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For the Meeting of July 14, 2021
To:

Advisory Design Panel

Date:

From:

Mike Angrove, Senior Planner

Subject:

Development Permit with Variances Application No. 00143 for 2580-2582
Vancouver Street

June 9, 2021

EXECUTIVE SUMMARY
The Advisory Design Panel (ADP) is requested to review a Development Permit with Variances
Application for 2580-2582 Vancouver Street and provide advice to Council.
The proposal is for a new development consisting of six townhouses and two single family
dwellings and requires a Rezoning and Development Permit with Variances Application.
Variances are related to reducing the front, rear, and side yard setbacks, reducing the
separation between buildings, and permitting a roof deck.
The Official Community Plan (OCP) Urban Place Designation for the subject property is
Traditional Residential. In the Hillside-Quadra Neighbourhood Plan, the subject property is
designated “Maintain Current Zoning – consider small lots and duplexes”. The land use policies
and objectives generally support ground-oriented uses such as townhouses at this location.
Staff are looking for commentary from the Advisory Design Panel with regard to:
•
•
•

the frontages on Vancouver Street and Fifth Street
transition to the lower density buildings to the south
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.
BACKGROUND
Applicant:

Mr. Alan Lowe
Alan Lowe Architect Inc.

Architect:

Mr. Alan Lowe, Architect AIBC
Alan Lowe Architect Inc.

Development Permit Area:

Development Permit Area 16: General Form and Character

Heritage Status:

N/A
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Description of Proposal
The proposal is for a new development consisting of six townhouses and two single family
dwellings. The proposal includes the following major design components:
•
•
•
•
•
•

buildings with a contemporary form and character using a mix of flat and sloped rooflines
eight underbuilding parking stalls and one surface visitor stall with driveway access via
Vancouver Street
separate at-grade access for each unit
private outdoor space for each unit in the form of front yards and rooftop decks on the
second storeys
exterior materials include: hardie plank and hardie panel of varying colours, and
aluminum guardrails
landscaping elements include: stone retaining walls, cedar fencing, perimeter
landscaping, and new boulevard improvements.

The following data table compares the proposal with the standard RT Zone, Traditional
Residential Attached Dwelling District. An asterisk is used to identify where the proposal is less
stringent than the existing Zone.
Zoning Criteria

Proposal

RT Zone

1084.20

920

0.97

1.0

1048.45

1084.20

9.45 (Building 1)
10.41 (Building 2)
9.45 (Building 3)

10.5

3

3

Site coverage (%) – maximum

40.27

50

Open site space (%) – minimum

33.5

30

Roof Deck

Yes*

Not Permitted

Site area (m2) – minimum
Density (Floor Space Ratio) – maximum
Total floor area (m2) – maximum
Height (m) – maximum
Storeys – maximum

Setbacks (m) – minimum
Front (Vancouver Street)
Rear (Fifth Street)

2.76 (Building 2)*
3.82 (Building 3)*
3.81 (Building 1)*
2.75 (Building 2)*

6.0
4.0

Side (south)

1.52*

4.0

Side on flanking street (Kings Road)

3.81*

6.0

3.0 (Building 1 &
3)*

5.0

Separation between buildings (m) –
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Zoning Criteria
minimum

Proposal

RT Zone

2.7 (cantilever to
building)*

Vehicle parking – minimum

8

8

Visitor vehicle parking – minimum

1

1

Long Term

N/A

Not required with
private garages

Short Term

6

6

Bicycle parking stalls – minimum

Consistency with Policies and Design Guidelines
Official Community Plan
The Official Community Plan (OCP) Urban Place Designation for the subject property is
Traditional Residential, which supports ground-oriented residential uses such as townhouses
and single-family dwellings. The OCP also identifies this property in Development Permit Area
16: General Form and Character. The DPA seeks to:
• support multi-unit residential developments that provide a sensitive transition to adjacent
and nearby areas with built form that is often three storeys or lower
• integrate multi-unit residential buildings in a manner that is complementary to
established place character in a neighbourhood or other area
• enhance the place character of established areas and their streetscapes through high
quality of architecture, landscape and urban design that responds to each distinctive
setting through sensitive and innovative interventions
• achieve more livable environments through considerations for human-scaled design,
quality of open spaces, privacy impacts, safety and accessibility.
Hillside-Quadra Neighbourhood Plan
The Hillside-Quadra Neighbourhood Plan designates the subject property as “Maintain Current
Zoning – consider small lots and duplexes”. The Plan notes as a general statement that familyoriented townhouses are preferable to apartments or condominiums. In addition, new housing
should fit comfortably into the existing neighbourhood through size and exterior design.
Design Guidelines for Development Permit Area 16: General Form and Character
•
•
•

Advisory Design Guidelines for Buildings, Signs and Awnings (1981)
Guidelines for Fences, Gates and Shutters (2010)
Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development
(2012).
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ISSUES AND ANALYSIS
The following section(s) identify and provide a brief analysis of the areas where the Panel is
requested to provide commentary. The Panel’s commentary on any other aspects of the
proposal is also welcome.
The Frontages on Vancouver Street and Fifth Street
The subject site has three street frontages: Kings Road, Vancouver Street and Fifth Street. The
six townhouses front onto Kings Road, one single family dwelling fronts onto Vancouver Street
and one single family dwelling fronts Fifth Street. The Design Guidelines note that new
development that is located on a corner site should be designed to contribute to both
streetscapes. Staff believe that the Vancouver Street and Fifth Street streetscapes could be
modified to improve the street relationship. Staff are asking for commentary from ADP
specifically on how the side façades of the townhouses land on Vancouver Street and Fifth
Street.
Transition to the South
The Design Guidelines seek to ensure that new development responds to the established form
and architectural characteristics of surrounding buildings to achieve new buildings which are
compatible with their context and minimize impacts on neighbours. To achieve a good fit, new
buildings are encouraged to provide a transition in form and massing to existing residential
buildings that are lower and smaller in scale. New buildings should also be designed to
minimize overlook into adjacent private yards.
The proposed buildings are three storeys, but the two single family dwellings at the south of the
subject property are lower in height and provide a roof line that slopes downwards towards the
neighbouring single-family dwelling. In addition, the second storey balconies face toward the
street rather than towards the residential property to the south. However, the proposed singlefamily dwellings feature windows on the south façade that would overlook onto the neighbouring
property. The windows create visual interest on what would otherwise be a large blank façade,
but also create privacy concerns.
Given the subject site is adjacent to the south and east of an area predominantly made of oneand one-half storey buildings with traditional residential character, the ADP is asked to comment
on the success of the proposed design in terms of the architectural approach, neighborliness
and compatibility, and provide recommendations on enhancements to the project that could help
with the transition.
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. 00143 for 2580-2582 Vancouver Street be approved as presented.
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Option Two
That the Advisory Design Panel recommend to Council that Development Permit Application
No. 00143 for 2580-2582 Vancouver Street be approved with the following changes:
•

as listed by the ADP.

Option Three
That the Advisory Design Panel recommend to Council that Development Permit Application
No. 00143 for 2580-2582 Vancouver Street 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 April 12, 2021
Applicant’s letter dated April 12, 2021.

cc: Alan Lowe, Alan Lowe Architect Inc.
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alan lowe

architect inc.

April 12, 2021
City of Victoria
#1 Centennial Square
Victoria, BC V8W 1P6
Attention:

Mayor Helps and Councillors

Re:

Rezoning application for 2580/2582 Vancouver Street

Mayor Helps and Councillors,
We are pleased to submit this rezoning application on behalf of LTL Development Ltd. This
project consists of two lots within the Quadra Village neighbourhood. The properties are
located at the north end of the block and have three street frontages; Vancouver, Kings and
Fifth. We wish to seek approvals to rezone the properties from R2-Two family dwelling district
to the RT – Traditional Residential Attached Dwelling District. The adjacent lots to the south are
single family houses or duplexes, buildings along Kings Road consist of 3 storey apartments or
condominiums, and kitty corner to our property is the Quadra Village Shopping Centre.
The OCP classifies these properties as Traditional Residential with a Large Urban Village
classification to the west across the street and Urban Residential classifications to the
properties across Kings Road to the north. We feel these properties are key transition
properties that can afford some additional density to the south of the higher density
classifications. We are proposing a six unit townhouse complex along Kings road and two stand
alone units to the north adjacent to the single family homes. The six townhouse units are two
bedroom units with a single garage and the other two buildings have 2.5 bedroom units with a
garage. The two bedroom units are about 1200 square feet and the 2.5 bedroom units are
about 1380 square feet plus a garage.
In discussions with the neighbourhood association and the engineering department, it was
determined that Vancouver Street would be the preferred location for our driveway access.
The driveway access was originally off Fifth Street but the neighbourhood association felt that
cars exiting the premises could not head north without going around the block towards Bay
Street due to the concrete median on Kings Road.

In discussions with the engineering department, it was agreed that Vancouver Street would
become the vehicular access for the development.
Each of the eight townhouse units has their front door facing one of the three streets that
surround the property. The front yard setbacks for each of the units are 3.8 metres from the
property line, with each having their own private front yard. The sides of these buildings are at
least 2.75 metres from the property line and the side yard for each of the stand alone buildings
is 1.5 metres from the property line. A 1.5 metre setback for single family side yard setbacks is
typical.
We attended a CALUC meeting with the Hillside Quadra Neighbourhood Action Committee on
September 19, 2019. We believe a summary of the meeting was sent to the planning
department from the CALUC Chair. The meeting was mainly attended by adjacent neighbours
that received the CALUC meeting notification and we felt the neighbours were receptive to the
project. Although we are seeking a relaxing for our parking, the neighbours felt that the
number of parking spaces provided was adequate for the eight townhouses. Each townhouse
would have a one car garage and there would be one visitor parking on site. During the CALUC
meeting, we had 2 visitor parking spaces on site but through further development and
refinement of the plans, we had to include an electrical room of the ground floor level and this
took up a portion of the second visitor parking space. We also added a bike rack in this area for
visitors. Each unit will have a bike parking space within their garage.
Our proposal for the eight townhouses consists of three storey buildings with a site coverage of
40.27%, open site space of 33.50%, a Floor Space Ratio of 0.97:1.0 and a maximum height of
10.41 metres. We feel the buildings will fit into the Quadra Village area and the buildings have
been situated to have windows and doors on the streets.
We trust that this project meets the intent of the OCP and the neighbourhood plan. Should you
require any further information, please contact us at 360-2888.
Yours truly,

Alan Lowe, Architect AIBC.

#118-21 Erie Street, Victoria, B.C.
Tel. 250.360.2888

