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F.1.b.a 888 Fort Street: Development Permit with Variance No. 00186 
(Harris Green) 

Moved By Councillor Andrew 
Seconded By Councillor Thornton-Joe 

That Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council, consider the following 
motion: 

That Council authorize the issuance of Development Permit with 
Variance No. 00186 for 888 Fort Street in accordance with: 

1. Plans date stamped December 16, 2021. 

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

a. reducing the required setback for the location of a rooftop 
structure from the outer edge of a roof from 3m to 0m. 

3. Final plans to be generally in accordance with plans date 
stamped December 16, 2021. 

4. That the Development Permit, if issued, lapses in two years 
from the date of this resolution. 

CARRIED UNANIMOUSLY 
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E.1 888 Fort Street: Development Permit with Variance No. 00186 (Harris Green) 
 

Committee received a report dated March 4, 2022 from the Director of 
Sustainable Planning and Community Development regarding information, 
analysis and recommendations for a Development Permit with Variance 
application for the property located at 888 Fort Street. 

 
Moved By Councillor Alto 
Seconded By Councillor Thornton-Joe 

 
That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, consider the following motion: 
That Council authorize the issuance of Development Permit with Variance No. 
00186 for 888 Fort Street in accordance with: 
1. Plans date stamped December 16, 2021. 
2. Development meeting all Zoning Regulation Bylaw requirements except for 

the following variance: 
a. reducing the required setback for the location of a rooftop structure from 

the outer edge of a roof from 3m to 0m. 
3. Final plans to be generally in accordance with plans date stamped December 

16, 2021. 
4. That the Development Permit, if issued, lapses in two years from the date of 

this resolution. 
 

CARRIED UNANIMOUSLY 
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Committee of the Whole Report 
For the Meeting of March 17, 2022 
 

 

To: Committee of the Whole  Date: March 4, 2022 

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

Subject: Development Permit with Variance No. 00186 for 888 Fort Street 

 

 
RECOMMENDATION 
 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, consider the following motion: 
 

That Council authorize the issuance of Development Permit with Variance No. 00186 for 
888 Fort Street in accordance with: 

1. Plans date stamped December 16, 2021. 

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

a. reducing the required setback for the location of a rooftop structure from the 
outer edge of a roof from 3m to 0m. 

3. Final plans to be generally in accordance with plans date stamped December 16, 
2021. 

4. That the Development Permit, if issued, lapses in two years from the date of this 
resolution. 

 
LEGISLATIVE AUTHORITY  
 

Relevant Development Permit considerations relate to the application’s consistency with design 
guidelines. 
 

Enabling Legislation 
 

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. 
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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 888 Fort Street.   
 
The following points were considered in assessing this application:  

• Rooftop antenna installations are federally regulated and generally exempt from land use 
authority and public consultation requirements. 

• The proposed equipment screening is considered a change to the exterior of an existing 
building and, therefore, subject to form and character considerations as required under 
Development Permit Area 2 (HC) Core Business. 

• The proposed equipment screening is consistent with the applicable design guidelines 
within the Downtown Core Area Plan (DCAP) that require mechanical equipment to be 
screened with high quality and durable materials that complement the overall building 
design. 

 
BACKGROUND 
 
Description of Proposal 
 
This proposal is to install communications antennas and associated screening in three locations 
on the roof of an existing commercial building. The communications antennas are federally 
regulated and not a consideration of this application. The screening of the equipment is subject 
to design guidelines as discussed later in this report and are proposed to be clad in materials 
consistent with the existing building.  
 
One variance is proposed and relates to a reduction in the required setback for the location of a 
rooftop structure from the outer edge of a roof from 3m to 0m. 
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Land Use Context 
 
The area is characterized by a mixture of commercial and multi-residential buildings.  
 
Existing Site Development and Development Potential 
 
The site is presently used as a commercial building containing a ground floor café and offices 
above. 
 
Data Table 
 
The following data table compares the proposal with the CBD-1 Zone, Central Business  
District-1. An asterisk is used to identify where the proposal is less stringent than the existing 
zone. 

 

Zoning Criteria Proposal CBD-1 Zone 

Site area (m2) – minimum Existing N/A 

Density (Floor Space Ratio) – maximum Existing 3:1 

Height (m) – maximum 14.10 45.00 

Rooftop Structure Projection (m) - maximum 4.30 5.00 

Rooftop Structure Setback from Edge of Roof (m) – minimum  0.0* 3.0 

Rooftop Structure Coverage of Roof (%) – maximum 20 20 

Parapet Projection (m) – maximum Existing 1.0 

 
Community Consultation 
 
Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, on December 24, 2021, the application was 
referred for a 30-day comment period to the Downtown Residents Association CALUC.   At the 
time of writing this report a letter had not been received.   
 
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 
 
Official Community Plan: Design Guidelines 
 
The Official Community Plan, 2012 (OCP) identifies this property within DPA 2 (HC) Core 
Business. With respect to local area plans, the Downtown Core Area Plan, 2011 (DCAP) applies 
to the subject site. 
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The Guidelines require mechanical equipment to be screened with high quality and durable 
materials that complement the overall building design. The emerging DCAP update is not yet 
adopted by Council but also has the requirement for rooftop mechanical equipment to have sound 
attenuation. As noted in the applicant’s letter, no noise would be emitted from the antennas and 
therefore sound attenuation is not considered necessary. 
 
Staff encouraged the applicant to locate the antennas and screening away from the parapet to 
minimise the visual impact, which would avoid the need for a variance and any consideration by 
Council. However, as noted in the applicant’s letter, if the equipment was located away from the 
roof edge outside the 3m setback, the installation would not comply with Health Canada’s Safety 
Code 6 as the wireless signal would transmit through the roof or occupied space. The applicant 
also cites a lack of space on certain portions of the rooftop to achieve the required setback where 
the antennas need to be located to deliver adequate service. The proposed equipment is located 
at the outermost corners of the building and is therefore visible from the public realm on both 
Quadra and Fort Streets. However, the proposed material palette of smooth stucco and teal 
flashing for the screening is consistent with the overall aesthetic of the building. This helps to 
mitigate the visual impact from the public realm and staff consider the variance supportable. 
 
Federal Regulations  
 
Radiocommunication and Broadcasting Antenna Systems are regulated through CPC-2-0-03 by 
Innovation, Science and Economic Development (ISED) Canada. Rooftop antenna installations 
(referred to as non-tower structures) are generally exempt from land use authority and public 
consultation requirements, provided that the height above ground of the non-tower structure 
(antenna), exclusive of appurtenances, is not increased by more than 25%. The proposed height 
of the tallest antenna projects 4.2m above the rooftop. Industry standards measure the height of 
the antenna from the top of any existing mechanical penthouse, which in this case is 1.2m or an 
8.5% increase to the overall building height. This confirms that the antennas are exempt from 
municipal consultation.  The proposed screening is considered a rooftop structure under the 
Zoning Bylaw 2018 definitions and the proposal is within the maximum 5m height allowance.  
 
If the applicant were to install antennas without screening, this matter would not come before 
Council. However, since the applicant proposes to screen the equipment (as encouraged in the 
Guidelines) this requires a review of the form and character of the screening as well as 
consideration of the location of the screening, which is proposed to be located within required 
setback.  
 
CONCLUSIONS 
 
The only matters under consideration for this application is the supportability of the proposed 
screening for the rooftop communications equipment. The proposed screening is located on the 
outermost edge of the existing roof, adjacent to the parapet. Although the proposed screening is 
tall, at 4.3m in height, it is within the allowable 5m height limit of the zoning bylaw. The proposed 
material palette is consistent with the existing building and helps to mitigate the visual impact of 
the screening. Staff therefore recommend Council consider supporting the proposed setback 
variance.   
 
 

Respectfully submitted, 
 
Charlotte Wain 
Senior Planner – Development Services 
Development Services Division 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 
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Report accepted and recommended by the City Manager. 
 
 
List of Attachments 
 

• Attachment A: Subject Map 

• Attachment B: Plans date stamped December 16, 2021 

• Attachment C: Photo visualisations 

• Attachment D: Letters from applicant to Mayor and Council dated December 8, 2021 and 
February 25, 2022. 
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SitePath Consulting Ltd. Representing 
Rogers Communications Inc. 
2528 Alberta Street 
Vancouver, BC V5Y 3L1 

778-870-1388 Telephone
604 829 6424 Fax
briangregg@sitepathconsulting.com 

December 8th, 2021 

City of Victoria 
Mayor and Council 
1 Centennial Square, Victoria, BC, V8W 1P6 
Email: mayorandcouncil@victoria.ca 

Re: Rogers Communications Inc. Proposed Shrouded Rooftop Antenna Installation at 
888 Fort Street, Victoria, BC (Rogers File: W5008 - Quadra and View) 

Dear Mayor and Council: 

I am a land use consultant representing Rogers Communications Inc. regarding a proposed 
rooftop antenna installation at 888 Fort Street, Victoria, BC. If constructed, the proposed 
rooftop equipment will enable Rogers to deliver dependable voice and data services to an 
important corridor in the core of Victoria. This is critical for both economic development and 
public safety, since the vast majority of calls to emergency service providers are now placed 
through wireless devices.  

In order to enable the proposed rooftop installation to proceed in an aesthetically integrated 
manner, Rogers is proposing to fully shroud or screen the antennas from view. Specifically, 
the antennas are proposed to be housed within shrouds that match the colour of the existing 
building on the subject property. However, it has come to our attention via our preliminary 
discussions with your Planning Department staff that Rogers’ proposal will result in a 
requirement for Rogers to request one (1) variance: 

• Rooftop Setback Variance: The City’s zoning by-law requires that any rooftop
equipment be setback a minimum of 3.0 meters from the rooftop edge. Rogers
proposes to site the antennas (fully shrouded) at the rooftop edge within the setback.
If Rogers were to comply with the setback, the installation would not comply with
Health Canada’s Safety Code 6 as the wireless signal would transmit through the
roof or habitable space. There is also a lack of space on certain portions of the
rooftop to achieve the 3.0 meter setback where the antennas need to be located to
deliver service.

Rogers respectfully notes that unshrouded or naked antennas would not have triggered any 
requirement for a variance. In other words, if Rogers had proposed naked or unshrouded 
antennas (a lower cost solution), the antennas themselves as currently sited would have only 
required a Building Permit and no Development Permit nor variance. Thus, Rogers is 
hopeful that Mayor and Council will support the current proposal for shrouding the 
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antennas as it represents a substantial effort and investment on behalf of Rogers to improve 
the aesthetics of our rooftop equipment in keeping with community design objectives and 
property owner preferences.  
 
In closing, Rogers kindly notes that the City may wish to update its antenna siting policies 
and zoning by-law in the future to ensure that efforts to shroud rooftop antennas do not result 
in unintended process consequences for proponents that may discourage efforts to shroud. If 
the status quo prevails in terms of process, the unintended consequence may be in the future 
that the wireless industry and other related proponents may attempt to avoid shrouding or 
screening as it results in added approval processes (variance instead of a simple Building 
Permit), puts our projects at risk (Council approval vs. staff permit), adds costs and 
ultimately delays greatly needed service upgrades. As an industry, we generally seek to 
follow the “path of least resistance” in terms of approval processes and in most 
municipalities shrouded antennas represent that pathway; however, in the City of Victoria, 
naked or unshrouded antennas appear to represent the simplest pathway to approval in the 
context of the current policy framework.  
 
Thanks and please feel free to contact me directly at 778-870-1388 should any questions 
arise. 
 
Sincerely, 
 
 
Brian Gregg, RPP, MCIP 
SitePath Consulting Ltd. 
Agent of Rogers Communications Inc. 
2528 Alberta Street, Vancouver, BC V5Y 3L1 
Cell: 778-870-1388 | Email: briangregg@sitepathconsulting.com  
 

Brian Gregg



 
 
  

SitePath Consulting Ltd. Representing 
Rogers Communications Inc. 
2528 Alberta Street 
Vancouver, BC V5Y 3L1 
 
778-870-1388 Telephone 
604 829 6424 Fax 
briangregg@sitepathconsulting.com 

 
 

 
February 25th, 2022  
 
City of Victoria 
Mayor and Council 
1 Centennial Square, Victoria, BC, V8W 1P6 
Email: mayorandcouncil@victoria.ca 
 
Re: Rogers Communications Inc. Proposed Shrouded Rooftop Antenna Installation at 
888 Fort Street, Victoria, BC (Rogers File: W5008 - Quadra and View) 
 
Dear Mayor and Council: 
 
 

       
        

        
        

            
 

 
Thanks and please feel free to contact me directly at 778-870-1388 should any questions 
arise. 
 
Sincerely, 
 
 
Brian Gregg, RPP, MCIP 
SitePath Consulting Ltd. 
Agent of Rogers Communications Inc. 
2528 Alberta Street, Vancouver, BC V5Y 3L1 
Cell: 778-870-1388 | Email: briangregg@sitepathconsulting.com  
 

At the request of your Planning Department staff and further to our original letter, I am 
writing to confirm that no noise shall be generated from Rogers’ antennas. Rogers’ 
equipment cabinets contain a small fan that will only operate in extreme weather (high heat) 
scenarios to ensure that the electronics equipment does overheat. In our experiences, the 
noise from the fan is negligible and should be inaudible at the street level and from 
adjacent buildings.

Brian Gregg
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Official Community Plan Designation
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Roof Plan
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South Elevation
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Building Isometric
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Renders
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