
Rockland  Ne ighbourhood  Assoc ia t ion  
P .  0 .  Box  7276  S tn .  B  1625  For t  S t r ee t  
Vic to r i a  BC V8R 6N4 

December  8 ,  2014  

Mayor  and  Counc i l  
P lann ing  and  Deve lopment  
Ci ty  o f  Vic to r i a  

1745  Rock land  Discuss ion  Po in t s  

In  conversa t ion  wi th  Counc i l lo r  I s i t t  he  sugges ted  the  RNA LUC fo rward  to  Counc i l  t hese  po in t s  and  concerns  which  
came  up  a t  t he  2 n d .  1745  Rock land  Communi ty  Mee t ing  and  which  we  be l i eve  war ran t  se r ious  d i scuss ion .  

The  o r ig ina l  r e s idence  requ i res  the  covenan t  men t ioned  in  The  June  6 ,  2014  Hi l l e l  Arch i t ec tu re  l e t t e r  t o  Mayor  and  
Counc i l .  Pe rhaps  un l ike ly ,  bu t  poss ib ly  o the rwise  the  p roper ty  cou ld  be  a  convers ion  in  wh ich  case  the  Rl -A 1 .1 .2 .  
d .  S i t e  Area  fo r  home  convers ion  wi th  s ign i f i can t ly  l e s s  s i t e  a rea  coverage  would  app l i cab le .  

The  Ne ighbourhood  Feedback  fo rms  be ing  submi t t ed  show s ign i f i can t  changes  in  suppor t  f rom those  shown in  
Oc tober  31 ,  2014  Hi l l e l  Arch i t ec tu re  l e t t e r  t o  Mayor  and  Counc i l ,  (S i t e  p l an  d iag ram,  document ing  ne ighbour  
suppor t ,  submi t t ed  Augus t  18 ,  2014)  and  the  Augus t  l e t t e r s  o f  suppor t  p rev ious ly  submi t t ed .  

The  cu r ren t  submiss ion  shows  the  p roposed  s ing le  f ami ly  r e s idence  wi thou t  r ea r  ya rd  se tback  to  complement  the  
7 .5  m.  r ea r  ya rd  se tback  o f  t he  house  a t  1723  Green  Oaks  Lane .  I t  has  the  reduced  s ide  ya rd  se tback ,  ye t  th ru  the  
unusua l  lo t  conf igura t ion  be ing  p roposed  the  s ide  ya rd  i s  someone  e l se ' s  back  ya rd .  

The  ga rage  on  the  s ing le  f ami ly  r e s idence  in t rudes  much  fu r the r  in to  the  s igh t  l ine  o f  1723  Green  Oaks  than  the  
p rev ious  p roposa l  d id  and  the  peak  o f  t he  roof  i s  a lmos t  a t  t he  he igh t  o f  t he  main  house  roof  midpo in t .  

There  was  no  d i scuss ion  o f  ma in ta in  the  wi ld  t r ees  and  l andscap ing  on  the  pe r ime te r  o f  t he  p roper ty  ou t l ined  in  
Counc i l s  Reso lu t ion  o f  Sep t  25 ,  2014 .  There  i s  a l so  conce rn  o f  los s  o f  p ro tec ted  t r ees  due  to  the  scope  of  t he  
deve lopment .  

The  Hi l l e l  Arch i t ec tu re  l e t t e r  o f  Oc t .  31 ,  2014  re fe rences  the  a l t e rna t ive  o f  four  s ing le  f ami ly  r e s idences .  I s  t h i s  t ru ly  
v iab le ,  g iven  the  requ i red  se tbacks?  

The  r i s ing  s lope  o f  th i s  lo t  has  po ten t i a l  fo r  add i t iona l  impac t  on  the  rea r  ya rd  p r ivacy  o f  t he  Richmond  down s lope  
res idences  when  two  s to rey  re s idences  a re  be ing  p roposed .  Pe rhaps  th i s  lo t  i s  no t  su i t ab le  fo r  th i s  app l i ca t ion .  I t  
ce r t a in ly  d i f f e r s  f rom the  f l a t  R1-A5  S t  Char l e s  Townhouse  Dis t r i c t  wh ich  was  ra i sed  a s  a  bench  mark .  

Concern  was  expressed  tha t  the re  was  no  Tra f f i c  S tudy  done  on  the  sa fe ty  o f  t he  egress  on to  busy  Richmond  
Avenue ,  wi th  a  nea rby  curve ,  s ign i f i can t  on  s t r ee t  pa rk ing  usage  and  schoo l  ch i ld ren  roaming  wi ld  a t  peak  t r a f f i c  
t imes .  

At  approx imate ly  $900 ,000 .  t o  $1 ,500 ,000 .  (p roponen t )  th i s  i s  no t  a f fo rdab le  hous ing  and  a  dens i ty  deve lopment  
shou ld  no t  be  suppor ted  in  t he  mis taken  be l i e f  t ha t  these  a t t ached  un i t s  wi l l  he lp  the  Vic to r i a  hous ing  a f fo rdab i l i ty  
i s sue .  

The  p roposa l  a r r ived  a t  t he  in i t i a l  RNA LUC mee t ing  fu l ly  fo rmed  wi th  p lans  p ropos ing  seven  dwel l ing  
was  no  consu l t a t ion  wi th  our  commi t t ee  on  the  scope  o f  t he  deve lopment .  
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There  has  been  d i scuss ion ,  r a i sed  by  a  re t i r ed  c i ty  a rch i t ec t  and  in  one  o f  t he  l e t t e r s  t o  counc i l ,  a s  t o  whe the r  t he  
Rl -B  panhand le  shou ld  be  inc luded  in  t he  a rea  ca lcu la t ions .  

P l ease  t ake  the  t ime  to  inves t iga te  these  concerns  fu l ly  

Regards ;  
Bob  June ,  Cha i r  
RNALUC 



Development Proposal for 1745 Rockland Avenue 

k / (We)  ^ i , iO /UtHh a w  had  the  oppor tun i ty  to  r ev iew 

the  rev i sed  p lans ,  da ted  Oc tober  31 ,  2014 ,  p repa red  by  Hi l l e l  Arch i t ec t s  fo r  t he  rezon ing  

and  s ix  (6 )  un i t  s t r a t a  deve lopment  p roposed  fo r  1745  Rock land  Avenue .  

•  I suppor t  t he  app l i ca t ion  

E^am opposed  to  the  app l i ca t ion  

NAME (p lease  p r in t ) :  

ADDRESS: .  t  ,  \ f  vxro j^v  f t  f  

Are  you  the  reg i s t e red  owner?  Yes  

COMMENTS:  

2^14- SIGNATURE: 



I (We) 7 /J / c. s ̂  .d , have had the opportunity to review 

the revised plans, dated October 31, 2014, prepared by Hillel Architects for the rezoning 

and six (6) unit strata development proposed for 1745 Rockland Avenue. 

I support the application • 
am opposed to the application 

NAME (please print): 

ADDRESS: < 2  ° 7  / i i c ^ O A / A  

NoCH Are you the registered owner? Yes 

COMMENTS: 



Development Proposal for 1745 Rockland Avenue 

I  (We)  ^ t fV>gr \  Y\v"v>*d*^ave  had  the  oppor tun i ty  to  rev iew 

the  rev i sed  p lans ,  da ted  Oc tober  31 ,2014 ,  p repa red  by  Hi l l e l  Arch i t ec t s  fo r  t he  rezon ing  

and  s ix  (6 )  un i t  s t r a t a  deve lopment  p roposed  fo r  1745  Rock land  Avenue .  

•  I suppor t  t he  app l i ca t ion  

I  am opposed  to  the  app l i ca t ion  

NAME (p lease  p r in t ) :  

ADDRESS 

Are  you  the  reg i s t e red  owner?  Yes ,  

COMMENTS 

DATE f cWx.  N? \ \^  SIGNATURE 





Subject: Rezon ing  p roposa l  fo r  1745  Rock land  

Dear Mayor and Councillors; 

I would like to register my strenuous opposition to the "spot rezoning" of the panhandle 
lot at 1745 Rockland Avenue. 

We have laws, bylaws, zoning regulations, and community plans in Victoria for a reason. 
They're there to protect the integrity of neighbourhoods, their built and natural 
environments, and the quality of life of their residents. Altering or bypassing such rules at 
will, on an individual basis, for the convenience of developers and other financially 
interested parties, is wrong and shameful and ultimately, let's be honest about this, 
corrupt. 

The panhandle lot under consideration features an already cleared building site currently 
occupied by a tennis court. The developer is applying to rezone this land so he can cram 
five new residences onto it. This proposal is excessive and inordinate in every way, and 
violates the existing rules for development in the neighbourhood. As confirmed by the 
proponents at the last community meeting (2014/12/03), it will require the clear-cutting 
of every single tree on the property, including a significant and supposedly protected 
maple. It will destroy the privacy, the sunlight, the vistas, the tree-views, and the green-
space currently enjoyed by all adjoining residents. It will also eliminate a valuable bird 
and animal habitat. 

If the councillors visit this site, they will quickly see that the panhandle lot extending 
from the mansion at 1745 Rockland down the slope to Richmond, with egress between 
924 and 926 Richmond, is indeed an ideal candidate for "infill" housing and increased 
densification. However, a roughly tennis-court-sized building site like this one is suitable 
for the construction of one single-family dwelling — not five of them! 

The developer's plan to build two duplexes plus an additional monster-house of c. 3,500 
sq. feet (with a two-car garage) on half of the lot at 1745 Rockland violates both the spirit 
and the letter of all relevant zoning regulations. Furthermore, if allowed, this 
development would conceivably cause ten (and as many as twelve) additional cars to be 
routinely turning onto and off a quiet residential section of Richmond Avenue between 
924 and 926. Without a crosswalk or light or stop-sign or any other form of traffic control 
to help with ingress and egress, this ten-fold increase in the number of cars on the block 
is likely also to increase the frequency of accidents on this already highly accident-prone 
stretch of road (there have been five in the last few years alone). 

I urge you to stand up for Victoria's citizens and neighbourhoods, and our trees and 
green-spaces, by upholding the current zoning for 1745 Rockland. 

Sincerely yours, 
Jennifer. 

Dr. Jennifer Wise. Associate Professor. Department of Theatre, University of Victoria 





Subject: Proposed development at 1745 Rockland Avenue. 

December 5, 2014 

To Mayor and Council; 

On Wednesday evening, along with a large group of neighbours,I attended the Rockland 
Neighbourhood Association meeting called by the developer to discuss the latest 
development proposal for 1745 Rockland Avenue. 
I live at 1740 Lyman Duff Lane which is immediately adjacent to the south of the 
proposed development. Along with many of my neighbours....especially those to the east 
and north of the property,I am very concerned with the density of this proposed 
development. 
Let me state that I am not anti-development...When we purchased our home sixteen years 
ago we were fully aware that this next door property could and would be developed. We 
had no idea that the City of Victoria would ever consider a "site specific zone" a bare 
land strata...that would allow two very large duplexes and a 3,400 sq.ft. home to be built 
on land that is currently zoned single family R1 -A. 
In my opinion this proposal contradicts the City's own plan for the Rockland 
neighbourhood. 
In this proposal we are losing green space, tree canopy and livability of the 
neighbourhood. 
I fail to see how this proposal in anyway enhances what the Rockland neighbourhood is 
today and should look like in the future. 
I believe that the decision that Council makes in regard to 1745 Rockland will have huge 
implications for further development in this area. 
There is a large property just to the west of 1745 (1731 Rockland) and a large piece of 
undeveloped land on the south side of Oak Shade Lane between Rockland and 
Richmond. 
What is decided by council for 1745 Rockland could become the template for further 
development in the area. Neighbours are anxiously awaiting your decision. 
I hope you do the right thing and send the proposal back to the developer for further 
revision. 
Thank you for your consideration. 

Regards, 

Vince Bennett 





December 5, 2014 

Dear Mayor and Council: 

Re: Rezoning Application and Development Permit Application for 1745 Rockland 
Avenue 

I am writing to comment on the proposed development at 1745 Rockland Avenue. I 
understand this proposal came before the Planning and Land Use Committee on 
September 18. 2014 and was referred back to the developer Parry Street Developments 
for revision. 

I thank council for requesting this as it has given me the opportunity to fully realize what 
is being proposed and how much of an impact this development will have on both our 
and neighbouring homes and properties as well as the Rockland neighbourhood as a 
whole. 

Our property, 1740 Lyman Duff Lane, is located to the south of the subject property with 
our actual home (building) being the closest to the proposed development as our home is 
located only a few meters from the property line. The first of the three proposed 
buildings is located only 4.9 meters from this same property line. When the tennis court 
that is currently on the property was built approximately 20 years ago the owner at that 
time felt that this would impact on privacy and as a result planted a cedar hedge along our 
common property line to provide both visual screening as well noise abatement. 

Fast forward 20 years and we now are faced with a proposal to build three large buildings 
(2 duplexes and a single family home with attached double garage) on the same piece of 
property as the original tennis court. All the surrounding trees are to be removed, three 
large buildings constructed and a large amount of hard-surfacing (including access road 
and driveways) installed and we are being told by this same family that this is an 
improvement to the neighbourhood! 

When we purchased our home sixteen years ago we fully anticipated future development 
of the large property next door. With Rl-A zoning in place we felt reassured that when 
the property was eventually subdivided a single family home would be built. Who would 
have thought that we would now be faced with the prospect of 5 housing units being 
shoehorned into what once was a tennis court. 

The current proposal appears to be circumventing both the zoning in place (which if the 
property was subdivided would result in a panhandle lot with the ability to build one 
single family home) and the spirit of site specific zoning (using this loophole to ensure 
the historic Rattenbury home is surrounded by an exclusive use portion of green-space 
that comprises approximately one half of the property (which we feel is commendable 
and support) while building a large single family home with its own exclusive use 
property surrounding it on one quarter of the property (in essence the single family home 
allowed under the Rl-A zoning) and then squeezing in an additional four living units on 



the remaining one quarter of the property. It is these additional four units that are the 
cause for my concerns. This additional density does nothing to enhance the Rockland 
neighbourhood and results in a loss of mature tree canopy and green-space in general for 
the neighbourhood and the loss of privacy, increased noise, parking issues, and potential 
drainage problems for those neighbours surrounding the development. I fail to see how 
these four units enhance the neighbourhood. 

The Rockland neighbourhood is a largely residential area known for its heritage homes, 
large lot sizes, mature tree canopy and has a feeling of openness and liveability. These 
are attributes that need to be protected and enhanced for future generations. 

I urge you to seriously consider how this proposal could be considered to enhance the 
Rockland neighbourhood. The precedent that would be set by approving this proposal 
will have far reaching repercussions as it will be very hard to close the floodgates once 
the dam has burst. 

Thank you for your time and consideration of the above. 

Yours truly, 

Jennifer Bennett 

1740 Lyman Duff Lane 



December  8 ,  2014  

Ci ty  o f  Vic to r i a  

Deve lopment  Se rv ices  Div i s ion  

At t en t ion :  He len  Ca in ,  hca in@vic to r i a . ca  

C i ty  o f  Vic to r i a  

Mayor  and  Counc i l  

P lann ing  and  Land  Use  Commi t t ee  

counc i l lo r s@vic to r i a . ca  

RE:  Rezon ing  app l i ca t ion  #00444  and  deve lopment  pe rmi t  app l i ca t ion  #000357  fo r  1745  Rock land  Avenue  

-  app l i ca t ion  to  rezone  f rom ex i s t ing  Rl -A (Rock land  S ing le  Fami ly  Dwel l ing  Dis t r i c t )  t o  a  new zone  to  

pe rmi t  one  s ing le  f ami ly  dwel l ing  un i t  p lus  s ix  s emi -a t t ached  dwel l ing  un i t s ,  a s  amended .  Concur ren t  

Deve lopment  Pe rmi t  App l i ca t ion  ( the  "Appl i ca t ions" ) .  

Dear  Ci ty  o f  Vic to r i a  S ta f f ,  Mayor  and  Counc i lo r s ,  

We  a re  re s iden t s  o f  t he  Ci ty  o f  Vic to r i a ,  and  owners  o f  t he  p roper ty  loca ted  a t  1723  Green  Oaks  Ter race .  Our  

p roper ty  i s  ad jacen t  to  1745  Rock land  Avenue ,  t he  p roper ty  tha t  i s  t he  sub jec t  o f  t he  Appl i ca t ions  ( the  

"Proper ty" ) .  Our  r ea r  lo t  l ine  ad jo ins  pa r t  o f  t he  Proper ty ' s  no r th  lo t  l ine .  

On  Augus t  16 ,  2014 ,  t he  p roponen t  o f  t he  app l i ca t ions ,  Conrad  Nyren ,  a sked  us  to  s ign ,  and  we  d id  s ign ,  a  

l e t t e r  ind ica t ing  ou r  suppor t  o f  t he  Appl i ca t ions  ( the  "Le t t e r  o f  Suppor t " ) .  S ince  s ign ing  the  Le t t e r  o f  Suppor t  

on  Augus t  16 ,  2014 ,  we  have  l ea rned  add i t iona l  in fo rmat ion ,  inc lud ing  conce rns  o f  ne ighbours  in  r ega rds  to  

the  Appl i ca t ion ,  t ha t  a  P lann ing  and  Land  Use  Commi t t ee  Repor t  fo r  Mee t ing  da ted  Sep tember  18 ,  2014  ( the  

"P lann ing  Repor t " )  was  p repa red  in  r e spec t  o f  t he  Appl i ca t ion ,  and  tha t  fo l lowing  the  P lann ing  Repor t  t he  

Appl i ca t ions  have  been  rev i sed ,  on  Oc tober  31 ,  2014 ,  t o  r emove  one  of  t he  dup lex  un i t s  and  rep lace  i t  w i th  a  

s ing le - fami ly  home  wi th  a t t ached  two  ca r  ga rage  ( the  "Rev i sed  P lans" ) .  In  add i t ion ,  and  in  pa r t i cu la r  in  l igh t  o f  

t he  Rev i sed  P lans ,  we  have  l ea rned  tha t  we  were  wrong ly  l ead  to  be l i eve ,  by  the  p roponen t  o f  t he  

Appl i ca t ions ,  t ha t  the  Appl i ca t ions  were  the  on ly ,  and  ce r t a in ly  the  bes t  case  and  lowes t -dens i ty ,  a l t e rna t ive  

fo r  any  deve lopment  tha t  may  occur  on  the  Proper ty ,  w i thou t  any  men t ion  o f  t he  fac t  t ha t ,  i f  subd iv ided  

ra the r  than  s t r a t i f i ed ,  a  s ign i f i can t ly  d i f f e ren t  l eve l  o f  dens i ty ,  w i th  d i f f e ren t  he igh t  and  se t  back  res t r i c t ions ,  

wou ld  p roceed  in  t e rms  of  any  deve lopment  on  the  Proper ty .  On  the  bas i s  o f  th i s  new in fo rmat ion  we  no  

longer  suppor t  t he  Appl i ca t ions .  

We  no  longer  suppor t  t he  Appl i ca t ions,  we  do  no t  suppor t  t he  deve lopment  shown in  t he  Rev i sed  P lans ,  and  

we  wish  to  wi thdraw our  Le t t e r  o f  Suppor t ,  fo r  t he  fo l lowing  r easons :  

1 .  Di s rega rd  fo r  panhand le  cha rac te r i s t i c s  o f  t he  Proper ty .  There  has  been  no  re fe rence ,  in  t he  P lann ing  
Repor t ,  t he  Appl i ca t ions  o r  the  Rev i sed  P lans  to  the  Schedu le  H -  Panhand le  Lo t  Regu la t ions .  

A  Panhand le  Lo t  i s  de f ined  in  Schedu le  A -  Def in i t ions  a s  "a  lo t  t ha t  has  l e s s  than  10% of  i t s  pe r ime te r  
ad jo in ing  a  s t r ee t  and /o r  in  pa r t  cons i s t s  o f  a  panhand le  d r iveway" .  A  Panhand le  Dr iveway  i s  de f ined  



as  "a  s t r ip  o f  l and  tha t  i s  u sed  p r inc ipa l ly  a s  a  d r iveway ,  t he  end  o f  which  fo rms  the  boundary  be tween  

the  lo t  o f  which  tha t  s t r ip  o f  l and  i s  a  pa r t  o f  and  (a )  a  s t r ee t . . . " .  

Based  on  the  su rvey  inc luded  in  t he  Appl i ca t ion  and  the  Rev i sed  P lans ,  t he  Proper ty  i s  a  l a rge  lo t  w i th  a  

to ta l  ou t s ide  pe r ime te r  o f  approx imate ly  433  l inea r  me te r s .  Based  on  tha t  same  survey ,  i t  appea r s  a s  

though  approx imate ly  16  o f  those  me te r s  cover  the  s t r ee t  fron tage  on  Rock land  Avenue  and  Richmond  

Avenue .  Th i s  means  tha t  the  Proper ty  i s  a  lo t  t ha t  has  3 .72%,  l e s s  t han  10%,  o f  i t s  pe r ime te r  ad jo in ing  

a  s t r ee t .  In  add i t ion ,  t he  Appl i ca t ions  and  the  Rev i sed  P lans  p ropose  p rov id ing  access  to  the  p roposed  

bu i ld ings  th rough  a  d r iveway  tha t  wi l l  ex i t  on to  Richmond  Avenue .  Th i s  d r iveway  wi l l  be  a  na r row s t r ip  

o f  l and  and  wi l l  be  p r inc ipa l ly  used  a s  a  d r iveway ,  and  the  end  o f  t he  d r iveway  wi l l  f o rm the  boundary  

be tween  the  Proper ty  o f  which  the  d r iveway  s t r ip  i s  a  pa r t  and  the  s t r ee t ,  be ing  Richmond  Road ;  th i s  

mee t s  the  de f in i t ion  qu i t e  c l ea r ly  o f  a  Panhand le  Dr iveway .  On  the  bas i s  o f  th i s ,  i t  s eems  c lea r  t ha t  t he  

Proper ty  i s  a  panhand le  lo t ,  bo th  on  the  bas i s  o f  t he re  be ing  a  Panhand le  Dr iveway  a s  pa r t  o f  t he  

Proper ty  and  on  the  bas i s  o f  t he  smal l  pe rcen tage  o f  t he  Proper ty ' s  pe r ime te r  tha t  ad jo ins  a  s t r ee t .  

I  under s t and  tha t  t he  Ci ty  o f  Vic to r i a ' s  so l i c i to r  and  o the r s  a t  the  Ci ty  have  de te rmined  tha t  t he  

Proper ty  i s  no t  a  panhand le  lo t .  I t  s eems  tha t  th i s  has  been  de te rmined  on  the  bas i s  o f  t echn ica l i t i e s ,  

wh ich  work  in  f avour  o f  t he  p roponen t  o f  t he  Appl i ca t ions  and  to  the  d i sadvan tage  o f  ne ighbour ing  

p roper t i e s .  I  under s t and  tha t  t he  bas i s  fo r  the  de te rmina t ion  by  the  Ci ty  t ha t  t he  Proper ty  i s  no t  a  

panhand le  lo t  i s  because  the  Appl i ca t ions  and  the  Rev i sed  P lans  p ropose  tha t  the  deve lopment  o f  t he  

new dwel l ings  wi l l  p roceed  by  way  of  e s t ab l i sh ing  a  s t r a t a  p lan  fo r  the  Proper ty  (which  wi l l  i nc lude  the  

ex i s t ing  he r i t age  house )  r a the r  than  subd iv id ing  the  ex i s t ing  P roper ty  in to  two  new lo t s  -  one  be ing  

re t a ined  fo r  the  ex i s t ing  he r i t age  house  and  one  fo r  the  new proposed  dwel l ings .  Mos t  ce r t a in ly ,  i f  t he  

Proper ty  were  subd iv ided  to  a l low the  deve lopment  to  p roceed ,  t he  new lo t  c rea ted  would  be  a  

panhand le  lo t .  The  p roponen t  o f  t he  Appl i ca t ions ,  a t  a  ne ighbourhood  mee t ing  he ld  December  3 ,  

2014 ,  ag reed  tha t ,  i f  subd iv ided ,  t he  por t ion  o f  t he  Proper ty  on  which  the  new proposed  deve lopment  

would  occur  would  be  a  panhand le  lo t .  

Fur the r ,  I  wou ld  sugges t  t ha t  t he  in ten t  o f  hav ing  the  new Schedu le  H -  Panhand le  Lo t  Regu la t ions  

on ly  app ly  to  panhand le  lo t s  fo r  lo t s  subd iv ided  a f t e r  Ju ly  10 ,  2009 ,  was  to  ensure  tha t ,  go ing  fo rward ,  

new deve lopment  on  ex i s t ing  p ieces  o f  p roper ty  would  r e spec t  the  p r ivacy  o f  ex i s t ing  ne ighbours  

th rough  the  more  s t r ingen t  he igh t  and  se tback  requ i rement s  o f  a  panhand le  lo t ,  wh i l e  a t  t he  same  

t ime  p ro tec t ing  those  who  have  houses  loca ted  on  panhand le  lo t s  tha t  ex i s t ed  p r io r  t o  Ju ly  10 ,  2009 .  

However ,  I  wou ld  no t  th ink  tha t  one  o f  t he  purposes  o f  se t t ing  a  da te  fo r  a f t e r  which  the  panhand le  

lo t  r egu la t ions  app ly  would  be  to  benef i t  deve loper s  who  wish  to ,  a s  i t  i s ,  bu i ld  and  deve lop  a  p iece  o f  

p roper ty  tha t  a l r eady  requ i res  r ezon ing  to  a  s i t e  spec i f i c  zone  in  o rde r  to  p roceed  in  t he  f i r s t  i n s t ance .  

I t  s eems  coun te r - in tu i t ive  then  tha t  a  deve lopment  tha t  wou ld  be  sub jec t  t o  Schedu le  H -  Panhand le  

Lo t  Regu la t ions  i f  t he  Proper ty  were  subd iv ided ,  i s  no t  sub jec t  t o  those  regu la t ions  on ly  because  the  

p roponen t  o f  the  Appl i ca t ions  has  found  and  i s  exp lo i t ing  a  loopho le  in  t he  panhand le  r egu la t ions  and  

i s  op t ing  to  s t r a t i fy  r a the r  than  subd iv ide ,  bu t  wi th  the  same  prac t i ca l  r e su l t s  a s  the  a reas  su r round ing  

the  ex i s t ing  he r i t age  house  wi l l  be  des igna ted  exc lus ive  use  fo r  t he  he r i t age  house  and  the re  wi l l  be  no  

in teg ra t ion  o f  t he  ex i s t ing  he r i t age  house  in to  the  res t  o f  t he  deve lopment  -  a  subd iv i s ion  o f  p roper ty  

i s  happen ing  he re  in  p rac t i ce ,  i f  no t  by  ac tua l  c rea t ion  o f  new lega l  t i t l e .  I  do  no t  unders t and  why  Ci ty  
o f  Vic to r i a  counc i l  and  s t a f f  i s  p repa red  to  ignore  the  panhand le  cha rac te r i s t i c s  o f  t he  Proper ty  and  the  



r e s t r i c t ions  in  Schedu le  H -  Panhand le  Lo t  Regu la t ions .  Th i s  wi l l  r e su l t  in  t he  Ci ty  accep t ing  a  rezon ing  

p roposa l  t ha t  wou ld  pe rmi t  s ign i f i can t ly  l a rge r  bu i ld ings ,  w i th  inadequa te  se tbacks ,  t han  wha t  any  of  

t he  ne ighbours  su r round ing  the  Proper ty  would  l eg i t ima te ly  expec t  upon  rev iew of  wha t  appea r  t o  be  
re l evan t  zon ing  by laws  and  regu la t ions .  

As  a  compar i son ,  i f  t he  panhand le  lo t  r egu la t ions  were  to  app ly ,  a s  I  be l i eve  they  shou ld ,  ind ica ted  s ide  

ya rd  se tbacks ,  each  o f  which  a re  l e s s  t han  5  mete r s ,  wou ld  have  to  be  inc reased  to  7 .5  me te r s  fo r  any  

wa l l  t ha t  has  a  window to  a  hab i t ab le  room.  And  the  p roposed  s ing le  f ami ly  dwel l ing  and  dup lexes  

shown in  the  rev i sed  p lans  would  need  to  be  reduced  f rom he igh t s  be tween  6 .98  me te r s  and  7 .5  

me te r s  down to  he igh t s  o f  5 .0  me te r s ,  wi th  a  max imum of  one - s to rey .  The  s i t e  a rea  pe r  un i t  wou ld  

a l so  need  to  be  inc reased  to  850m 2 ,  a s  opposed  to  the  cu r ren t  p roposed  825rn 2  which ,  even  as  i t  i s ,  

f a l l s  shor t  o f  t he  835m'  requ i red  by  the  Rl -A zon ing  regu la t ions .  

The  reason  tha t  I r a i se  th i s  i s sue  and  address  i t  i n  such  de ta i l  i s  due  to  the  fac t  t ha t  the  purpose  o f  t he  

panhand le  regu la t ions ,  inc lud ing  l imi t s  on  he igh t  and  inc reased  r equ i rement s  fo r  se tbacks ,  i s  t o  ensure  

the  p r ivacy  o f  ex i s t ing  ne ighbours .  To  a l low the  Appl i ca t ions ,  a s  modi f i ed  by  the  Rev i sed  P lans ,  t o  

p roceed  wi thou t  a t  l eas t  g iv ing  cons ide ra t ion  to  the  sp i r i t  and  purpose  o f  t he  panhand le  lo t  

r egu la t ions ,  i s  t o  g ive  p r io r i ty  t o  the  in te res t s  o f  t he  p roponen t  and  the  owner  o f  t he  Proper ty ,  wh ich  

a re  p r imar i ly  f inanc ia l  i n t e res t s  focused  on  ex t rac t ing  the  g rea tes t  r e tu rn  poss ib le  f rom deve lopment  

on  the  Proper ty ,  above  the  in te res t s  o f  ex i s t ing  ne ighbour ing  p roper t i e s  which  a re  to  p rese rve ,  a t  l eas t  

t o  some  reasonab le  ex ten t ,  ou r  p r ivacy .  

I  wou ld  the re fo re  a sk  tha t  any  pe rmi t t ed  rezon ing  o f  the  Proper ty  r e spec t  t he  Schedu le  H -  Panhand le  

Lo t  Regu la t ions .  The  cur ren t  App l i ca t ions  and  Rev i sed  P lans  do  no t  r e spec t ,  o r  even  recogn ize ,  t hose  

regu la t ions .  

2 .  P r ivacy .  The  Appl i ca t ions  and  the  Rev i sed  P lans  would  have  a  s ign i f i can t ,  and  nega t ive ,  impac t  on  our  

cu r ren t  l eve l  o f  p r ivacy .  

The  se tback  be tween  p roposed  s t r a t a  lo t  6 /bu i ld ing  3  as  shown on  the  Rev i sed  P lans  and  our  p roper ty ,  

wh ich  ne ighbours  t o  the  nor th ,  has  been  reduced  to  4 .8  me te r s  in  t he  Rev i sed  P lans .  The  Schedu le  H -

Panhand le  Lo t  Regu la t ions  r equ i re  a  min imum se tback  o f  7 .5m f rom the  lo t  l ine  t o  wa l l s  wi th  windows  

to  hab i t ab le  rooms ,  which  shou ld  app ly  to  p roposed  s t r a t a  lo t  6  o r  bu i ld ing  3  in  t he  Rev i sed  P lans ,  

g iven  tha t  the  Rev i sed  P lans  show a t  l eas t  two  windows  on  tha t  s ide  o f  p roposed  bu i ld ing  3 .  

Even  i f  t he  panhand le  lo t  r egu la t ions  a re  ignored ,  t he  p roponen t  o f  t he  Appl i ca t ions  i s  t r ea t ing  wha t  i s ,  

upon  rev iew of  t he  Rev i sed  P lans ,  mos t  ce r t a in ly  the  back  o f  bu i ld ing  3  as  though  i t  were  a  s ide .  Under  

the  ex i s t ing  Rl -A requ i rement s ,  t he  rea r  ya rd  se tback  i s  a  min imum of  7 .5  me te r s  f rom main  bu i ld ing  
to  r ea r  lo t  l ine .  A l though  I under s t and  tha t ,  t echn ica l ly ,  t he  nor th  s ide  o f  t he  Proper ty  migh t  be  a  s ide  

lo t  l i ne  when  re fe renced  accord ing  to  the  pos i t ion  o f  t he  ex i s t ing  he r i t age  house ,  in  r ea l i ty  tha t  lo t  l i ne ,  

when  re fe renced  accord ing  to  the  pos i t ion  o f  p roposed  bu i ld ing  3  on  the  Rev i sed  P lans ,  i s  t o  the  rea r  

o f  t ha t  p roposed  bu i ld ing ,  and  i s  t he re fo re  a  r ea r  lo t  l ine .  The  a rea  tha t  i s  be tween  the  back  o f  

p roposed  bu i ld ing  3  and  our  p roper ty  l ine  t o  the  nor th  i s  a  backyard ,  and  the  ad jo in ing  p roper ty  l ine  



wi l l  s epa ra te  tha t  backyard  f rom our  backyard .  Tha t  i s  obv ious  f rom s imply  rev iewing  the  Rev i sed  

P lans .  On  tha t  bas i s ,  t he  p roposed  se tback  o f  4 .8  me te r s  be tween  p roposed  bu i ld ing  3  and  the  lo t  l ine  

o f  t he  Proper ty  to  the  nor th  does  no t  in  any  way  mee t  wha t  would  be  requ i red  under  the  ex i s t ing  R l -A 
zon ing  r equ i rement s .  

In  add i t ion ,  t he  bu i ld ing  tha t  was  shown on  the  in i t i a l  App l i ca t ion  a s  bu i ld ing  3 ,  and  which  p rev ious ly  

con ta ined  two  un i t s ,  wou ld  have  on ly  been  v i s ib le  f rom the  sou thwes t  co rne r  o f  ou r  p roper ty  by  a  f ew 

mete r s  a t  mos t .  The  new proposed  bu i ld ing  3 ,  o r  s t r a t a  lo t  6 ,  shown in  the  Rev i sed  P lans ,  wh ich  i s  now 

a  l a rge  s ing le  f ami ly  dwel l ing ,  wi l l  span  the  vas t  ma jo r i ty  o f  ou r  sou th  lo t  l i ne  and  be  v i s ib le  f rom every  

po in t  in  ou r  r ea r  ya rd  tha t  we  use  -  when  s i t t ing  on  our  deck ,  we  would  look  ou t  on to  a  mass ive  

ga rage  in  con t ras t  t o  the  g reenery  tha t  we  cur ren t ly  look  ou t  on to .  S imi la r ly ,  when  in  ou r  backyard  we  

wi l l  l ook  up  a t  a  mass ive  house  and  ga rage  in  con t ras t  t o  t r ees  and  wi ld l i f e .  The  bu i ld ing  he igh t  o f  

bu i ld ing  3 / s t r a t a  lo t  6  a s  shown on  the  Rev i sed  P lans  i s  s ign i f i can t ly  h igher  than  the  5 .0  me te r s  and  

one  s to rey  pe rmi t t ed  in  Schedu le  H -  Panhand le  Lo t  Regu la t ions .  I  unde r s t and  tha t  the  he igh t  o f  

bu i ld ing  3 ,  t o  the  mid- roof  po in t ,  i s  6 .98  me te r s .  When  cons ide r ing  the  d i s t ance  be tween  the  

measured  mid-po in t  and  the  ac tua l  t op  of  t he  roof ,  bu i ld ing  3 ' s  ac tua l  he igh t  i s  l i ke ly  c lose r  t o  8 .0  

me te r s  in  he igh t .  The  a t t ached  ga rage  wi l l  be  on ly  abou t  ha l f  a  me te r  lower .  P roposed  bu i ld ing  3  i s  

s i tua ted  ve ry  c lose  to  seve ra l  ne ighbour ing  p roper t i e s  and  homes ,  and  th i s  c lose  p rox imi ty  when  

combined  wi th  he igh t  wi l l  r e su l t  in  bu i ld ing  3  tower ing  over  ne ighbour ing  homes ,  impac t ing  the  

p r ivacy  o f  t he  res iden t s  o f  those  ne ighbour ing  p roper t i e s  and  no t i ceab ly  no t  f i t t i ng  in  wi th  the  
ne ighbourhood  su r round ings .  

The  min imal  se tbacks ,  he igh t  and  a rea  encompassed  by  the  p roposed  bu i ld ing  3 ,  i f  bu i l t ,  w i l l  have  a  

s ign i f i can t  and  nega t ive  e f fec t  on  our  p r ivacy .  P r ivacy  i s  one  of  t he  main  d r iv ing  f ac to r s  beh ind  the  

panhand le  lo t  r egu la t ions  and  genera l  r e s t r i c t ions  on  deve lopment  o f  panhand le  lo t s .  

Page  247  o f  t he  Ci ty  o f  Vic to r i a ' s  o f f i c i a l  communi ty  p lan  ( "OCP")  s t a t e s  tha t  t he  en t i r e  Ci ty  i s  

des igna ted  a s  Deve lopment  Pe rmi t  Area  DPA 15B,  In tens ive  Res iden t i a l  -  Panhand le  Lo t ,  and  se t s  ou t  

spec i f i c  cond i t ions  when  deve lop ing  bu i ld ings  on  a  Panhand le  Lo t .  No th ing  in  t he  OCP ind ica tes  tha t  

these  cond i t ions  o r  gu ide l ines  app ly  t o  lo t s  wi th  panhand le  cha rac te r i s t i c s  subd iv ided  a f t e r  a  ce r t a in  

da te ,  so  I a s sume  they  app ly  to  a l l  l o t s  wi th  panhand le  cha rac te r i s t i c s ,  r ega rd less  o f  when  t i t l e  t o  tha t  

lo t  was  reg i s t e red  and  c rea ted .  There  a re  th ree  key  fac to r s  o r  spec ia l  cond i t ions  tha t  a re  se t  ou t  a s  

jus t i fy ing  the  des igna t ion  o f  DPA 15B:  (a )  Vic to r i a ' s  T rad i t iona l  Res iden t i a l  a reas  a re  p r imar i ly  

cha rac te r i zed  by  low dens i ty  s ing le - fami ly  dwe l l ings ,  some  on  re la t ive ly  l a rge  lo t s  wi th  ample  g reen  

space ;  (b )  t hese  ne ighbourhoods  each  have  a  un ique  sense  o f  p lace ,  t r ad i t iona l  lo t  conf igura t ion ,  

cons i s t en t  pa t t e rn  o f  bu i ld ing  p lacement  o r i en ted  towards  the  ad jo in ing  s t r ee t s ,  and  cons i s t en t  

pa t t e rn  o f  bu i ld ing  sepa ra t ion ;  and  (c )  subd iv i s ion  o f  l and  in to  panhand le  lo t  conf igura t ions  wi th in  

these  Trad i t iona l  Res iden t i a l  a reas  c rea te  a  more  in tens ive  use  than  an t i c ipa ted  and  a  non- t r ad i t iona l  

hous ing  pa t t e rn  tha t  may  resu l t  in  nega t ive  impac t s  t o  ne ighbourhood  cha rac te r  and  c rea te  p r ivacy  

i s sues .  Page  247  o f  t he  of f i c i a l  communi ty  p lan  a l so  s t a t e s  tha t  t he  ob jec t ives  tha t  jus t i fy  t he  
des igna t ion  o f  DPA 15B inc lude  to  p rese rve  Trad i t iona l  Res iden t i a l  cha rac te r  by  ensur ing  tha t  

in t eg ra t ion  o f  panhand le  lo t s  and  assoc ia ted  deve lopment  a re  compa t ib le  wi th  immedia te  ne ighbours ,  

su r round ing  ne ighbourhood  and  s t r ee t scapes .  



I t  does  no t  appea r  to  us  tha t  t he  fac to r s  and  concerns  se t  ou t  on  page  247  of  t he  OCP have  been  

respec ted .  The  Appl i ca t ion  and  Rev i sed  P lans  p ropose  h igh-dens i ty  dwe l l ings  tha t  a re  no t  cons i s t en t  

wi th ,  and  a re  in  f ac t  by  l andscap ing  go ing  to  be  comple te ly  sepa ra ted  f rom,  the  ex i s t ing  he r i t age  house  

on  the  Proper ty .  When  v iewed  in  con t ras t  wi th  the  houses  loca ted  on  the  p roper t i e s  tha t  ne ighbor  the  

Proper ty ,  t he  vas t  ma jo r i ty  o f  which  a re  low,  bunga low s ty le  one - s to rey  homes ,  i t  i s  c l ea r  tha t  t he  

p roposed  dwel l ings  shown in  t he  Rev i sed  P lans  and  the  Appl i ca t ions  a re  no t  cons i s t en t  wi th  ex i s t ing  

ne ighbour ing  p roper t i e s .  The  pos i t ion ing  o f  t he  bu i ld ings  in  t he  Rev i sed  P lans  does  no t  r e spec t  t he  

t r ad i t iona l  r e s iden t i a l  a rea  tha t  i s  Rock land ,  bo th  in  t e rms  o f  a  l ack  o f  r e spec t  fo r  p lacement  o f  t he  

p roposed  bu i ld ings  c lose  to  the  backyards  o f  ex i s t ing  p roper t i e s  a s  we l l  a s  in  t e rms  of  t he  inc reased  

dens i ty  tha t  i s  no t  cons i s t en t  wi th  the  re la t ive ly  l a rge  lo t s  and  low dens i ty  tha t  a re  ve ry  cha rac te r i s t i c  

o f  t he  Rock land  ne ighbourhood .  The  Rev i sed  P lans  r emova l  o f  ma tu re  g reenery  in  connec t ion  wi th  

p roposa l  fo r  l a rge  bu i ld ings  does  no t  r e spec t  t he  pr ivacy  o f  ex i s t ing  ne ighbours .  For  t he  p lann ing  and  

land  use  commi t t ee  and  Ci ty  s t a f f  t o  p lace  no  impor tance  on  the  panhand le  cha rac te r i s t i c s  o f  t he  

Proper ty ,  pa r t i cu la r ly  when  cons ide red  in  l igh t  o f  t he  OCP,  based  on  wha t  appea r s  to  be  a  loopho le  

exp lo i t ed  by  the  p roponen t  o f  t he  Proper ty ,  d i sadvan tages  ex i s t ing  ne ighbours  and  advan tages  on ly  

the  p roponen t  and  owner  o f  the  Proper ty .  

3 .  The  Rev i sed  P lans  inc rease  s i t e  coverage ,  does  no t  c rea te  add i t iona l  g reen  space  and  inc ludes  one  

d i sp ropor t iona te ly  l a rge  s ing le  f ami ly  dwel l ing .  

The  p rev ious  p lans  submi t t ed  wi th  the  Appl i ca t ion ,  wh ich  con templa ted  7  dwel l ing  un i t s  in  to t a l ,  

p roposed  a  to ta l  f loo r  a rea  o f  1306 .31m 2 ,  fo r  a  s i t e  coverage  o f  17 .08%.  The  Rev i sed  P lans ,  g iven  the  

s i ze  o f  t he  p roposed  s ing le  f ami ly  dwe l l ing  tha t  i s  marked  " s t r a t a  lo t  6"  on  the  Rev i sed  P lans ,  has  

inc reased  s i t e  coverage  to  18 .3%.  The  p roposed  s t r a t a  lo t  6  i s  a  l a rge ,  s ing le  f ami ly  dwel l ing  wi th  a  

to ta l  f loo r  a rea  o f  315 .31m 2  which  exceeds  bo th  f loor  a reas  pe rmi t t ed  under  Rl -A and  Rl -B  zon ing  

a reas  tha t  ne ighbor  the  Proper ty ,  a s  we l l  a s  the  max imum imposed  on  p roper t i e s  tha t  a re  sub jec t  t o  

Schedu le  H -  Panhand le  Lo t  Regu la t ions .  When  compared  to  bu i ld ings  1  and  2 ,  wh ich  a re  p roposed  to  

compr i se  s t r a t a  lo t s  2  and  3  (bu i ld ing  1 )  and  s t r a t a  lo t s  4  and  5  (bu i ld ing  2 ) ,  s t r a t a  lo t  6  (bu i ld ing  3 )  has  

a  p roposed  main  f loor  a rea  o f  206 .15m 2 ,  compared  to  a  ma in  f loor  a rea  o f  150m J  fo r  each  o f  bu i ld ings  

1  and  2 ,  each  o f  which  a re  p roposed  to  con ta in  two  un i t s .  One  o f  t he  concerns  and  recommenda t ions  

con ta ined  wi th in  the  P lann ing  r epor t  was  the  loss  o f  g reen  space .  Al though  th i s  conce rn  was  

addressed  p r imar i ly  wi th  r e spec t  t o  the  number  o f  pa rk ing  s t a l l s ,  t he re  was  a  genera l  r ecommenda t ion  

to  make  changes  to  r e spec t  g reen  space ,  and  the  Rev i sed  P lans  do  jus t  t he  oppos i t e  by  the  overa l l  

i nc rease  in  s i t e  coverage .  Fur the r ,  I  c anno t  imag ine  tha t  one  o f  t he  purposes  o f  r ecommending  a  

reduc t ion  in  t he  to ta l  number  o f  s t r a t a  lo t s ,  a s  was  r ecommended  in  t he  P lann ing  Repor t ,  was  to  

pe rmi t  in  i t s  p l ace  one  ex t remely  l a rge  s ing le  f ami ly  dwel l ing  wi th  a  l a rge r  square  foo tage  than  the  
dup lex  tha t  i t  i s  p roposed  to  rep lace .  Th i s  l a rge  s ing le  f ami ly  dwel l ing  i s  ou t  o f  p lace  and  no t  cons i s t en t  

wi th  the  re s t  o f  t he  p roposed  deve lopment  a s  se t  ou t  in  t he  Appl i ca t ions ,  no r  i s  i t  cons i s t en t  wi th  

ne ighbour ing  p roper t i e s .  

As  a  f ina l  comment ,  when  look ing  a t  the  Rev i sed  P lans ,  i t  i s  c l ea r  t ha t  the  majo r i ty  o f  g reen  space  i s  

concen t ra t ed  a round  the  ex i s t ing  he r i t age  des igna ted  house  on  the  Proper ty ,  w i th  ve ry  l i t t l e  g reen  



space  p lanned  a round  p roposed  bu i ld ings  1 ,  2  and  3 .  In  my  v iew,  th i s  skews  the  s i t e  coverage  

pe rcen tages . ,  I t  i s  c l ea r  f rom the  Rev i sed  P lans  tha t  t he  ac tua l  s i t e  o f  deve lopment ,  once  l andscap ing  

space  i s  r e se rved  fo r  a round  the  he r i t age  house ,  wi l l  have  a  ve ry  h igh  s i t e  coverage ,  a l though  exac t  

pe rcen tages  canno t  be  de te rmined  because  these  f igures  have  no t  been  p rov ided  anywhere  by  the  

p roponen t s  o f  t he  Appl i ca t ions  o r  the  p repa re r s  o f  t he  Rev i sed  P lans .  F ina l ly ,  a s  no ted  in  t he  P lann ing  

Repor t ,  t he  Appl i ca t ions ,  ( and  the  Rev i sed  P lans ) ,  t he  p roposed  deve lopment  wi l l  r e su l t  in  l e s s  t han  

the  835m- '  o f  s i t e  a rea  pe r  un i t  r equ i red  under  cu r ren t  zon ing ,  o r  the  9 ,000f t 2  per  un i t  t ha t  i s  s e t  ou t  in  

t he  Rock land  Ne ighbourhood  P lan .  Because  zon ing  and  in  pa r t i cu la r  ne ighbourhood  p lans  p rov ide  

impor tan t  in fo rmat ion  to  res iden t s  a s  to  wha t  they  can  expec t  t o  see  deve loped  in  the i r  

ne ighbourhood  in  t he  fu tu re ,  where  poss ib le ,  s i t e  a rea  shou ld  be  re spec ted .  The  Rock land  

Ne ighbourhood  P lan  d i scusses  in  l eng th  the  need  to  p rese rve  s i t e  a rea  in  t he  Rock land  a rea  when  

cons ide r ing  r edeve lopment .  I unde r s t and  tha t  somet imes  s i t e  a rea  shou ld  be  re l axed ,  however ,  in  t he  

case  o f  t he  Appl i ca t ions  and  the  Rev i sed  P lan ,  i t  wou ld  be  en t i r e ly  poss ib le  fo r  t he  p roponen t  to  have  

p repa red  p lans  tha t  mee t  ex i s t ing  s i t e  a rea  requ i rement s ,  however ,  l ike ly  fo r  t he  so le  purpose  o f  

max imiz ing  f inanc ia l  bene f i t  t o  the  owner  and  the  p roponen t  o f  t he  Appl i ca t ions ,  t he  p roponen t  chose  

no t  t o  do  so  and  i s  i n s t ead  p ropos ing  to  bu i ld  a s  much  as  poss ib le  and  expec t ing  tha t  s i t e  a rea  

r equ i rement s  wi l l  be  ignored .  Aga in ,  t he  on ly  s t akeho lde r s  tha t  th i s  benef i t s  a re  the  p roponen t  and  

the  owner  o f  t he  Proper ty ,  a s  th i s  inc reases  the i r  po ten t i a l  f inanc ia l  ga in ,  and  i t  i s  a t  t he  d i rec t  
de t r imen t  to  ex i s t ing  ne ighbour ing  p roper t i e s .  

4 .  There  i s  l imi ted  knowledge  o f  whe the r  b las t ing  wi l l  be  requ i red .  

We  have  concerns  abou t  the  l eve l  o f  b la s t ing  tha t  may  be  requ i red  in  o rde r  to  ca r ry  ou t  the  

deve lopment  a s  p roposed ,  in  pa r t i cu la r  wi th  r e spec t  t o  p roposed  bu i ld ings  1  and  2  a s  shown on  the  

Rev i sed  P lans ,  wh ich  wi l l  have  bo t tom leve l s  t ha t  a re  be low g rade .  The  p roponen t  s t a t ed  a t  a  

communi ty  mee t ing  he ld  December  3 ,  2014  tha t  no  b las t ing  wi l l  be  requ i red ;  however  the  p roponen t  

a l so  acknowledged  a t  t he  same  mee t ing  tha t  no  geo techn ica l  r epor t s  have  been  p repa red .  Based  upon  

the  amount  o f  rock  on  our  p roper ty ,  inc lud ing  ou tc ropp ings  o f  rock  in  ou r  backyard  and  our  

ne ighbours  backyard  to  the  wes t  and  on  which  pa r t  o f  ou r  founda t ion  d i rec t ly  r e s t s ,  a s  we l l  a s  which  

can  be  found  when  d igg ing  no  more  than  2  f ee t  be low the  su r face  in  t he  majo r i ty  o f  ou r  backyard ,  i t  i s  

r easonab le  to  a s sume  tha t  the re  i s  s ign i f i can t  rock  loca ted  on  the  Proper ty .  On  th i s  bas i s ,  i t  i s  qu i t e  

l ike ly  t ha t  some  leve l  o f  b la s t ing  wi l l  be  requ i red  and  we  a re  conce rned  tha t  no  s tud ies  have  been  

conduc ted  to  da te  to  asce r t a in  the  l eve l  o f  b la s t ing .  The  p roponen t  o f  t he  Appl i ca t ions  does  no t  s eem 

concerned  because  " the re  i s  a  t enn i s  cour t  where  2  o f  t he  3  p roposed  bu i ld ings  wi l l  s i t "  (be ing  

bu i ld ings  1  and  2) ,  and  seems  to  be  sa t i s f i ed  tha t  th i s  mere  fac t  a lone  shou ld  mean  the re  wi l l  be  no  

b las t ing  r equ i red ,  desp i t e  the  rocky  l andscape  tha t  i s  cha rac te r i s t i c  o f  Rock land .  

I f ,  and  depend ing  on  how much ,  b las t ing  i s  r equ i red ,  th i s  cou ld  s ign i f i can t ly  impac t  t he  in teg r i ty  o f  ou r  

home .  Our  founda t ion  i s  bu i l t ,  i n  pa r t ,  d i r ec t ly  on  rock ,  and  we  have  p las t e r  wa l l s  wh ich  a re  eas i ly  

c racked .  I f  b l a s t ing  i s  r equ i red  fo r  any  o f  t he  p roposed  bu i ld ings ,  we  unders t and  f rom those  in  the  
cons t ruc t ion  indus t ry  tha t  the re  i s  a  h igh  p robab i l i ty  tha t  ou r  house ,  which  i s  l e s s  t han  50  mete r s  away  
f rom proposed  s i t e  where  b las t ing  would  occur ,  cou ld  be  impac ted .  We  have  concerns  tha t  any  leve l  

o f  b la s t ing  cou ld  nega t ive ly  impac t  the  in teg r i ty  o f  ou r  founda t ion  and  deva lue  our  home .  The  



proponen t  o f  t he  Appl i ca t ions  has  no t  addressed  any  po ten t i a l  impac t s  o f  b la s t ing  based  on  h i s  

unsubs tan t i a t ed  be l i e f  t ha t  no  b las t ing  would  be  needed .  

Whi le  we  a re  no t  opposed  to  deve lopment  in  genera l ,  and  in  pa r t i cu la r  a re  no t  opposed  to  the  even tua l  

deve lopment  o f  t he  Proper ty  in  some  manner ,  in  ou r  v iew any  deve lopment  shou ld  r e spec t  t he  in teg r i ty  and  

cha rac te r  o f  t he  ne ighbourhood  wi th in  which  i t  ex i s t s ,  i nc lud ing  a l l  app l i cab le  r egu la t ions  and  by laws  tha t  may  

app ly  a s  a  r e su l t  o f  spec i f i c  cha rac te r i s t i c s  o f  t he  s i t e .  The  Appl i ca t ions  and  the  Rev i sed  P lans  do  no t  r e spec t  

t he  in teg r i ty  and  cha rac te r  o f  the  Rock land  ne ighbourhood  a s  they  ask  fo r  to t a l  f loo r  a reas  tha t  exceed  the  

max imums  pe rmi t t ed  in  t he  su r round ing  Rl -A and  Rl -B  zones ,  a s  we l l  a s  wha t  i s  pe rmi t t ed  under  the  Schedu le  

H -  Panhand le  Lo t  Regu la t ions .  The  Appl i ca t ions  and  the  Rev i sed  P lans  do  no t  r e spec t  t he  in teg r i ty  and  

cha rac te r  o f  t he  Rock land  ne ighbourhood  a s  they  ask  fo r  bu i ld ing  he igh t s  tha t  g rea t ly  exceed  the  bu i ld ing  

he igh t s  pe rmi t t ed  under  Schedu le  H -  Panhand le  Lo t  Regu la t ions  and  the  bu i ld ing  he igh t s  o f  t he  ne ighbour ing  

p roper t i e s .  The  Appl i ca t ions  and  Rev i sed  P lans  do  no t  r e spec t  t he  in teg r i ty  and  cha rac te r  o f  t he  Rock land  

ne ighbourhood  a s  the  amount  o f  g reen  space  tha t  wi l l  su r round  the  p roposed  3  new bu i ld ings  i s  i nc red ib ly  

l imi ted .  The  Appl i ca t ions  and  Rev i sed  P lans  do  no t  r e spec t  t he  in teg r i ty  and  cha rac te r  o f  t he  Rock land  

ne ighbourhood  a s  the  Rev i sed  P lans  were  p repa red  to  on ly  t echn ica l ly  address  conce rns  and  

recommenda t ions  se t  ou t  in  t he  P lann ing  Repor t ,  r a the r  than  g iv ing  any  concern  to  the  sp i r i t  and  na tu re  in  

wh ich  the  concerns  and  recommenda t ions  se t  ou t  in  t he  P lann ing  Repor t  were  made .  The  Appl i ca t ions  and  the  

Rev i sed  P lans  do  no t  r e spec t  t he  in teg r i ty  and  cha rac te r  o f  t he  Rock land  ne ighbourhood  a s  i t  i s  c l ea r  tha t  they  

have  been  p repa red  f i r s t  and  fo remos t  wi th  p ro f i t ab i l i ty  in  mind ,  r a the r  than  respec t  fo r  p r ivacy  o f  su r round ing  

p roper t i e s .  The  Appl i ca t ions  and  Rev i sed  P lans  do  no t  r e spec t  t he  in teg r i ty  and  cha rac te r  o f  t he  Rock land  

ne ighbourhood  a s  they  show lack  o f  conce rn  fo r  t he  p r ivacy  o f  su r round ing  ex i s t ing  p roper t i e s  and  p ropose  a  

deve lopment  tha t  i s  i ncons i s t en t  wi th  the  cha rac te r  o f  t he  ex i s t ing  he r i t age  house  loca ted  on  the  Proper ty  a s  

we l l  a s  the  cha rac te r  o f  homes  on  su r round ing  p roper t i e s .  

We  unders t and  tha t  the  owner  o f  t he  Proper ty  has  r igh t s  wi th  r e spec t  t o  tha t  P roper ty ,  inc lud ing  the  r igh t  t o  

deve lop  i t .  However ,  t h i s  r igh t  t o  deve lop  shou ld  r e spec t  conce rns  o f  ne ighbours ,  a s  we l l  a s  the  zon ing  tha t  i s  

in  p l ace  wi th in  t he  ne ighbourhood .  I t  i s  compe l l ing  to  me  tha t ,  i f  t he  P roper ty  were  mere ly  subd iv ided  (a s  I 

wou ld  th ink  the  owner  o f  t he  Proper ty  would  have  the  r igh t  t o  do) ,  g iven  the  s i ze  and  shape  o f  t he  Proper ty ,  i t  

wou ld ,  a t  mos t  be  sub-d iv idab le  in to  th ree  new lo t s ,  one  con ta in ing  the  ex i s t ing  he r i t age  house ,  and  the  o the r  

two  be ing  Panhand le  Lo t s ,  sub jec t  t o  the  Schedu le  H -  Panhand le  Lo t  Regu la t ions .  Each  lo t  wou ld  need  to  

have  a  min imum s i t e  a rea  o f  850nr ,  wi th  a  lo t  w id th  o f  24m.  Th i s  wou ld  mean  tha t ,  i f  subd iv ided ,  a  max imum 

of  two  s ing le  s to rey  homes ,  each  wi th  a  max imum he igh t  o f  5 .0m and  a  max imum f loor  a rea  o f  a l l  l eve l s  

combined  o f  280m 2 ,  and  subs tan t i a l ly  wide r  se tbacks  f rom those  p roposed  in  t he  Rev i sed  P lans ,  wou ld  be  

pe rmi t t ed .  I t  s eems  the re fo re  tha t  t o  pe rmi t  a  s i t e  spec i f i c  r ezon ing  to  a l low such  a  g rea te r  l eve l  o f  

deve lopment ,  does  no t  r e spec t  t he  in teg r i ty  and  cha rac te r  o f  the  Rock land  ne ighbourhood ,  and  goes  aga ins t  

t he  purpose  beh ind  the  Schedu le  H -  Panhand le  Lo t  Regu la t ions .  I t  bene f i t s  on ly  the  p roponen t  o f  t he  

Appl i ca t ions  and  the  owner  o f  t he  Proper ty ,  wh i l e  a t  t he  same  t ime  nega t ive ly  a f fec t ing  su r round ing  

p roper t i e s ,  inc lud ing  ours .  

We  would  a sk  tha t  the  p lann ing  and  l and  use  commi t t ee  e i the r  ( a )  r e j ec t  t he  Appl i ca t ions  and  the  Rev i sed  

P lans  due  to  the i r  l ack  o f  confo rmi ty  wi th  ex i s t ing  by laws  tha t  shou ld  app ly  and  the  nega t ive  impac t s  t he  

Appl i ca t ions  and  Rev i sed  P lans  wi l l  have  on  ne ighbour ing  p roper t i e s ,  o r  (b )  r equ i re  tha t  t he  Appl i ca t ions  and  

the  Rev i sed  P lans  be  fu r the r  r ev i sed  so  tha t  they ,  in  sp i r i t  and  in  p rac t i ce ,  r e spec t  t he  concerns  se t  ou t  in  t he  

P lann ing  Repor t  a s  we l l  a s  t he  va r ious  conce rns  ra i sed  by  the  res iden t s  o f  t he  Rock land  ne ighbourhood  who  



l i ve  on  ne ighbour ing  p roper t i e s  and  who  wi l l  be  s ign i f i can t ly  and  nega t ive ly  impac ted  shou ld  th i s  deve lopment  
p roceed  a s  p roposed  in  t he  Rev i sed  P lans .  


