Advisory Design Panel Report

For the Meeting of September 22, 2021
To:

Advisory Design Panel

Date:

From:

Leanne Taylor, Senior Planner

Subject:

Development Permit with Variance Application No. 00180 for 429 Hillside
Avenue

September 15, 2021

EXECUTIVE SUMMARY
The Advisory Design Panel (ADP) is requested to review a Development Permit with Variance
Application for 429 Hillside Avenue and provide advice to Council.
The proposal is for a new two-storey industrial building consisting of warehouse uses. The
variance is related to parking.
The subject property is designated Industrial Employment in the Official Community Plan (OCP,
2012), which supports light industrial uses, including warehouse buildings. Buildings up to
approximately four storeys and a density up to approximately 3:1 floor space ratio (FSR) are
supported in the Plan. The Burnside Gorge Neighbourhood Plan (BGNP, 2017) also designates
the subject property Industrial Employment, which supports light industrial buildings up to four
storeys and a density of up to 2:1 FSR.
Staff are looking for commentary from the Advisory Design Panel with regard to:
•
•
•
•

design of the front elevation and street relationship
selection and application of exterior finishes
fence and gate design
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.
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Development Permit Area:

Development Permit Area 16, General Form and Character

Heritage Status:

n/a

Description of Proposal
The proposal is for a new two-storey industrial building consisting of warehouse uses. The floor
area of the proposed building is approximately 451m². There is an existing two-storey industrial
building on the subject property, which is not part of this proposal. A parking variance to reduce
the required number of parking spaces from 13 to 11 is required to facilitate this development.
The proposal includes the following major design components:
•
•
•
•
•
•
•
•

a low-rise building form consisting of a contemporary-design elements, including a flat
and angled roofline
exterior materials include hardie plank smooth lap siding, corrugated siding, cedar wood
siding, polished concrete and pre-finished black metal flashing
main entryway fronting Hillside Avenue and a secondary entrance to the upper level on
the west side of the building
garage entrances on the front and rear elevations
upper storey windows on the front (north) and west elevations
a metal fence and chain link gate at the driveway entrance
raingardens in the front and rear yards
11 surface parking spaces in the side yard.

The following data table compares the proposal with the existing M-3 Zone, Heavy Industrial
District. An asterisk is used to identify where the proposal is less stringent than the existing
Zone.
Proposal

Zone Standard
M-3 Zone

1334.10

n/a

0.90:1

3:1

451.18 (Proposed)
749.4 (Existing

n/a

8.76

15

Storeys – maximum

2

n/a

Number of buildings on a lot

2

>1

n/a

n/a

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

Site coverage (%) – maximum

Building)
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Proposal

Zone Standard
M-3 Zone

Front

0

3 or 0

Rear

12.29

3 or 0

0

3 or 0

n/a

n/a

11*

13

4

4

14

9

n/a

4.30

n/a

3

5.39

5

Short-term

3

0

Long-term

6

0

Zoning Criteria
Setbacks (m) – minimum

Side (East)
Side (West)
Vehicle parking - minimum
Loading space
Width (m) – minimum
Length (m) – minimum
Height (m) – minimum
Setback from street (m) – minimum
Access from street (m) - minimum
Bicycle parking stalls – minimum

Sustainability Features
The applicant has not identified any sustainability features associated with this proposal.
Consistency with Policies and Design Guidelines
Official Community Plan
The Official Community Plan (OCP, 2012) designates the subject site Industrial Employment,
which supports light industrial uses, including warehouse buildings.
Buildings up to
approximately four storeys and a density up to approximately 3:1 FSR are supported in the
Plan. The applicant is proposing a two-storey industrial building and a density of 0.90:1 FSR,
which is consistent with the OCP policies.
From a design perspective, the OCP encourages ground-oriented industrial buildings situated
close to the sidewalk with active uses at grade where appropriate. Off-street parking is
encouraged to be located to the rear or side yard and screened with soft landscaping. The
proposal is consistent with these policies as well.
The OCP also identifies the subject property within Development Permit Area 16: General Form
and Character. This DPA encourages the integration of new industrial buildings in a manner
that is complementary to established place character in a neighbourhood. The DPA also refers
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to enhancing the place character of established areas and their streetscapes and encourages a
high quality of architecture, landscape and urban design that responds to the distinctive setting.
The Rock Bay neighbourhood is predominantly an industrial area consisting of repair,
manufacturing, processing, and warehousing uses within distinctive industrial buildings. The
proposal is consistent with these policies and generally complies with the key design guidelines
that relate to the building’s relationship to the street, architectural features and exterior finishes.
Burnside Gorge Neighbourhood Plan
The Burnside Gorge Neighbourhood Plan (BGNP, 2017) designates the subject property
Industrial Employment, which supports light industrial buildings up to four storeys and a density
of up to 2:1 FSR. The intent of this designation is to support a broad range of businesses
generally engaged in light industry on the ground floor, with any ground floor retail and office
uses as an accessory use. The Plan also states that building types should support production,
distribution and repair uses on the ground floor through the presence of loading bays and
sufficient floor-to-ceiling heights.
The applicant is proposing to construct a purpose-built industrial/warehouse building, which is
supported by the policies in the Plan. However, due to the topography of the site, the proposed
floor-to-ceiling height at the ground floor is approximately 3.39m and the upper storey is
approximately 4.61m. Even though it is recognized that a lower floor-to-ceiling height at the
ground floor is not ideal, the applicant has indicated that the height cannot be further increased
due to a vehicle entry on the upper storey at the rear of the building, which is necessary for this
building. Raising the building would increase the slope of the garage entryway by more than
5%, which is problematic for vehicular access into the building.
Design Guidelines for Development Permit Area 16: General Form and Character
•

Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development
(2012), revised 2019

•

Advisory Design Guidelines for Buildings, Signs and Awnings (2006)

•

Guidelines for Fences, Gates and Shutters (2010).

ISSUES AND ANALYSIS
The following sections 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.
Design of the Front Elevation and Street Relationship
The design guidelines state that new industrial buildings with frontages visible to the street
should include offices or showrooms at street level and include decorative design elements. A
building that provides a strong relationship to the street is also highly encouraged in the design
guidelines. Staff invite the Advisory Design Panel’s (ADP) input on the design of the front
elevation and the building’s relationship to the street.
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Selection and Application of Exterior Finishes
The design guidelines encourage high quality and durable exterior building materials as well as
rich and varied architectural materials that enhance and articulate street frontages. Staff invite
the ADP’s input on the selection and application of exterior finishes, with special attention to the
front elevation.
Fence and Gate Design
The Guidelines for Fences, Gates and Shutters state that these elements must complement the
character of the street, be constructed of high quality, durable materials that weather gracefully
and integrated with the building design, architectural finishes and materials for a cohesive effect.
The applicant needs to provide more information on the proposed fence and gate design (i.e.
dimensions and materials); however, the proposed chain-link gate does not comply with the
design guidelines and staff will request the applicant to revise this aspect of the design. Staff
also invite ADP’s input on the proposed fence and gate at the entrance to the site.
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 with Variance
Application No. 00180 for 429 Hillside Avenue be approved as presented.
Option Two
That the Advisory Design Panel recommend to Council that Development Permit Application
No. 00180 for 429 Hillside Avenue 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. 00180 for 429 Hillside Avenue 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 August 8, 2021
Applicant’s letter dated December 23, 2020.

cc: Mr. Alan Lowe; Architect
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Revisions
Received Date:
August 8, 2021

Hillside Avenue
LARGE DECIDUOUS STREET TREE
SOD LAWN
Gutter Line
Sidewalk

EVERGREEN HEDGE

PROPOSED LANDSCAPING
ELECTRICAL POLE

Existing Retaining Wall to be removed

1.
2m

FENCE
Fence to be Installed possibly (check with owner)

PERMEABLE PAVED
ENTRANCE APRON

RAINGARDEN
FENCE W/ COLUMN
1

EXISTING
DRIVEWAY

2

SPECIAL
PAVING

6m
4.

3.

7m

INDUSTRIAL / WAREHOUSE USE
AREA = 2437.00 SQFT. (226.40 SQM.)

UPPER LEVEL

4.6 m

3

4
EXISTING
LOADING SPACE

5

Lot 1
Plan 9130

6

SMALL FLOWERING
TREE IN BOX
PLANTER

SOFTSCAPE LEGEND

7
STAIR #1

RAMP UP (5 % slope)

3.9m

4.6 m

LARGE DECIDUOUS
SHADE TREE

9 HC

LARGE AND SMALL
CONIFEROUS TREES

LARGE DECIDUOUS
SHADE TREE

10

LARGE SHRUB
MEDIUM SHRUB

11

SMALL ORNAMENTAL
DECIDUOUS TREES

12

SMALL SHRUB
GROUND COVER &
PERENNIALS

CLIMBING VINES

RAINGARDEN

429/431 HILLSIDE AVEUE
VICTORIA, BC

SCALE 1:100

LANDSCAPE CONCEPT PLAN

DATE: JUNE 4, 2021

4 SITE L1

alan lowe

architect inc.

December 23, 2020
City of Victoria
#1 Centennial Square
Victoria, British Columbia
Attention:

Mayor Helps and Council

Re:

Development Permit Application – 429/431 Hillside Avenue, Victoria, B.C

Your Worship Mayor Helps and Councillors;
We are please top submit this development permit application for your review and approvals. Our
client owns the existing warehouse building at 431 Hillside Avenue and subsequently purchased the
property at 429 Hillside Avenue. The existing house on the site is structurally compromised and has
been reviewed by a structural engineer. A demolition permit has been applied for and by the time
we might be in front of Council for this application, the demolition permit would have been granted
and the work may have already been completed.
The property is located in the M3 Heavy Industrial District and there are a variety of uses in the area.
We are located within the DP16 development permit area for form and character. We are not seeking
any variances and are proposing a modest two storey building which meets the bylaws and the size
has been dictated by the number of parking stalls we can accommodate on the site. The building
has a mixture of hardi-plank siding, corrugated metal siding and some wood accent. We feel the mix
of the various materials will be a welcome addition to the 400 block of Hillside Avenue.
We trust that this is acceptable. Thank you for your time and consideration.
Yours truly,

Alan Lowe, Architect AIBC
Alan Lowe Architect Inc.

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