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VICTORIA 

Planning and Land Use Committee Report 
For the Meeting of December 11, 2014 

To: Planning and Land Use Committee Date: November 27, 2014 

From: Charlotte Wain, Senior Planner - Urban Design, Development Services Division 

Subject: Development Permit with Variances Application #000387 for 595 Pandora Avenue 

RECOMMENDATION 

Staff recommend that Planning and Land Use Committee forward this report to Council and that 
Council convene a Hearing for the proposed variances associated with Development Permit 
Application #000387 for 595 Pandora Avenue subject to referral to the Advisory Design Panel, 
with specific attention to the exterior finishes and materials for the proposed additions. 

Following the Hearing, that Council consider the following motion: 

"That Council authorize the issuance of Development Permit Application 
#000387 for 595 Pandora Avenue, in accordance with: 

1. Plans date stamped November 21, 2014. 
2. Development meeting all Zoning Regulation Bylaw requirements, except 

for the following variances: 
a. Section 6.18.4(1) - increase the maximum height from 15.2m to 

18.2m and increase the number of storeys from 4 (maximum) to 5 
storeys; 

b. Part 6.8 Section 1(e) - relaxation to allow residential use on the 
first storey. 

3. Final plans to be generally in accordance with the plans identified above 
to the satisfaction of the Assistant Director, Development Services 
Division, Sustainable Planning and Community Development." 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit Application with Variances for the property located at 595 Pandora 
Avenue. The proposal is to repurpose the existing building to allow commercial uses on the 
ground floor facing Pandora Avenue and residential uses at the rear and above. The variances 
are related to an increase in building height from 15.2m to 18.2m and allowing residential use 
on the first storey. 
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The following points were considered in assessing this Application: 

• the proposal is generally consistent with the Downtown Core Area Plan (DCAP) 
• the proposal is consistent with the Old Town Design Guidelines (2006) 
• the proposed increase in building height is considered to be appropriate since it 

does not exceed the height of the existing rooftop stairwell and is set back from 
the building's edge 

• the variance to allow residential uses on the first storey is considered to be 
acceptable as the residential units are located behind commercial units that front 
Pandora Avenue. 

BACKGROUND 

Description of Proposal 

The Proposal is to repurpose the existing building to allow commercial uses on the ground floor 
with residential units at the rear and on the upper storeys, as well as increasing the number of 
storeys and height. 

Specific details include: • 

• A total of 51 residential units are proposed including a mixture of bachelor units 
as well as one and two bedroom units ranging from 49m2 to 138m2 in size. 

• The building exterior would be altered to allow for six commercial units totalling 
437m2 fronting Pandora Avenue with canopies above the entryways. 

• The existing open stairwell at the front entrance on Pandora Avenue, leading to 
the underground parkade, would be reconfigured and enclosed as part of the 
proposal. 

• General fagade improvements are proposed including new windows, doors, 
reconfigured brickwork, guardrails and screens. 

• Projecting cantilevered balconies are proposed along the south, east and west 
elevations to provide private amenity space for residential units. These balconies 
are within the property boundaries of the subject site. 

• Common amenity space would be provided on the ground floor, including a 
kitchen, lounge area and gym. 

• The fourth floor would be expanded and reconfigured, providing new windows 
and doors complementary to the existing building, with access to roof decks at 
the front and rear of the building, and balconies at the side. 

• A new fifth floor addition is proposed, separated into two distinct masses and 
stepped back from the fourth floor with contrasting metal siding as an exterior 
finish. 

• Twenty-nine residential vehicle parking spaces are proposed at a ratio of 0.5 per 
unit (which is in excess of the requirements under Schedule C of the Zoning 
Regulation Bylaw), located underground and accessed off of a lane on Pandora 
Avenue. 

• Three surface parking stalls are provided for commercial use (which is in excess 
of the requirements under Schedule C of the Zoning Regulation Bylaw) and are 
located at the rear of the building. 

• Fifty-two secure bike parking stalls are proposed, one for each residential unit 
and one for the commercial retail units, exceeding the requirements under 
Schedule C of the Zoning Regulation Bylaw. 

• Seven publicly accessible bike racks are proposed, located at the front of the 
building on Pandora Avenue within the property boundary of the subject site, 
exceeding the requirements under Schedule C of the Zoning Regulation Bylaw. 
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The proposed variances are related to a request to: 

• increase the maximum building height from 15.2m to 18.2m 
• increase the maximum number of storeys from four to five 
• allow residential use on the first storey. 

Sustainability Features 

As indicated in the applicant's letter dated October 17, 2014, sustainability features that are 
associated with this Application include the adaptive reuse of an existing building as well as 
bicycle storage for all residents. 

Existing Site Development and Development Potential 

The site is occupied by a vacant office building. 

Under the current CA-12 Zone, Central Area (Government Street), the property could be 
developed at a density of 2.2:1 floor space ratio (FSR) with commercial and residential uses; 
however, it could also be developed to accommodate office, restaurant, transient 
accommodation, theatre, recreation, hospital or club uses. 

Data Table 

The following data table compares the proposal with the existing CA-12 Zone, Central Area 
(Government Street). An asterisk is used to identify where the proposal is less stringent than 
the existing Zone. 

Zoning Criteria Proposal Zone Standard 
CA-12 

Location of residential units Ground Level* Not on Ground Level 

Site area (m2) - minimum 2140.11 N/A 

Density (Floor Space Ratio) - maximum 2.17:1 2.20:1 

Total floor area (m2) - maximum 4654.75 4708.24 

Height (m) - maximum 18.20* 15.20 

Storeys - maximum 5* 4 

Site coverage (%) - maximum 55.20 70.00 

Setbacks (m) to balconies - minimum 
Front (Pandora Avenue) 
Rear (South) 
Side (East) 
Side (West) 

0.50 
13.10 
1.50 
1.20 

o
 o

 o
 o

 

Parking stalls - minimum 32 0 

Bicycle storage racks Class 1 (minimum) 52 0 

Bicycle parking racks Class 2 (minimum) 7 0 
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Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, on September 19, 2014, and October 24, 
2014, the Application was referred for a 30-day comment period to the Downtown Residents 
Association. At the time of writing this report, a letter from the CALUC 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 Hearing. 

ANALYSIS 

The following sections provide a summary of the Application's consistency with the relevant City 
policies, regulations and applicable guidelines. 

Development Permit Area and Design Guidelines 

The Official Community Plan (OCP) identifies this property within DPA#1 (HC), Historic Core. 
The objectives of this designation are to conserve and enhance the heritage value of Downtown 
and encourage revitalization of the area through infill with high quality architecture, landscape 
and urban design through sensitive and innovative interventions. Design Guidelines that apply 
to DPA 1 (HC) are discussed in the subsequent sections. 

Downtown Core Area Plan (2011) 

The subject property is within the Historic Commercial District as identified in the Downtown 
Core Area Plan (DCAP). The objectives of this district are to ensure sensitive integration of new 
infill development, retention of the low-scale and small-lot character of the area and support an 
increase in the local population base through residential uses on upper storeys. The proposal 
responds to the relevant guidelines as follows: 

• a positive pedestrian environment would be created with the retail units on the 
ground floor 

• the existing stairwell from Pandora Avenue to the underground parkade would be 
enclosed to provide a clearly defined residential entrance with direct access from 
Pandora Avenue, in compliance with Crime Prevention Through Environmental 
Design (CPTED) principles 

• weather protection would be provided through small canopies above the 
commercial entrances 

• provision of parking would be behind the retail units within the underground 
parkade 

• the fourth and fifth floors would be terraced back from Pandora Avenue as 
follows: 
o the fourth floor would be set back 3m from the property line, in 

compliance with the street wall guidelines 
o the fifth floor would be set back 10m from the property line, which is 4m 

above the recommendation in the guidelines. As the applicant proposes 
a height variance, this additional setback is considered acceptable. 

Overall, the Application is considered to be generally in compliance with the applicable Design 
Guidelines within the DCAP. However, as the subject site is in a prominent location within a 
Heritage Conservation Area, special care and attention should be given to the architectural 
quality and finishes of the building. The proposed brick cladding on the fourth floor addition 
would be complementary to the existing building and would help to reduce any perceived impact 
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of the additional height being requested. However, there may be opportunities to enhance the 
design with an improved roofline on the fourth storey, which as presented has no clearly defined 
termination to mark the end of this storey. The fifth storey is subject to proposed variances 
relating to maximum height and number of storeys, and therefore the exterior finish is of 
particular importance. Staff have expressed concern that the proposed painted metal cladding 
for the fifth storey addition does not meet the DCAP objectives for high quality architectural 
materials and recommend to Council that the Application would benefit from review by the 
Advisory Design Panel. 

Old Town, Victoria, BC: New Buildings and Additions to Non-Heritage Buildings (2006) 

The subject property is located within the Old Commercial District, which seeks to preserve 
heritage value by responding to the special characteristics of the District. The Guidelines 
encourage designs that are strongly contextual and visually interesting. They also encourage 
creative developments that will contribute and respond to the Old Commercial District 
characteristics to enrich the sense of place. The proposal complies with the Guidelines as 
follows: 

• provision of shop frontages at street level 
• retention of the pedestrian paths surrounding the building 
• provision of appropriate architectural detail including new painted steel balconies 

that complement the existing red brick masonry and the adjacent Chinatown 
context 

• building height consistent with the predominantly four to five storey context. 

Advisory Design Guidelines for Buildings, Signs and Awnings (1981) 

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. New construction will complement neighbouring heritage buildings in areas 
where they predominate. The subject site is surrounded on all sides with heritage-registered 
and designated buildings. In evaluating the proposal, staff conclude that overall the Application 
is in keeping with the Guidelines and provides an appropriate response to the immediate 
context. 

Guidelines for Fences, Gates and Shutters (2010) 

The objective of these Guidelines is to ensure that where fences, gates and shutters are 
required, they are designed well and complement their surroundings. The Application is 
consistent with these Guidelines and proposes to replace the existing chain-link fence along the 
parkade at the rear of the building, with aluminum horizontal and vertical picket fencing. This 
will improve the interface between the pedestrian pathways surrounding the building and the 
parkade. 

Proposed Variances 

Three variances from the Zoning Regulation Bylaw are proposed as part of this Application. 
Under the existing zoning, residential uses are not permitted on the first storey (street-level). 
The intent of this regulation is to provide active uses at the street level and to create a 
welcoming pedestrian environment through commercial frontages in the Downtown Core. The 
Application proposes six commercial units at the street level along Pandora Avenue with 
residential uses being situated at the rear of the building. Since there would be no loss of 
commercial frontage along Pandora Avenue, staff recommend that Council support the 
proposed variance. 
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A variance in the proposed height is being requested that would increase the maximum height 
allowed under the current zoning from 15.2m to 18.2m and that would increase the maximum 
number of storeys from four to five. A fifth storey is being proposed to allow for the upper floor 
of the loft units. The existing enclosed stairs leading to the roof top mechanical area are 
considered a fifth storey and included in the height calculation under the Zoning Regulation 
Bylaw, but the proposed loft units are subject to a variance in height and number of storeys. 
The Application proposes a maximum height that is consistent with the existing roof top stair 
access, therefore, the issue with the Application specifically relates to whether the proposed 
new loft units on the fourth and fifth floors are appropriate for the context from a form and 
character perspective. 

Any visual or shading impacts resulting from the additional 3m in building height would be 
mitigated by the setback from the primary building elevation: 2.5m at the fourth storey and 9.5m 
at the fifth storey. In addition to the setbacks, the fifth storey floor plate is substantially reduced 
(less than half the floor area of the fourth storey) with massing being broken up into two distinct 
elements. Due to the substantial setback, the fifth storey would only be visible from further 
along the street, at the intersections of Pandora Avenue with Government and Store Streets. 
Staff therefore recommend that Council support the proposed variances related to maximum 
height and number of storeys. 

CONCLUSIONS 

The Application would allow for an adaptive reuse of an existing building and would create 
active uses at the street level, thereby improving the pedestrian environment along Pandora 
Avenue. The proposed variances would have a minimal visual impact on the street and are 
therefore recommended for support by Council. The alterations and additions to the existing 
building are considered to fit into the local area, although the exterior finishes would benefit from 
a review by the Advisory Design Panel, especially given the prominent location of the subject 
site. 

ALTERNATE MOTION 

That Council decline Development Permit Application #000387 for 595 Pandora Avenue. 

Respectfully submitted, 

Charlotte Wain 
Senior Planner - Urban Design 
Development Services 

Alison Meyer, Assistant Director 
Development Services Division 
Sustains' ' 
Commut 

Report accepted and recommended by the City Manager: 

Date: l/WcAr £(io\L\ 

CW:aw 

S:\TEMPEST ATTACHMENTS\PROSPERO\PL\DP\DP000387\PLUC REP0RT_595 PANDORA.DOC 
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List of Attachments 

• Zoning map 
• Aerial map 
• Letter from applicant dated October 17, 2014 
• Architectural plans dated November 21, 2014. 
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P R O P E R T I E S  I N C  

October 17, 2014 

Received . 
City of Victoria CfyJ 

OCT 2 2 2014 

Planning & Development Department 
Development Services Division 

Mayor Dean Fortin and Members of Council 
City of Victoria 
1 Centennial Square 
Victoria, B.C. V8W 1P6 

Dear Mayor Fortin and Council 

Re: 595 Pandora Avenue js,P ~J 

This is a proposal to convert an existing office building to a mixed-use project with retail at the street level 
and residential units on the upper floors. We received the Application Review Summary on September 
24, 2014. On October 10, 2014, we met with the planner Ms. Charlotte Wain to review our responses to 
the review comments. This letter and the attached Design Rational and drawings are updated to reflect 
our response to the review comments. 

The existing office building is located at Pandora Avenue and Government Street is five storeys high 
including the elevator / mechanical penthouse on top and has one level of below grade parking. The 
brick clad building is located in the Old Town District on the south edge of Chinatown. 

Our proposal is to convert the building to include retail on the ground floor and residential units on the 
upper floor, this adaptive reuse of the existing building response to the changing urban fabric of live, work 
and play within the community. 

The retail on the ground floor enhances the pedestrian experience at street level and provides continuous 
retail frontage as it connects with the surrounding retail uses. The residential on the upper floors will add 
to the urban living experience and at the same time create synergy to the surrounding businesses. 

The proposed project is within the permitted density. The existing building is over the permitted height 
therefore height variance is required. This proposal has the same number of storeys as the existing 
building and is the same height as the existing elevator / mechanical penthouse. Parking and bicycle 
storage will be provided for the project. 

I thank you for considering this proposal. As outlined in our proposal the existing building is retained and 
the views from the street are mostly preserved as is. As time and money are always a major factor in 
development projects, I request consideration be given to advance this project to Public Hearing without 
Advisory Design Panel. We will work with staff to address all issues for this proposal. Attached is a 
Design Rational for the proposed project. 

Regards, 

Telephone 250.592.9953 Facsimile 250 592.6164 2770 Thome Place, Victoria, BC V8R 2VV4 



Design Rational 

Site and Existing Building 

The site is located on the south-west corner of Pandora Ave and Government Street within the 
Old Town Zoning District at the south edge of Chinatown. The site slopes from east to west 
along Pandora Avenue with parking access at eh west end of the building. Along the parking 
access route the site slopes to the south to an open lane / parking area and access to the 
underground parking. 

This site is highly visible from both Pandora Avenue and Government Street both of which have 
significant pedestrian and vehicular traffic. Government Street is the north-south conneetor 
between Chinatown and Inner Harbour and is a major pedestrian route for tourists and shoppers. 
Pandora Avenue is the southerly boundary of Chinatown has retail and public uses at street level 
and also is the connector and access to the Johnston Street Bridge and communities to the west. 

Government Street provides connection from the Inner Harbour to Chinatown and is a major 
pedestrian route for tourists and shoppers. Pandora is the southerly boundary of Chinatown has 
retail and other public uses at the ground level of many buildings. The enhancement of these 
uses provides animation and activities on the street. 

The existing office building was constructed in 1987 and is four storeys with an elevator / 
mechanical penthouse on the 5lh floor. The building has brick cladding with punched windows 
and a brick cornice detailing at the 2nd floor and the roof level. The ground floor bears the main 
building entry, an open stair which leads to the parking lot below and bay windows elevated off 
the sidewalk. 

The Proposal 

This proposal is to for adaptive reuse of the building by converting the existing office building to a 
mixed-use building which will enhance the area and provide residential in the downtown core. 
The proposed development will have retail use on the ground floor and residential on the upper 
floors. The existing fourth floor is only half a floor, but as part of this development we will 
increase the area for residential units with some units having loft areas above. The project will be 
within the maximum allowable FSR of 2.2 outlined in the current zone. 

The current building has a street wall of three storeys topped by a detailed brick cornice. Our 
proposal is to maintain the existing three storey street wall with the fourth floor set back from 
Pandora Avenue to provide a subordinate addition to the main street wall. The fourth floor loft 
section of the building will be further setback to preserve daylight to the street level and not 
impact the street character of the existing building. The existing building which is 5 storeys 
including the mechanical / elevator penthouse is over the permitted building height prescribed in 
the zoning bylaw. This proposal will be the same height as the existing mechanical / elevator 
penthouse and therefore no change but will require a height variance. 



architecture inc 

The existing building is in brick and the fourth floor extension will also have brick cladding. The 
loft portion of the building will have metal cladding to compliment the brick cladding. 

Balconies will be added to provide outdoor space and enhance livability for the residential units. 
The balconies will be steel structure cantilevered off the existing building structure. The railings 
will be metal and glass detailed to suit the character of the area. 

The ground floor of the building will be converted to retail use to provide continuity of retail to the 
street frontage and animate the pedestrian experience. Storefront entries will be provided as well 
as light fabric canopies and blade signs for signage for the retail shops. 

The residential entry is on Pandora Avenue and will be covered by a new canopy. Also the 
existing open stair to the lower parking level will be reconfigured and closed in and not visible 
from the street. The retail on the street will tie into other retail uses and enhance the pedestrian 
experience. We have selected a colour palette of red brick, green, red and black in keeping with 
the vibrant colours of Chinatown. 

This proposal will enhance the area by bringing more residential to the downtown core which 
benefits businesses and street life. The new residential provides a response to the changing 
urban fabric of live, work and play within the community. The conversion of the "dead zone" 
office at the street level to retail provide a continuity of street level retail and enhance pedestrian 
experience. The retail will connect Government Street to Wharf Street and provides a connection 
to Market Square. The sidewalk to the west of the building will be repaired and curb cuts will be 
installed for disabled access. 
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