. Most vehicle trips generated by the development will travel through signalized intersections that 

are currently operating well within operational capacity thresholds.  

The proposed supply of 118 parking spaces meets the City of Victoria Zoning Bylaw requirements and is 

considered appropriate for this development. 

Townline will be exceeding Victoria Bylaw bicycle parking requirements with 240 Long-term bicycle spaces 

and 14 Short-term spaces.  

The proposed higher-than average density residential tower in the downtown area is a progressive step 

toward the use of more sustainable transportation modes. Residents living downtown, in close proximity 

to amenities and services typically make more trips by walking, cycling and transit than residents living in 

suburban or lower density areas. 

Townline will provide to all new residents of the building a local area Transportation Information package 

identifying area bike routes, transit routes and stops, car share vehicles and other material designed to 

encourage residents to consider travel modes other than private vehicle trips. 
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Townline is also encouraged to provide electric charging abilities to a portion of the development’s vehicle 

parking spaces as well as providing electric charging abilities to the proposed bicycle storage rooms. 
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1. INTRODUCTION 

1.1 Study Purpose & Objectives 

Townline is proposing the development of a 15-storey residential rental building in downtown Victoria at 

975, 983 Pandora Avenue and 1468 Vancouver Street.  The project will feature 121 residential rental units 

with 365 square meters of ground floor neighbourhood serving, commercial space. 

Bunt & Associates was retained by Townline to assess the traffic and parking implications of the proposed 

development. This Transportation Impact Assessment (TIA) study will accompany Townline’s rezoning 

application. The purpose of this study is to: 

 Evaluate the transportation impacts of the proposed development on the adjacent road network;  

 Review the development’s parking strategy; 

 Evaluate the proposed site plan, its proposed access and internal vehicle circulation; and, 

 Present Transportation Demand Management (TDM) strategies for lowering the site’s traffic and 

parking demands. 

The location of the proposed development is illustrated in Exhibit 1.1. 
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1.2 Proposed Development 

The proposed development is summarized in Table 1.1.  

Table 1.1:  Proposed Land Uses 

LAND USE DENSITY/ UNITS 

Apartment 121 units 

Commercial 365 m2 

 

54 of the 121 residential units are designed as 3, 4 or 5 bedroom co-living pods. These units are 

described by the developer as follows: 

“Co-living pods are the evolution of Townline’s vision in creating affordable housing choices that do 

not sacrifice residents’ lifestyle preferences, building location, and building amenities. A single co-

living pod, will have either 3, 4, or 5 bedrooms which share a common kitchen and eating area. The 

bedrooms will be single-occupancy only and will be rented out fully furnished with a murphy bed; 

the space can be quickly converted from a bedroom to a small living space to relax and/or spend 

time with friends. The various amenity spaces throughout the building will serve as larger breakout 

spaces and are designed to encourage socializing outside of one’s co-living pod.” 

The building will have organized social events available to all units, such as beer tastings and movie 

nights. As such the proposed development is anticipated to offer a social atmosphere attractive to young 

professionals newly arriving in Victoria.  

The building’s 365m2 ground level commercial space is intended to be comprised of multiple small-scale 

neighborhood serving retail.  

The development will be supported with 118 parking spaces located in a three-level below ground 

parkade, 101 for residents, 12 for residential visitors, and 5 spaces for employee/customer use for the 

commercial units.  

The vehicle access to the parkade is on the Pandora Avenue Frontage Road on the north edge of the site.   

The site is currently zoned as CA-43 (Pandora Harris Green District).  

The proposed site plan (level 1) is shown in Exhibit 1.2. 
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2. EXISTING CONDITIONS 

2.1 Land Use 

983 Pandora Avenue is currently occupied with a Seventh Day Adventist Church, while 975 Pandora 

Avenue is occupied with a two-level office and retail building. The 983 Pandora Avenue site has no 

vehicular access, while 975 Pandora Avenue has a parking lot which is accessed from the Frontage Road.  

2.2 Existing Transportation Network 

2.2.1 Road Network 

The site is located approximately 400 metres east of Victoria’s downtown area in the Harris Green 

neighbourhood. The study area, the adjacent road network and its laning configuration are illustrated in 

Exhibit 2.1 as confirmed in consultation with City of Victoria Engineering Department (Transportation) 

Staff.   

The Frontage Road that is located north of the site operates as a one-way eastbound road for the majority 

of the site’s frontage. It operates under stop control as it approaches Vancouver Street.     

Pandora Avenue, north of the Frontage Road is a one-way westbound street with a two-way cycle track on 

its north edge. Its intersection with Vancouver Street is operated with a traffic signal. West of the signal is 

a slip lane connecting Pandora Avenue and the Frontage Road.  

Vancouver Street is a two-way north/south street. It is classified as a cycling route. Current City of Victoria 

plans for expansion of its’ AAA cycling network include protected bike lanes along the site’s Vancouver 

Street frontage.   

2.2.2 Transit Network 

The site is well serviced by public transit. There are bus stops along Pandora Avenue approximately 140 m 

from the site that services westbound passengers and a bus stop approximately 120m south of the site on 

Johnson Street for eastbound passengers. There are north/ south bus routes on both Quadra Street to the 

west and Cook Street to the east. Both Quadra Street and Cook Street are approximately 200m from the 

proposed development site.  The area transit network is presented in Exhibit 2.2.  

2.2.3 Cycling & Pedestrian Networks 

The site is well connected to both walking and cycling networks. It is connected to Victoria’s regional 

cycling network through the Pandora Avenue cycle track located north of the site and Vancouver Street a 

north/south shared bike route which is located immediately east of the site.  

All streets surrounding the development site have sidewalks as well as controlled pedestrian crossings at 

major intersections.   
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The location is within a walking distance of nearly all typical amenities and services, and daily errands do 

not require a car.  The location receives a Walk Score of 99 out of 100, placing it in Walk Score’s “walker’s 

paradise” category. Walk Score is an on-line tool that assesses the walkability of a location based on 

distances to a wide variety of amenities and services.  

2.3 Data Collection 

2.3.1 Traffic Data Collection Program 

Traffic spot counts were conducted by Bunt on Wednesday August 1st, 2018. These volumes were used to 

confirm traffic data provided by the City for the intersection of Vancouver Street and Pandora Avenue, as 

well as to provide a baseline for the Vancouver Street and Frontage Road intersection. 

The weekday PM peak hour traffic volumes obtained through this assembly of intersection traffic count 

data are presented in Exhibit 2.3.  

2.4 Existing Traffic Operations 

2.4.1 Performance Thresholds 

The existing operations of study area intersections and access points were assessed using the methods 

outlined in the 2000 Highway Capacity Manual (HCM), using the Synchro 9 analysis software.  The traffic 

operations were assessed using the performance measures of Level of Service (LOS) and volume-to-

capacity (V/C) ratio. 

The LOS rating is based on average vehicle delay and ranges from “A” to “F” based on the quality of 

operation at the intersection.  LOS “A” represents optimal, minimal delay conditions while a LOS “F” 

represents an over-capacity condition with considerable congestion and/or delay. Delay is calculated in 

seconds and is based on the average intersection delay per vehicle. 

Table 2.1 below summarizes the LOS thresholds for the five Levels of Service, for both signalized and 

unsignalized intersections. 

Table 2.1:  Intersection Level of Service Thresholds 

LEVEL OF SERVICE 
AVERAGE CONTROL DELAY PER VEHICLE (SECONDS) 

SIGNALIZED UNSIGNALIZED 

A ≤10 ≤10 

B >10 and ≤20 >10 and ≤15 

C >20 and ≤35 >15 and ≤25 

D >35 and ≤55 >25 and ≤35 

E >55 and ≤80 >35 and ≤50 

F >80 >50 
Source:  Highway Capacity Manual 
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The volume to capacity (V/C) ratio of an intersection represents the ratio between the demand volume and 

the available capacity.  A V/C ratio less than 0.85 indicates that there is sufficient capacity to 

accommodate demands and generally represents reasonable traffic conditions in suburban settings.  A 

V/C value between 0.85 and 0.95 indicates an intersection is approaching practical capacity; a V/C ratio 

over 0.95 indicates that traffic demands are close to exceeding the available capacity, resulting in 

saturated conditions.  A V/C ratio over 1.0 indicates a very congested intersection where drivers may have 

to wait through several signal cycles.  In downtown and Town Centre contexts, during peak demand 

periods, V/C ratios over 0.90 and even 1.0 are not uncommon. 

The performance thresholds that were used to trigger consideration of roadway or traffic control 

improvements employed in this study are listed below:  

Signalized Intersections: 

 Overall intersection Level of Service = LOS D or better;  

 Overall intersection V/C ratio = 0.85 or less; 

 Individual movement Level of Service = LOS E or better; and, 

 Individual movement V/C ratio = 0.90 or less.  

 

Unsignalized Intersections: 

 Individual movement Level of Service = LOS E or better, unless the volume is very low in which 

case LOS F is acceptable. 

 

In interpreting of the analysis results, note that the HCM methodology reports performance differently for 

various types of intersection traffic control.  In this report, the performance reporting convention is as 

follows:  

 For signalized intersections: HCM 2000 output for overall LOS and V/C as well as individual 

movement LOS and V/C is reported. 95th Percentile Queues are reported as estimated by Synchro; 

and, 

 For unsignalized two-way stop-controlled intersections:  HCM 2000 LOS and V/C output is 

reported just for individual lanes as the HCM methodology does not report overall performance. 

The performance reporting conventions noted above have been consistently applied throughout this 

document. 

All signalized intersections were coded with signal timings provided by the City.  

2.4.2 Existing Operational Analysis Results 

As shown in Exhibit 2.4 all intersections currently operate within described operational thresholds for the 

weekday PM peak hour period.  
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3. FUTURE TRAFFIC CONDITIONS 

3.1 Traffic Forecasts 

3.1.1 Site Traffic 

Trip	Generation	

The vehicle trip generation calculation for the proposed development has been based on trip rates 

provided in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition.  

For the proposed development, the vehicle trip generation is summarized in Table 3.1 below: 

Table 3.1: PM Peak Hour Site Trip Generations 

USE SIZE 
(SF OR UNITS) 

RATE 
(PER 1K SF OR UNIT) 

SOURCE % IN % OUT TRIPS 
IN 

TRIPS 
OUT TOTAL TRIPS 

Residential 121 0.36 ITE 222 70% 30% 30 13 43 

Commercial 3,928 3.81 ITE 820 48% 52% 7 8 15 

TOTAL 37 21 58 

 
For more urban context locations with residential and commercial uses within convenient walking and 

cycling distance and good public transit access, our experience at Bunt has been that the proportion of 

vehicle trips is reduced in favour of increase walking/cycling and transit trips.  As mentioned previously, 

the 1468 Vancouver Street site in Downtown Victoria achieves a Walk Score of 99 “Walker’s Paradise” 

rating.  As such, it is our opinion that ITE Land Use Code 220 trip rates quite likely overstate the volume of 

vehicle traffic likely to be generated by the proposed development; the actual vehicle trip generation could 

well be only one-half to two-thirds the trip rates reported. 

However, as a conservative measure for the traffic impact assessment of the project, no downward 

adjustment has been applied to the vehicle trip estimates. In addition, the traffic analysis used the 74 two-

way trips, which was calculated from a previous development scheme for the site rather than 58 trips 

calculated for the current land mix. The impact of the additional trips is negligible and highlight the near 

indiscernible impact of the proposed development in terms of adjacent intersection traffic operations.   

As an additional conservative measure the existing church and office/ retail buildings on 975 and 983 

Pandora have not been deducted from the background traffic calculations. This is due to the small volume 

of traffic observed at the 975 Pandora parking lot access and the low number of vehicle trips anticipated 

to visit a church during the weekday PM peak hour period. 

Trip	Distribution	&	Assignment	

Trips generated by the proposed development were assigned to the study area based largely on existing 

travel patterns observed for the area.  Access to the site will come from the east/west frontage lane 

located north of the site. The distribution of site traffic is influenced by the east/west lane to the north of 
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the site being a one-way (eastbound) lane for the majority of the site frontage.  The assumed site traffic 

distribution on the area lane and street system is presented in Table 3.2 and illustrated in Exhibit 3.1.  

Table 3.2:  Assumed Trip Distribution 

ROUTE % OF TRIPS IN % OF TRIPS OUT 

Pandora Avenue from East 40 0 

Pandora Avenue to West 0 40 

Frontage Road from West 40 0 

Vancouver Street to North 15 15 

Vancouver Street to South 5 45 

TOTAL 100% 100% 

 

3.1.2 Total Traffic 

Total future traffic consists of the proposed development’s net new site-generated traffic volumes added 

to the forecasted background traffic volumes. 

Exhibit 3.2 presents the forecasted future traffic volumes for the total PM peak hour scenario, and the 

traffic operations are presented in Exhibit 3.3.  

3.1.3 Summary of Traffic Impacts & Recommended Mitigations 

Our analysis indicates that the proposed development of 121 residential units and ground level 

commercial at 1468 Vancouver Street will have near negligible impact to the adjacent road network. The 

proposed development is a relatively low volume vehicle traffic generator in part due to its downtown 

location. Most vehicle trips generated by the development will travel through signalized intersections that 

are currently operating well within operational capacity thresholds.  
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4. SITE PLAN DESIGN REVIEW 

4.1 Site Access Design 

The proposed development will have one vehicle access point from the Frontage Road. Pedestrian access 

to the site’s main residential entry will be front Vancouver Street. The two retail outlets will face the 

Frontage Road.  

4.2 Parking Supply 

4.2.1 Vehicle Parking 

The site is within Victoria’s Core Area. As per City of Victoria zoning requirements (Schedule C, Zoning 

Regulation Bylaw) the residential component of the development must provide a minimum of 0.5 to 1.0 

resident parking spaces per residential unit depending on unit size. These rates take into account the 

location being in the Core area and due to the units being rental units as secured in perpetuity through a 

legal agreement.  

In addition, the development must provide 0.1 residential visitor parking space per unit. The Bylaw rate for 

commercial land use varies depending on tenant type, as the tenants are unknown at this time the retail 

rate of 1 space per 80m2 GFA was applied.   

Bylaw requirements are summarized in Table 4.1.  

Table 4.1: Vehicle Parking Supply Requirement & Provision 

LAND USE DENSITY BYLAW RATE 
BYLAW 
SUPPLY 

REQUIREMENT 
PROVIDED DIFFERENCE 

Apartment 

30 units 0.50 spaces per unit that is 
less than 45m2 

100.4 101 0 

14 units 0.60 spaces per unit that is 
equal to 45m2 and up to 70m2 

23 units 1 space per unit that is more 
than 70m2 

29 units 1.0 space per pod unit that is 
up to 100 m2 

25 units 1.0 space per pod unit that is 
over 100 m2 

121 units total 0.10 visitor parking spaces 
per unit 12.1 12 0 

Commercial 365 m2 1 space per 80m2 floor area 4.6 5 0 

   118 118 0 

 

As shown in Table 4.1, the proposed total parking supply of 118 spaces is compliant with Bylaw 

requirements.   
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It is recommended to take advantage of the resident visitor and commercial land uses typically having 

different peak demand times by sharing visitor spaces.  

15 commercial and residential visitor parking spaces will be outside a garage door on P1. The remaining 

parking spaces will be provided within parkade levels 2 and 3.  

4.2.2 Bicycle Parking 

Well managed, secure, accessible and covered bicycle parking will be provided as part of the development 

plan.  The site plan indicates a total of 240 Long Term bicycle spaces spread between multiple bicycle 

storage rooms. The development will also supply electric outlets for a portion of the bicycle parking 

spaces.  In addition, 14 Short Term bicycle spaces will be provided near the building’s main Vancouver 

Street entry in a well lit and highly visible area.  

Current City of Victoria Bylaw requirements are provided in Table 4.2. 

Table 4.2: Bicycle Parking Supply Requirement & Provision 

LAND USE DENSITY BYLAW RATE 
BYLAW SUPPLY 
REQUIREMENT 

PROVIDED DIFFERENCE 

Apartment 121 units 

Long Term:  
1 space per unit that is less 

than 45m2 
1.25 spaces per unit that is 

45m2 or greater 

145 Long Term 
 12 Short Term 

238 Long Term 
6 Short Term 
(Shared with 
Commercial) 

+93 Long Term 

Short Term: 0.1 spaces per unit 
that is less 70 m2 

Commercial 365 m2 

Long Term:  
1 space per 200m2 of floor area, 

or part thereof 2 Long Term 
2 Short Term 

2 Long Term 
2 Short Term 
(Shared with 
Residential) 

- 
Short Term:  

1 space per 200m2 of floor area, 
or part thereof 

TOTAL   
147 LONG TERM 
14 SHORT TERM 

161 TOTAL 

240 LONG TERM 
14 SHORT TERM 

221 TOTAL 

+93 LONG TERM 
0 SHORT TERM 
+93 PROVIDED 

 

The proposed development provides 240 Long Term bicycle spaces which is greater than that required by 

the Zoning Bylaw by 93 spaces.  

The proposed 14 Short Term bike parking spaces meets Bylaw requirements. Townline has expressed 

intent on adding additional short-Term spaces should additional spaces be required. Bunt agrees with the 

current plan of prioritizing secure bicycle parking with additional long-term spaces.  

4.3 Service Vehicle Operations 

The City of Victoria Zoning Bylaw does not stipulate a requirement for off-street loading for residential 

land use.  Loading activity for the proposed 121 residential units would likely involve trucks no larger than 
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a 5-10 tonne single unit vehicle, e.g., (Transportation Association of Canada MSU design vehicle).  At 10m 

in length, a MSU design vehicle could be accommodated along the Frontage Road, where garbage and 

recycling materials are brought up from the parkade structure for curbside pick-up.  

The ground floor commercial space at 365 square metres is relatively small and is not anticipated to 

require on-site loading by vehicles larger than a Medium Single Unit (Transportation Association of Canada 

MSU design vehicle). Loading will be accommodated with an on-street (Frontage Road) loading space. 

5. TDM & ACTIVE MODES 

5.1 Transportation Demand Management 

Transportation Demand Management (TDM) is defined as the “application of strategies and policies to 

reduce travel demand (specifically that of single-occupancy private vehicles), or to redistribute this 

demand in space or in time”1.  A successful TDM program can influence travel behaviour away from Single 

Occupant Vehicle (SOV) travel during peak periods towards more sustainable modes such as High 

Occupancy Vehicle (HOV) travel, transit, cycling or walking.  The responsibility for implementation of TDM 

measures can range across many groups, including regional and municipal governments, transit agencies, 

private developers, residents/resident associations or employers. 

5.2 Recommended TDM Measures for Site 

5.2.1 Marketing Materials & Transportation Information 

Travel patterns are most pliable when residents move from one location to another.  New developments 

can assist in influencing travel behaviours, through distribution of marketing materials to potential 

buyers/renters and through provision of information packages to new residents that emphasize the 

attractiveness and ease of alternative travel modes. In marketing materials to prospective new residents, 

clear and simple messages such as cost savings and health benefits (within the context of life style choice 

and urban living), along with practical information about local transit services, walking and cycle routes to 

key locations would help attract residents who want to live a car-free lifestyle. 

For residents who are moving in, a Transportation Information Package should be provided on move-in 

day. The package should include: 

 Map showing local cycling routes (can be obtained from City of Victoria website);  

 Map showing local transit routes (can be obtained from City of Victoria website or BC Transit 

website); 

 
1  http://ops.fhwa.dot.gov/tdm/index.htm FHWA Travel Demand Management home page 
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 Map showing amenities within a typical walking catchment of 800m (can be obtained from Walk 

Score website: www.walkscore.com); and 

 Information pertaining to on-site vehicle and bicycle parking space supply and management.  

The developer will provide a commitment to develop such a Transportation Information package and 

provide to all new residential of the building.  

5.2.2 Specialized Parking 

For development permit or rezoning applications submitted on or after October 1, 2020, the City of 

Victoria requires that 100% of required residential parking spaces in new residential developments must 

have an energized electrical outlet installed that is capable of providing Level 2 (208 to 240 volts) 

charging for an electric vehicle. This does not apply to visitor spaces or commercial spaces. 

The developer is encouraged to provide electric charging abilities to all of the development’s parking 

spaces.  

5.2.3 Bicycle Parking  

The development will be providing 240 Long Term bicycle parking spaces. This exceeds bylaw 

requirements.   

6. CONCLUSIONS & RECOMMENDATIONS 

6.1 Conclusions 

1. The proposed development at 975, 983 Pandora Avenue and 1468 Vancouver Street consists of 121 

residential apartments and approximately 365 square metres of ground level commercial space.  

2. The development site is currently occupied with a church and a two-story office and retail building.    

3. All intersections currently operate within capacity and acceptable level of service thresholds during 

both the weekday PM peak hour period.  

4. The proposed development could potentially generate approximately 58 two-way vehicle trips in the 

weekday PM peak hour.  Because the development is located in the Downtown Victoria area within 

convenient walking and cycling distance of employment, shops and services and good transit access, 

the vehicle trip generation for the project may well be substantially lower, at between one-half to two-

thirds of the volumes noted above.   

5. Our analysis indicates that the proposed development of 121 residential units and ground level 

commercial land uses will have minimal impact to the adjacent road network. Most vehicle trips 
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generated by the development will travel through signalized intersections that are currently operating 

well within operational capacity thresholds.  

6. The proposed development will be accessed from the Frontage Road, north of the site.   

7. The development will be supported with 118 parking spaces located in a three-level below ground 

parkade. This vehicle parking supply meets Bylaw requirements.  

8. The proposed development provides 240 Long Term bicycle spaces which is greater that required 

through Victoria Bylaw. The proposed 14 Short Term bike parking spaces meet Bylaw requirements. 

The additional Long-Term bicycle spaces accommodate the larger pod residential units which may 

have higher than average bike ownership rates. 

9. The site location, its high-rise design and inclusion of co-living pods is a progressive step toward more 

sustainable transport modes as residents living downtown in close proximity to amenities and services 

are anticipated to take more trips by walking, cycling and transit than residents living in suburban or 

lower density areas. 

6.2 Recommendations 

1. It is recommended that Townline provide a commitment to design a local area Transportation 

Information package and provide to all residential units.  

2. It is recommended that Townline provide electric charging abilities to all the development’s vehicle 

parking spaces as well as providing electric charging abilities to the Long-Term bicycle storage rooms. 
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34What is Co-Living?

• Co-living is an affordable housing model, which integrates high 
quality rental rooms with communal living spaces. It is a modern 
form of shared housing for like-minded individuals.

• Now more than ever, people crave human connection, community, 
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that enrich the daily experience.  
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