
C I T Y  O F  

VICTORIA 

Planning and Land Use Committee Report 
For the Meeting on September 18, 2014 

To: Planning and Land Use Committee Date: September 4,2014 

From: Helen Cain, Senior Planner 

Subject: Development Permit Application with Variances #000359 for 1479 Fort Street 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application with Variances for the property located at 1479 
Fort Street. The applicant is requesting variances to reduce off-street parking requirements and 
setbacks for a bike shelter. 

The following points were considered in assessing this application: 

• The applicant wishes to undertake interior improvements to increase the number 
of suites in the apartment from eight to nine self-contained dwelling units, which 
would require 12 parking stalls to comply with the zoning regulations in Schedule 
C. 

• Six on-site parking stalls would be retained and a new, covered bike rack 
structure ("bike shelter") would be located within the side yard setback. 

• Staff have no concerns about the proposed reduction in vehicle parking because 
the property is located on a major transit route along Fort Street and the 
proposed bike shelter would provide double the required spaces. 

• The variances related to the accessory structure will have little impact on the 
neighbouring properties and have partially arisen from the applicant working with 
staff to ensure protection of a mature Cedar tree. 

Staff recommend that the Planning and Land Use Committee support the Development Permit 
Application with Variances advancing to a Hearing. 

Recommendations 

1 That Council schedule a Hearing to consider Development Permit Application with 
Variances #000359 for 1479 Fort Street. 

2. Following the Hearing, that Council consider authorizing the issuance of the 
Development Permit with Variances for 1479 Fort Street, in accordance with: 
a. plans for Development Permit Application with Variances #000359, stamped 

August 28, 2014; 
b. development meeting all Zoning Regulation Bylaw requirements, except for the 

following: 
• Part 3.10 - R3-AM-2 Zone, Mid-Rise Multiple Dwelling District 

o minimum off-street parking requirements reduced from 12 to six 
stalls for a multiple dwelling with not more than nine rental units 



o minimum setback from the street for an accessory building 
reduced from 7.50 m to 6.46 m 

o minimum separation distance between an accessory building and 
principal building reduced from 2.40 m to 1.50 m; and, 

c. final plans to be generally in accordance with plans identified above to the 
satisfaction of the Director of Sustainable Planning and Community 
Development. 

Respectfully submitted, 

Helen Cain 
Senior Planner 
Development Services Division 

Deb Day, Director 
Sustainable Planning and Community 

Report accepted and recommended by the City Mar 

Date: i f t -  m 
HC:aw/ljm 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000359\PLUC_FORTSTREET_1479_AUG21_2014.DOC 
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1.0 Purpose 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application with Variances for the property located at 1479 
Fort Street. 

2.0 Background 

2.1 Description of Proposal 

The applicant wishes to undertake interior improvements to increase the number of suites in an 
existing apartment building from eight to nine rental units, which would require 12 parking stalls 
to comply with the Schedule C (Parking Requirements) of the Zoning Regulation Bylaw. Six 
parking stalls on the subject site would be retained and a new covered bike rack ("bike shelter") 
would be iocated within the south side yard setback. Three variances are requested to reduce 
the minimum number of parking stalls and the distance of the bike shelter from the street and 
between the bike shelter and apartment building. 

In an early version of the proposal, the bike shelter was sited in the front yard near a Bylaw-
Protected Cedar tree in the northeast corner of the lot. Following staff direction to ensure tree 
retention, the applicant shifted the bike shelter to the south side yard, near the side entrance of 
the apartment building. 

2.1.1 Sustainability Features 

To offset impacts of the shortfall in parking stalls on surrounding streets, the applicant also 
proposes to install two bicycle racks (12 spaces) whereas the regulations only require one rack. 
The proposal also includes some new trees and plantings in the front and south side yards. 

2.2 Existing Site Development and Development Potential 

The data table (below) compares the proposal with the R3-AM-2 Zone (Mid-Rise Multiple 
Dwelling District). The proposal is less stringent than zone standards for the criteria identified 
with an asterisk (*) and a double asterisk (**) identifies legal non-conforming existing conditions. 

Zoning Criteria Proposal Zone Standard 
R3-AM-2 

Site area (m2) - minimum 741.00** 920.00 

Total floor area (m2) - maximum 578.00 n/a 

Density (Floor Space Ratio) - maximum 0.56:1 0.6:1 

Height (m) - maximum 8.50 12.00 

Storeys - maximum 2 4 

Site coverage of main building (%) - maximum 32.80* 30.00 

Open site space (%) - minimum 30.50 30.00 

Setbacks (m) - minimum 
Front (principal building) 
Rear (principal building) 
East side (principal building) 
West side (principal building) 

3.48** 
20.00 
1.54** 
1.01** 

7.50 
4.26 
4.26 
4.26 
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Zoning Criteria Proposal Zone Standard 
R3-AM-2 

From street (accessory building) 
Separation space between accessory building and 
principal building 

6.47* 
1.51* 

7.50 
2.40 

Vehicle parking - minimum 6* 12 

Bicycle rack - minimum 2 (12 spaces) 1 (6 spaces) 

Bicycle storage - minimum Q** 9 

2.3 Land Use Context 

The immediately adjacent land uses are: 

• North: commercial offices and one self-contained dwelling unit 
• South: three single-family dwellings 
• West: apartment building 
• East: apartment building, 

2.4 Legal Description 

Lot 4, Section 74, Victoria District, Plan 309, except that part outlined in red on Plan 127 BL 

2.5 Consistency with City Policy 

2.5.1 Official Community Plan, 2012 

The Official Community Plan, 2012 (OCP) designation for the subject property is Urban 
Residential, where the OCP envisions housing growth along major public transit routes. It 
should also be noted that the OCP provides direction in Policy 7.11 to support transportation 
development management measures, including reduced parking requirements. 

2.6 Consistency with Design Guidelines 

The proposed bike shelter, which is an accessory structure, and new landscaping are subject to 
OCP Development Permit Area 7B Corridors Heritage. In DPA 7B, the form, character, finishes 
and landscaping details for new development are controlled and regulated in relation to the 
Advisory Design Guidelines for Buildings, Signs and Awnings 1981. Staff have no concerns 
about the appearance or siting of the bike shelter and the new landscaping would improve the 
current site conditions. 

2.7 Community Consultation 

In accordance with Council's Community Association Land Use Committee (CALUC) 
Procedures for processing Development Permit Applications with Variances, staff referred this 
application to the Fernwood CALUC. No comments were received prior to this report. 

This Development Permit Application has variances; therefore, consistent with the City's Land 
Use Procedures Bylaw, it requires notification, sign posting and a Hearing. 
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3.0 Issues 

The key issues related to this application are: 

• vehicle parking shortfall 
• bike shelter siting. 

4.0 Analysis 

4.1 Vehicle Parking Shortfall 

Staff consider the requested variance for reduced parking to be acceptable. Alternate modes of 
transportation would be available given that the subject property is located along the Fort Street 
transit corridor. The applicant would install two bicycle racks to promote bicycle usage as an 
alternate mode of transportation. 

4.2 Bike Shelter Siting 

While the bike shelter would require variances to reduce the setback from the street and the 
separation distance between the accessory building and the apartment, the choice of location 
next to the side entrance would be convenient for residents and visitors. This siting would also 
help to ensure personal safety as the bike racks would be relatively visible from Fort Street. 
Moreover, the construction of the bike shelter in the south side yard would not impact the Bylaw-
Protected Cedar tree. 

5.0 Resource Impacts 

There are no resource impacts associated with this development. 

6.0. Conclusions 

Staff recommend that the Planning and Land Use Committee consider supporting this 
Development Permit Application with Variances advancing to a Hearing. The requested 
shortfall in parking stalls would be offset with the provision of twice the required amount of 
bicycle racks, and the subject property is located near public transit. The bike shelter would 
comply with design guidelines. 

7.0 Recommendation 

7.1 Staff Recommendations 

1. That Council schedule a Hearing to consider Development Permit Application 
with Variances #000359 for 1479 Fort Street. 

2. Following the Hearing, that Council consider authorizing the issuance of the 
Development Permit with Variances for 1479 Fort Street, in accordance with: 
a. plans for Development Permit Application with Variances #000359, 

stamped August 28, 2014; 
b. development meeting all Zoning Regulation Bylaw requirements, except 

for the following: 
• Part 3.10 - R3-AM-2 Zone, Mid-Rise Multiple Dwelling District 

o minimum off-street parking requirements reduced from 12 to 
six stalls for a multiple dwelling with not more than nine 
rental units 
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o minimum setback from the street for an accessory building 
reduced from 7.50 m to 6.46 m 

o minimum separation distance between an accessory building 
and principal building reduced from 2.40 m to 1.50 m; and, 

c. final plans to be generally in accordance with plans identified above to the 
satisfaction of the Director of Sustainable Planning and Community 
Development. 

7.2 Alternate Recommendation (decline) 

That Council decline Development Permit Application with Variances #000359 for the property 
located at 1479 Fort Street. 

8.0 List of Attachments 

• Zoning map 
• Aerial photo 
• Letters from Eric Barker, stamped August 28, 2014 and March 31, 2014 
• Plans for Development Permit Application with Variances #000359, stamped 

August 28, 2014. 
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March 27, 2014 

Mayor and Council 0eveNW*r 

City of Victoria 
1 Centennial Square 
Victoria. B.C. 
V8W 1P6 

Re: 1479 Fort Street 

Dear Mayor and Council, 

We are applying for a development variance permit approval to add 1 suite to the 
existing 8 suites currently in the house. The suite is being added into the basement and 
therefore does not change the building footprint or appearance other than adding 
windows in the basement wall. The variance is required because the current house with 
8 suites and 6 parking stalls doesn't meet schedule 'C' of the Zoning By-law and the 
addition of our suite adds to the variance. 

The argument for this variance is that the house, in its central location, serves young 
singles and couples working in the downtown area. This is an important component to 
supporting the vitality of the working population downtown. Unusual to most houses 
like this, there are 6 parking stalls behind the house accessible by a lane off St. Charles. 
The addition of the suite in this context will not create additional pressure for parking 
on site nor in the neighbourhood. 

Dorrorrlc 

IC. 

Eric Barker, Architect AIBC, LEED AP 

EJB/ab 

E R I C  B A R K E R ,  MAIBC 

A R C H I T E C T  i n c .  
727 pandora avenue victoria, be v8w ln9 p: 250-385-4565 f: 250-385-4566 
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August 28, 2014 

Mayor and Council 
City of Victoria 
1 Centennial Square 
Victoria. B.C. 
V8W 1P6 

(Received 
City of Victoria 

AUG 2 8 2014 
Planning & Development Department 

Development Services Division 

Re: 1479 Fort Street 

Dear Mayor and Council, 

We are applying for a development variance permit approval to add 1 suite to 
the existing 8 suites currently in the house. The suite is being added into the basement 
and therefore does not change the building footprint or appearance other than adding 
windows in the basement wall. The variance is required because the current house with 
8 suites and 6 parking stalls doesn't meet schedule 'C' of the Zoning By-law and the 
addition of our suite adds to the variance. 

The argument for this variance is that the house, in its central location, provides 
rental accommodation for young singles and couples working in the downtown area. 
This is an important component to supporting the viability of the working population 
downtown. Unusual to most houses like this, there are 6 parking stalls behind the house 
accessible by a lane off St. Charles. The addition of the suite in this context will not 
create additional pressure for parking on site nor in the neighbourhood. 

C  B A R K E R ,  MAIBC 

C H I T E C T inc 
E  R  I  

A  R  
727 pandora avenue victoria, be v8wln9 D: 250-385-4565 f: 250-385-4566 
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We also request the granting of five variance to bring the structure into compliance with 
zoning regulations. The site coverage and vehicle parking are pre existing conditions 

The variances requested are as follows: 
Vehicle parking 

11 required 6 provided 
Bicycle storage (Class 1 facility) 

req'd 9 class 1 plus 6 class 2, provided 10 class 2 
Site coverage 

req'd 30%, provided 27.8% 
Setback from the street for the accessory building 

Req'd 7.5m, provided 6.47m 
Separation distance between the accessory building and the principal building 

Req'd 2.4m, provided 1.51m 

Regards, 
Eric BarkerAcchitect Inc. 

Eric Barker, Architect AIBC, LEED AP 

EJB/ab 

E R I C  B A R K E R ,  MAIBC 

A R C H I T E C T  i n c .  
727 pandora avenue victoria, be v8w ln9 P: 250-385-4565 f: 250-385-4566 



FORT STREET FACADE REAR YARD FACADE 

I si»el i 
j Number I Sheet Kama 

'AIOO ICovor Shoot IQ8/25/2014 
A101 Sria Plan >0872822014 
A102 Basement and L1SL2 jlS/06/2013 
A104 Elevations 111/07/13 

|A105 Bmldng Section (11/12/13 

Unit# Type Size Ooupant/s Car 

9 1 Bedroom 503 sf m 0 
Total Areas 503 if Total Care O 

Level 1 
Existing Ugifc 

Unit# Type Size Occup2nt/s Or 

1 
2 
3 

bachelor 
2 bedrooms 
2 bedrooms 
Corridors 

346 sf 
674 sf 
924 sf 
280 sf 

Buisness owner 
Self employed 
Students 

1 
1 
0 

level 2 
Existing Units 

Unit* Type Size Ocapanl/s C 

4 bachelor 318 sf Self employed 0 
5 1 bedroom 4SS sf Student 1 fi 1 bedroom 443 Sf Student 1 
7 1 bedroom 367 sf Student 0 
8 1 bedroom 332 Sf Students 0 

Corridors 341 Sf 

RHATtON OF PROJECT TO OCP: 

The building meets the criteria ot the Urban 
Residential zone in theOCP which foresees brings 
detached or attached up to 3 stories as well as 
multi-unit buildings up to 6 stories. 

- Variable setbacks with primary doorways feting 
the street. 

- Front yard landscaping and street tree planting 

- on street parking and collective driveway to the 
rear yard. 

• ground oriented multi-unit residential. 

- F5RuptoL2 

Project description: 

Currently the house has 8 approved suites 
providing rental accomodations for younger angle 
and two person households, either attending 
educational institutions or working downtown. The 
house is well located, being on a major bus route 
and within a block of a commercial centre. 

It is proposed to add i(one) additional 1 Bedroom 
Suite, In the basement, to an existing 8IM 
apartment biMng. 
Total number of proposed units: 9 

1 Bedroom: 5 Units (5,6,7,8 ft 9) 
2 Bedroom: 2 Units (2 & 3) 
Bachelor: 2 Units (1& 4) 

DATA: 

Zone: R3-AM-2 

Building Footprint approx.: 222 sm 

Min. Allowable Site Area: 920 sm 

Current Site Area: 741 sm 

jrArea:J 

Required Parking: 12 stalls 

Parking on Site: 6 stalls 

Bicyde Parking: 10 

/NBradCiinnin LandS urveying 
' O Va oo—oo—oo——no—oo——oo——oo— 

B. C. Land Surveyor's Certificate of Location for: 

LOT K. SECTION 7t. VICTOftI* DISTRICT. PIAH 309. 
EXCEPT THAT PART OUTLINED IN RED OH PUN 127 Bl 
Parcel Identifier: 000-099-996 
In the City of Victoria 

Prepared For; Jpartients R Ifc 
I hare inspected the residential preoises stem at 1*79 Fori Street 
end hereby cerify that the said structure is situate lilh respect to nearby 
bcinderies as ihcn n this sketch. This dccccsnt is prepared fcr the we of 
the stated per*y and their interests, and Is for inspect icn purpases only. 
This forwent foes not represent eny fera of hsndery er tot redefinition, and 
should not be ised In a urner «hlch «uld asswe so. The properly ts subject to 
charges, iegai rotations, and interests stem on the title as ol the survey date 
There ere ro eicroactonts by the said ttproretaiis stem. 

<100 - <07 Swift Street 
Victoria, BC V0V 1S2 

File; 6367 - t6 

Building Height approx. 10.49m (34'-6") 
Midpoint of roof. 8.52m (28"-0") 

units 
1:9 units 

CURRENT SETBACKS: 
Front setback: 3.48 m 
Side setbacks (East).: 1.54 m 
Skfe setbacks (West).: 1.01m 

ALLOWABLE SETBACKS: 
All sides: 9m 

Received 
City of Victoria 

AUG 2 8 20U 
Planning & Development Department 

REQUIRED VARIANCES: 

Parking Variance 
Required: 12 (1.3 stalls per Dwelling Unit) 
Current: 6 

Site Coverage Variance: 31.8 % 

Open Site Space Variance: 28% 

I No Original lot posts found. 
Lot dleensions and clearances shorn 
are based on Plan VIP6169B and nay 
vary slightly upon coaptation of 
legal re-survey. 

Development Services Division 

Eft C BARKER 
ARCHITECT inc. 

1479 Fort Street 
Victoria, BC 
V8S1Z4 

Lot4, Section 74 
Victoria District, Plan 309 

Protect Owner: 

Apartments R Us 

' • ' TOM ->C'olOatFtoDTO 

FcrtVtVA Orawtn9S\X479 F«t SI BT F*ylranf HAY OB 

Develeopment Permit 

1479 Fort St. 
Victoria, B.C. 

Cover Sheet 

A100 
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New Exterior Bicycle Storage ~ 

(T>Site 
1/8" * V-0 

Aerial Site Capture 
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ERIC BARKER moae 
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Develeopment Permit 

1479 Fort St. 
Victoria, B.C. 

Site Plan 

A101 



Crawl Space 

Crawl Space. 

New Retaining Wall 

New Door Location 

~Ki 

floor Drain Required -

New Window -

550 mm Clearance min -

New Windows -

Window Well -

Bath 

Proposed ! 
unit #9 

• c 
Bedroom 

Storage 

Basement Level 

f 

Storage 

/ 

deceived 
City of Victoria 

AUG L 8 2014 
Planning & Development Department 

Development Servirps Dlumnn 

Bath! "TU-JJ 
Living Room 

V 
—  - -

. . .J  

ERIC BARKER 
ARCHITECT Inc. 

$ jh  

Develeopment Permit 

1479 Fort St. 
Victoria, B.C. 

Basement andU&L2 

. A102 





Plain iii 
Devei 

Unit #7 

I 

Unit #6 Unit #5 

Unit #3 

-

Unit #1 

Unit 39 
Proposed Suite 

45 min. Rated Ceiling 

45 min. Rated Wall 

8VSI2_JSCJ 
tr-o" 

Replace Windows 
with Wire Glass-

Received 
City of Victoria 

AUG 2 ¥2014 
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New Windows 
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-H 
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Covoi \ <T\ 
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NEW BICYCLE STORAGE ELEVATION 

8/21/2CM 12:C7:34 PP 
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