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Advisory Design Panel Report 
For the Meeting of January 27, 2021 
 
 
To: Advisory Design Panel Date: January 5, 2021 

From: Miko Betanzo, Senior Planner - Urban Design 

Subject: Development Permit with Variance(s) Application No. 00156 for 610 - 624 
Herald Street and 611 - 635 Chatham Street  

 
 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Development Permit with Variances 
Application for 610 - 624 Herald Street and 611 - 635 Chatham Street and provide advice to 
Council. 
 
The proposal is for a rental residential development with 274 units and ground floor commercial 
uses.   
 
The proposed form and character as well as scale and height of the Application is generally 
consistent with the applicable design guidelines and Development Permit Area policy. Where 
the proposal deviates from City policies is highlighted within this report.  Aspects of the proposal 
that would benefit from a greater consistency with the relative policy include: 

• Diversifying the distribution of massing to reduce the repetitiveness and homogeneity of 
the proposal and to create visual interest while responding to the site context  

• Increasing the ground floor height to achieve a minimum 4.5m, floor to ceiling, 
commercial ground floor height  

• Increasing the street-wall height on Chatham Street to be consistent with the form and 
character of Old Town 

• Revising the material selection to be of higher quality, more diverse and consistent with 
the form and character of Old town.  

 
Staff are looking for commentary from the Advisory Design Panel with regard to the items listed 
above as well as any other aspects of the proposal on which the ADP chooses to comment. 
 
The Options section of this report provides guidance on possible recommendations that the 
Panel may make, or use as a basis to modify, in providing advice on this application. 
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BACKGROUND 
 
Applicant: Mr. David Fawley and Ms. Guadalupe Font 

Denciti Development Corp. 
 

Architect: Mr. Steven Watt, MAIBC 
Integra Architecture Inc. 

 
Development Permit Area: Development Permit Area 1 (HC), Core Historic 
Heritage Status: N/A 
 
Description of Proposal 
 
The proposal is for a five-storey rental residential development with 274 units and ground floor 
commercial uses.  It requires a Development Permit Application with a variance for height.  
 
The proposal includes the following major design components: 

• a five-storey mixed-use building, spread over approximately half a city block  
• an internal communal courtyard for residents of the building 
• one and a half levels of underground parking, accessed off of Chatham Street 
• communal amenity spaces within the building. 

 
The following data table compares the proposal with the existing OTD 1 Zone, Old Town District 
1. An asterisk is used to identify where the proposal is less stringent than the existing Zone.  
Additionally, the key City policy that pertains to the area has been included in this table. 
 

Zoning Criteria Proposal Zone Standard OCP Policy 

Density (Floor Space Ratio) – 
maximum 2.97 3.0 3.0 

Height (m) – maximum 18.0* 15  

Storeys – maximum 5 n/a 5 

Setbacks (m) – minimum    

Front (S) Herald 0 0  

Rear (N) Chatham 0 0  

Side (E) 0 0  

Side (W) 0 0  

Vehicle parking – minimum 209 179  

Bicycle parking stalls – minimum 
Short Term 
Long Term 

 
30* 
322 

 
36 
319 
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Sustainability Features 
 
The residential and commercial portions of the proposed building are intended to meet the 
applicable Step Code energy efficiency requirements.  In addition to meeting this City Policy, the 
applicant is proposing an as yet to be determined number of electric vehicle charging parking 
stalls.  Bicycle wash areas and maintenance facilities are also proposed, which supports and 
encourages the use of energy efficient travel modes. 
 
Consistency with Policies and Design Guidelines 
 
The following section identifies and provides a brief analysis of the application against the 
relative policy.  Aspects of the proposal where the Panel is requested to provide commentary 
are focused on.  The Panel’s commentary on any other aspects of the proposal is also 
welcome. 
 
Official Community Plan 
 
The subject property is located within the Core Historic Urban Place Designation in the Official 
Community Plan (OCP, 2012).  This designation envisions buildings up to five storeys high with 
a maximum density of 3:1 Floor Space Ratio (FSR).  The proposal is for a five-storey building at 
a density of 2.97:1 FSR and is consistent with the envisioned uses in the OCP. 
 
Within the OCP, the subject properties are also identified to be within Development Permit Area 
1, Core Historic.  The objectives of this designation are to: 

• conserve and enhance the heritage value and character of this area 
• revitalize and enhance the area though infill development with high quality architecture 

and sensitive, innovative interventions.  
 
Two key policy documents are applicable to this application and they, together, provide form 
and character guidance to help applicants achieve the objectives outlined in the DP Area.   
 
Downtown Core Area Plan (DCAP, 2011) 
 
The main policies within the DCAP relative to this application, generally focus on building height 
and set-backs.  Other policies in DCAP related to form and character overlap with policies in the 
Old Town Design Guidelines (OTDG), and in these instances, the OTDG provide more detailed 
policies which are evaluated in the latter section of this report.  The proposal generally meets 
the building set-back criteria in DCAP, however, the building height is calculated to require a 
three meter variance to the maximum height envisioned, from 15m to 18m. 
 
For this proposal, the overall horizontal scale and shared underground parking affect the height 
variance assessment.  Because the building is on a shared parking structure, the height 
variance is calculated as a variance against the average grade calculated across the entire site.  
This method of calculating the height results in an exaggerated variance compared to how the 
proposal will actually be perceived.  The perceived height variance ranges from 2.34 metres at 
the corner of Herald and Government Street to 0.81 metres at the east end of the site, on 
Chatham street. 
 
While staff have not identified the height variance as a problematic aspect of the proposal, the 
ADP is asked to comment on the relative perceived impacts of this variance in terms of 
consistency with the form and character of Old Town and any anticipated impacts.   
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Old Town Design Guidelines (2006) (OTDG) 
 
The Old Town Design Guidelines are the main guidelines against which the form and character 
of this application is reviewed.  Again, the key points staff are looking for ADP comment on are: 

• the distribution of massing relative to the apparent repetitiveness and homogeneity of 
the proposal  

• the ground floor height with regard to achieving standard commercial ground floor 
heights of 4.5m  

• the street-wall height on Chatham Street in terms of consistency with the form and 
character of Old Town 

• the material selection and its consistency and fit with the form and character of the area.  
 
Massing 
 
A number of policies within the OTDG address massing as it relates to the form and character of 
Old Town.  Typically, these policies look to encourage a diverse massing distribution, 
reminiscent of the smaller scale and character of development in old town, to create visual 
interest and to emphasize a human scale. Policies include: 

• requiring larger buildings to provide a variety of roof, cornice and parapet heights and a 
variety of scale 

• varying and modulating the massing (both horizontal and vertical) of a new building to 
respond to its context and adjacent building heights 

• incorporating vertical breaks in the façade for buildings over 30m in length to 
accommodate a courtyard, patio or recessed entry way 

• providing varied roof lines to create visual interest. 
 

The ADP is asked to comment on the proposed roof lines, building recesses and distribution of 
massing relative to these policies.  
  
Commercial Ground floor Heights 
 
In Old Town, traditionally proportioned ground floor heights, capable of supporting a variety of 
commercial uses are promoted by requiring applicants to achieve a minimum of four and a half 
metre, floor to ceiling height.  This metric is consistent with the majority of commercial buildings 
in Old Town and generally helps to achieve a complementary ground floor commercial form and 
character.  
 
Additional policies require that proposals be responsive to the topography of the site.  Here, the 
shared underground parking structure determines the ground floor height across the entire 
length of Herald Street.  This results in a ground floor level that does not respond to the site 
topography, resulting in diminished ground floor heights, particularly at the eastern property 
boundary.  The site slopes downward by approximately a metre from east to west, making the 
low floor to ceiling heights particularly evident at this location.   
 
The ADP is asked to comment on this aspect of the proposal relative to these objectives.  
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Street Wall Height Chatham Street 
 
On Chatham Street, the proposal includes a single storey street wall, with the upper storeys set 
well back from the property line to avoid overhead high-voltage power lines.  Policies in Old 
Town promote at least a two storey street wall and street walls that are consistent in height to 
adjacent properties.  The intent of these policies is to emulate and complement the existing form 
and character as well as to provide traditional urban design street characteristics of enclosure. 
The long linear single storey street wall proposed also emphasizes the horizontality of the 
proposal, whereas policies generally tend to promote a vertical building composition, again to 
emulate traditional built form characteristics.  
 
Given this policy intent, the ADP is asked to comment on this aspect of the application.  
 
Materials 
 
Old Town Design Guidelines call for high quality materials and diverse building expressions to 
respect and to be consistent with the existing form and character of the area.  The application 
includes a variety of material choices as well as a material palette that may not meet the 
diversity nor quality intent set out in the guidelines.  This includes: 

• a faux block/ stone pattern on the Chatham Street entry 
• cementitious clapboard cladding in a variety of locations 
• cementitious panel at a variety of locations 
• repetitious brick palette along Herald Street 
• fabric awnings 
• corrugated metal cladding on Chatham Street. 

 
Given the criteria set out for high quality materials and building diversity, the ADP is asked to 
comment on this aspect of the design.  
 
 
OPTIONS 
 
The following are three potential options that the Panel may consider using or modifying in 
formulating a recommendation to Council: 
 
Option One 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 00156 for 610 - 624 Herald Street and 611 - 635 Chatham Street be approved as 
presented. 
 
Option Two 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 00156  for 610 - 624 Herald Street and 611 - 635 Chatham be approved with the following 
changes: 

• as listed by the ADP. 
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Option Three 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 00156  for 610 - 624 Herald Street and 611 - 635 Chatham does not sufficiently meet the 
applicable design guidelines and polices and should be declined (and that the key areas that 
should be revised include:) 

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

 
ATTACHMENTS 
 

• Subject Map 
• Aerial Map 
• Plans date stamped September 25, 2020 
• Applicant’s letter to Mayor and Council dated September 25, 2020 
• Applicant’s letter regarding height variance dated September 25, 2020 
•  

 
cc:   Mr. David Fawley and Ms. Guadalupe Font Denciti Development Corp. 
  Steve Watt, Integra Architecture  
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September 25, 2020 

City of Victoria 
1 Centennial Square 
Victoria, BC   V8W 1P6 

Attention: Mayor Lisa Helps and Council 
 
RE: Development Permit Application & Development Rationale 

Mixed Use Commercial | Rental Residential Building 
610, 618-624 Herald Street & 611-635 Chatham Street 
Old Town, Victoria, BC 

Dear Mayor Helps and Members of Council: 

Further to our prior discussions and consultation with Development Services, we herewith 
submit this development permit application, development rationale letter, and related 
attachments in support of a Development Permit (“DP”) for the above referenced 
properties. 

The purpose of the DP application is to allow the development of a mixed-use building 
consisting of underground parking, commercial space at grade, and four storeys of 
purpose-built, secured market rental residential apartments consistent with the vision for 
the Old Town District and the OTD-1 zoning. 

Introduction 

The subject property is in Old Town at the northern boundary of the downtown core / 
Chinatown / Rock Bay neighbourhoods. It is in immediate vicinity of the future Innovation 
District as proposed in the City of Victoria’s draft economic action plan Victoria 3.0. The 
property faces Chatham to the north, Herald to the south, and Government Street to the 
west. The property is approximately 1.5-acres in area and is comprised of nine legal lots 
that are zoned Old Town District-1 suitable for mixed-use residential/commercial use.  

The property is currently occupied by a parking lot that straddles the property from 
Chatham to Herald; a small commercial building on Herald; an automotive service centre 
(Fountain Tire) at the corner of Government & Herald; and a vacant commercial building 
on Chatham. 

Based on pre-application discussions and meetings with Development Services, we 
understand the proposed form of development is supportable. The attached submission 
reflects our discussions with Staff to date.  
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Development Rationale 

The proposed development will provide a 194,150 square foot (18,037 m2) mixed-use 
development consisting of 1-½ levels of underground parking, ground floor commercial 
space, approximately 274 purpose-built, secured market rental apartments in two 5-story 
buildings, and a landscaped central courtyard designed for the enjoyment of the future 
residents. The development will provide much needed rental apartments for the 
community, secured by a legal agreement with the City, and is a direct response to rental 
vacancy in Victoria of 1.6%. The resulting development program and building form was a 
collaborative effort between our design team and Staff. 

The property is zoned Old Town District-1 that permits residential and commercial uses on 
the ground floor. The maximum permitted FSR is 3.0 and the maximum permitted height 
is 15m. A height variance will be required for the 5-storey buildings, which is supportable 
per recent and past approvals, and the objectives contained in the Official Community Plan 
and the Old Town Design Guidelines. A separate request is attached to this rationale for 
Council consideration. 

The commercial component will provide approximately 19,610 square feet (1,822 m2) of 
ground floor space that will animate the street edge on all three street frontages. The 
commercial space will feature a range of retail unit sizes and a ‘feature’ unit at the corner 
of Government & Herald Streets. 

The residential component will provide approximately 140,300 square feet (13,034 m2) of 
upper floor apartments consisting of a mix of studios (52%), 1 bedroom (32%) and 2 
bedroom (16%) homes. All apartments will have a patio, balcony or “Juliette” balcony, and 
all residents will have access to an interior landscaped courtyard located between the two 
principal buildings. All apartment units and floors will be accessible via an elevator from 
central lobbies located at the Chatham and Herald entrances, and the underground parking 
lot. The building features amenity rooms (available to all residents), mail rooms (with 
secure parcel drop-off), an office for a resident building manager, service/locker rooms, 
and amenitized bicycle parking. 

The development will appeal to tech workers, young professionals, empty nesters, and 
government workers seeking an urban living experience with convenient access to the 
downtown core, restaurants, bars, shops, and services that are all within walking distance. 

The proposed development is consistent with the Old Town Design Guidelines and the 
objectives of the core historic Development Permit Areas. The efficient unit design 
translates into a strong urban age, while the façade is articulated using proportions, 
patterns and elements that complement the neighbourhood. The animated ground floor 
commercial spaces will also contribute to the integration with the neighbourhood.  

The parking calculation is based on the ratios for secured market rental per Schedule C of 
the Parking Bylaw. 

The development is based on our urban development experience and we believe it achieves 
a balance of residential unit types for a variety of tenants, site coverage, massing, parking, 
and overall design. 
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Site and Building Design 

There is an elevation grade drop of approximately 3 metres from Herald to Chatham Street 
to the north. Taking advantage of this grade difference, a common vehicle/loading/service 
access is located from Chatham Street allowing for an efficient underground parking 
structure. 

The proposed development has a gross floor area of 194,150 square feet (18,037 m2) at 
2.97 FSR, consistent with the permitted FSR per the zoning bylaw. The apartments are 
distributed in two buildings with street access from Herald Street and Chatham Street 
respectively. The buildings will be constructed in compliance with the BC Step Code, with 
Step 2 for the commercial space and Step 3 for the apartment units. 

Please refer to the Design Rationale as prepared by Integra Architecture and LADR 
Landscape Architects for more information. 

Unit Size and Mix 

The proposed development contains a mix of studios, 1, and 2 bedroom units ranging in 
size from 334 square feet (31 m2) to 842 square feet (78 m2). The unit breakdown is as 
follows: 

 Studio  143 Units – 52% 
 1-Bedroom    87 Units – 32% 
 2-Bedroom   44 Units – 16% 

Neighbourhood Amenities 

The location of the property in Old Town and adjacent to Chinatown will provide a generous 
range of neighbourhood amenities for the future residents of the development. 

 Walkable neighbourhood with existing shops and services 
 Many employment opportunities available throughout the downtown core 
 Access to transit 
 Proximity to: 

o sports fields (Royal Athletic Park) 
o library (Greater Victoria Public Library) 
o restaurants (many options in the downtown core) 
o shopping (many options in the downtown core) 
o grocery (Victoria Public Market, Fisgard Market, Chinatown) 
o culture & heritage (Chinatown, Old Town) 
o the future Innovation District 

 
Building Amenities 

A host of on-site amenities are under consideration for the development including: 

 communal courtyard space with social spaces, gardens 
 bike parking with amenities (i.e. workshop, bike wash) 
 pet friendly living 
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 secure parcel delivery service 
 in suite laundry 
 storage lockers or in-suite storage (including seasonal storage options) 
 media/game room 
 social gathering/co-working space that connects with the street and main lobby 
 secure keyless fob access to building and suites 
 EV charging stations 
 energy efficient appliances 

 

In closing, the proposed development is consistent with and complements the 
neighbourhood. Inspired by Old Town, the building design will respect the scale and 
modularity in a contemporary building to create a unique offering while increasing the 
supply and diversity of market rental housing, contributing to the infill and intensification 
of the downtown core, and integrating with the neighbourhood. 

Respectfully submitted, 
Denciti Development Corp. acting on behalf of  
Nicola Herald Limited Partnership 
 

     

David A. Fawley     Guadalupe Font 
Principal      Development Manager 

Copies: Miko Betanzo, Senior Planner, Urban Design 
  J. Anderson, A. Linaksita; Nicola Herald LP 
  S. Watt; Integra 
  B. Windjack; LADR 
  J. Lee; Denciti 

/attachments 
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September 25, 2020 

City of Victoria 
1 Centennial Square 
Victoria, BC   V8W 1P6 

Attention: Mayor Lisa Helps and Council 
 
RE: Building Height Variance 

Mixed Use Commercial | Rental Residential Building 
610, 618-624 Herald Street & 611-635 Chatham Street 
Old Town, Victoria, BC 

Dear Mayor Helps and Members of Council: 

The purpose of this letter is to request a building height variance be considered 
concurrently with the Development Permit application for the above referenced project. 

Introduction 

The subject property is in Old Town at the northern boundary of the downtown core / 
Chinatown / Rock Bay neighbourhoods. The property is approximately 1.5-acres in area 
and is comprised of nine legal lots that are zoned Old Town District-1. 

The development proposal seeks permission to construct a 274-unit, 5 storey, purpose-
built secured market rental residential apartment building with ground floor commercial. 
To achieve the necessary form of development, which has resulted from our discussions 
with Staff, a minor height variance is requested as detailed below. 

Variance Described 

In designing the building, two factors have resulted in a taller building form than the 15 
metre height indicated in the Old Town design guidelines. 

1. Site topography 

The property slopes along the Herald and Government frontages and drops 
approximately 3 metres across the property from Herald to Chatham. The 
underground parking entrance, commercial spaces on the ground floor and 
residential lobbies on both Herald and Chatham have been located in response to 
this change of grade to mitigate overall building height. 

The building design maintains a five storey height; however, the neighbourhood 
topography results in an exaggerated height when using average building grades, 
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particularly at the Government Street frontage, resulting in a height greater than 
the guideline of 15 metres. 

2. Compliance with Step Code and BC Building Code 

To comply with the requirements of Step Code 3 for multi-family residential 
occupancies, Energy Recovery Ventilators (“ERV”) are required for each apartment 
unit. 

To accommodate the physical dimension of the ERVs (including supports, ducting, 
framing and fire rated enclosures) they have been located in the entry, bathroom, 
or storage areas of the apartments. To maintain the required ceiling height of 7’-0” 
(2.1 metres – minimum permitted ceiling height per 9.5.3 of the BC Building Code 
2018), a horizontal ERV unit was selected by the mechanical engineer to satisfy the 
design requirements, provide efficient design, and helps to mitigate the impact on 
the floor-to-floor height. 

When the structure of the building is considered (note, a TJI floor structure system 
has been selected to minimize the building height), the resulting typical  floor-to-
floor height is 9’-10” (3 metres). With this floor-to-floor height, the resulting low-
ceiling in the units will meet code minimums and will also allow the remaining areas 
to promote ample livability for the future residents. 

Height Variance Requested 

The form of development respects the five-storey height that has been established in Old 
Town. When the building height is calculated factoring in the items discussed above, the 
resulting average building height is 17.34 metres for Herald Street and 15.81 metres for 
Chatham Street. The most significant height variance occurs at the Herald/Government 
corner where the street is wider and the perceived height is mitigated within the 
neighbourhood. As such, the requested height variance is 2.34 metres for Herald and 0.81 
metres for Chatham. 

In considering this variance request, we respectfully ask that the following points be taken 
into consideration: 

1. The requested variance is modest in nature and generally consistent (or less than) 
similar variances granted by Council in the surrounding neighbourhood. 

2. The height of the building is generally consistent with both existing and recently 
constructed buildings in the neighbourhood as summarized below: 

a. 601 Herald/1725 Government Street. Five (5) storeys; approximately 17.61 
metres (+2.61 metres); 

b. 613 Herald Street (Cityzen). Six (6) storeys; approximately 19.22 metres 
(+4.22 metres); 

c. 655 Herald Street (Chung Wah Mansion). Five (5) storeys; approximately 
16.45 metres (+1.45 metres); 
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d. 515 Chatham Street (Ironworks). Five (5) storeys; approximately 16.39 
metres (+1.39 metres); 

e. 551/555 Chatham Street. Four (4) storeys; approximately 17.57 metres 
(+2.57 metres); 

f. 1802 Douglas at Herald. Seven (7) storeys; approximately 25.53 metres 
(+10.53 metres); 

g. 638 Fisgard (Ambrosia Banquet Hall). Seven (7) storeys; approximately 
20.65 metres (+5.65 metres); and 

h. 1689 Government Street (CRD Square). Six (6) storeys; approximately 25.22 
metres (+10.22 metres). 

Average variance (1 block radius):  4.83 metres 

Average variance (Herald/Chatham only): 3.80 metres 

3. The design guidelines were established prior to the requirement of Step Code 3 for 
multi-family residential buildings. 

4. The building, parking and site design substantially comply with the OTD-1 Zoning 
and Old Town Design Guidelines. 

5. 274 secured market rental apartments are being delivered to the community. 

6. No other variances are being sought with this application at this time. 

 

We trust that you will find this submission satisfactory. Please contact us should you require 
additional information or would like to discuss this submission further. 

Respectfully submitted, 
Denciti Development Corp. acting on behalf of  
Nicola Herald Limited Partnership 
 

                                          

David A. Fawley     Guadalupe Font 
Principal      Development Manager 

Copies: Miko Betanzo, Senior Planner, Urban Design 
  J. Anderson, Andre Linaksita; Nicola Herald LP 
  S. Watt; Integra 
  B. Windjack; LADR 
  J. Lee; Denciti 

/attachments 


