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Advisory Design Panel Report 
For the Meeting of November 24, 2021 
 
 
To: Advisory Design Panel Date: November 16, 2021 

From: Alec Johnston, Senior Planner  

Subject: Development Permit with Variance Application No. 000586 for 933 & 935 
Convent Place 

 
 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Development Permit with Variance 
Application for 933 & 935 Convent Place and provide advice to Council. 
 
The proposal is to consolidate two lots and construct a five-storey residential building with 19 
dwellings.  A concurrent Rezoning Application would increase the density to 1.91:1 floor space 
ratio and allow for multiple dwellings as a permitted use.  The variance is related to reducing the 
vehicle parking. 
 
The subject site is designated as Urban Residential in the Official Community Plan (OCP, 
2012), which envisions low and mid-rise multi-unit buildings.  The site is also designated as 
Urban Residential in the Fairfield Neighbourhood Plan and is located within the “Rental 
Retention” sub-area of the Plan, which encourages residential buildings ranging from four to six-
storeys.  
 
The site is identified within Development Permit Area 16: General Form and Character and the 
following documents were considered in assessing this Application: 
 

• Official Community Plan (OCP, 2012)  
• Fairfield Neighbourhood Plan (2019) 
• Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development 

(2012)  
• Advisory Design Guidelines for Buildings, Signs and Awnings (2006)  
• Guidelines for Fences, Gates and Shutters (2010).  

 
The proposal is considered generally consistent with the Design Guidelines; however, staff are 
looking for commentary from the Advisory Design Panel regarding: 

• massing and transition 
• street relationship 
• any other aspects of the proposal on which the ADP chooses to comment. 
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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/Architect: Mr. Peter Hardcastle, Architect AIBC 

Hillel Architecture Inc. 

 
Development Permit Area: Development Permit Area 16, General Form and Character 
Heritage Status: N/A 
 
Description of Proposal 
 
The proposal is to consolidate two lots and construct a five-storey residential building with 19 
dwellings.  A concurrent Rezoning Application would increase the density to 1.91:1 floor space 
ratio and allow for multiple dwellings as a permitted use.  The variance is related to reducing the 
vehicle parking. 
 
The proposal includes the following major design components: 

• five-storey building with 16 two-bedroom units, two one-bedroom units and one three-
bedroom unit 

• storage rooms for each of the dwelling units located on the same floor 
• underground parking for 19 vehicles with access via Convent Place 
• ground-floor bike parking room with direct access to the street 
• private outdoor space in the form of a patio or balcony, as well as shared balconies on 

the third and fifth floors located on the west side of the building. 
 
Exterior materials include: 

• smooth and textured metal panels in a variety of light and dark neutral tones 
• stone veneer 
• metal and glass guard rails.  

 
Landscaping elements include: 

• perimeter landscaping including trees and a mix of drought tolerant shrubs and grasses  
• front and rear yards with useable open space and space for tree planting 
• realigned sidewalk to create a boulevard with space for a new street tree. 

 
The following data table compares the proposal with the existing R-K Zone, Medium Density 
Attached Dwelling District, and the standard URMD Zone, Urban Residential Multiple Dwelling 
District.  An asterisk is used to identify where the proposal is less stringent than the standard 
Zone. 
 

Zoning Criteria Proposal URMD 
Zone R-K Zone OCP 

Policy 
Fairfield 

Neighbourhood 
Policy 

Site area (m2) – 996.8 1840 555 - - 
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Zoning Criteria Proposal URMD 
Zone R-K Zone OCP 

Policy 
Fairfield 

Neighbourhood 
Policy 

minimum 

Density (Floor 
Space Ratio) – 
maximum 

1.91:1 2.00 0.6:1 1.2 – 2:1 1.2 – 2:1 

Height (m) – 
maximum 16.32 18.50 8.5m (highest 

ceiling) - 13 – 20 
 

Storeys – 
maximum 5 6 - 3 – 6 4 – 6 

Site coverage 
(%) – maximum 51* 40 33 - - 

Open site space 
(%) – minimum 48.2* 50 45 - - 

Setbacks (m) – 
minimum      

Front (Convent 
Place) 

7.9 (building) 
7.10 

(balconies) 
6.20 (entrance 

canopy) 

4.00 6 Variable Variable 

Rear (S) 6.44* 10.00 

2.5 
4.0 (habitable 
room windows) 
7.5 (living room 

windows) 
 

- - 

Side (E) 3.00* 6.00 

2.5 
4.0 (habitable 
room windows) 
7.5 (living room 

windows) 
 

- - 

Side (W) 2.00* 6.00 

2.5 
4.0 (habitable 
room windows) 
7.5 (living room 

windows) 
 

- - 

Vehicle 
parking – 
minimum 

17* 21 29 - - 
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Zoning Criteria Proposal URMD 
Zone R-K Zone OCP 

Policy 
Fairfield 

Neighbourhood 
Policy 

Visitor vehicle 
parking included 
in the overall 
units - minimum 

2 2 2 - - 

Bicycle parking 
stalls – minimum      

Class 1 29 24 - - - 

Class 2 6 6 - - - 

 
Sustainability Features 
 
As indicated in the applicant’s letter to Mayor and Council dated March 30, 2021, the following 
sustainability features are proposed: 
 

• durable exterior materials 
• solar ready conduit from electrical room to roof 
• LED lighting throughout 
• high-efficiency fixtures. 

 
Consistency with Policies and Design Guidelines 
 
Official Community Plan 
 
The subject site is designated as Urban Residential in the Official Community Plan (OCP, 
2012), which envisions low and mid-rise multi-unit buildings.  The OCP also identifies the site 
within Development Permit Area (DPA) 16: General Form and Character, which supports multi-
unit residential development that is complementary to the place character of the neighbourhood. 
Enhancing the character of the streetscape through high quality, human-scaled architecture, 
landscape and urban design is also a key objective of this DPA. 
 
Fairfield Neighbourhood Plan 
 
The Fairfield Neighbourhood Plan (2019) identifies the site as Urban Residential, consistent with 
the OCP, and within the Rental Retention Sub-Area.  The plan envisions new development up 
to six-storeys and 2:1 floor space ratio in this location.  Specific form and character objectives 
for new multi-unit residential development include:  
 

• maintaining a character of multi-unit buildings with street-facing facades fronted by 
landscaped front yards that frame the street, provide access to sunlight, and create 
pedestrian-friendly environments 

• ensuring new development is neigh bourly, compatible and transitions sensitively to 
adjacent development 
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• reducing building bulk of upper storeys adjacent to lower-scale development, to minimize 
the effects of shading and mitigate the visual presence of upper storeys 

• encouraging variation in building heights and massing to avoid uniformity in building 
design along the street block 

• minimizing the impacts of parking on the quality of site designs and the pedestrian realm 
• including landscaping that contributes to urban forest objectives, provide environmental 

benefits, and support sociability and livability. 
 
The proposed building is considered generally consistent with these policies with consideration 
of the issues noted below.  
 
Design Guidelines for Development Permit Area 16: General Form and Character 
 
Design guidelines that apply to DPA 16 are the Design Guidelines for Multi-Unit Residential, 
Commercial and Industrial Development (2012), Advisory Design Guidelines for Buildings, 
Signs and Awnings (2006) and Guidelines for Fences, Gates and Shutters (2010).  The 
proposal is consistent with these Guidelines as follows: 

• articulation and variation in materials, texture and colour help to break-up the building 
massing 

• building entrances and windows face the street 
• parking is located underground and the entrance is a subordinate feature of the front 

façade 
• bicycle parking is located in a safe, secure and accessible location 
• windows and balconies are oriented to minimize privacy impacts on lower-scale 

neighbouring properties 
• the proposed building is setback from the street to allow for extensive front yard 

landscaping  
• open space has been landscaped with a combination of native, pollinator and drought 

resistant plants 
• pathways and entrances are accessible for people with varying levels of mobility.  

 
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. 
 
Massing and Transition 
 
The Design Guidelines encourage taller buildings to transition in form and massing when 
located adjacent to lower scale development and design strategies, such as stepping back 
upper storeys, that help reduce the perceived building mass.  They also recommend that new 
buildings be designed to address privacy, particularly when abutting the side yards of adjacent 
single-family dwellings.  The five-storey proposal maintains a consistent setback for all storeys 
with no stepping back of the upper storeys.  Instead, the design relies on variation in materials, 
balconies and articulation to help break up the perceived massing of the building.  There is no 
transition in the building form on the east side where the site abuts a two-storey duplex; 
however, windows and balconies are limited on the east side to reduce potential for overlook.  
The ADP is asked to comment on the success of this approach in achieving the objective of the 
aforementioned design guidelines.  
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Relationship to the Street 
The Guidelines recommend that new development contribute to cohesion, visual identity and 
the quality of streetscapes.  Given the context of a mix of low-rise apartment buildings, 
townhouses and duplexes with a variety of form, massing and architectural expression, the 
Panel is asked to comment on the success of the design approach in terms of overall fit and 
contribution to a cohesive and pedestrian friendly streetscape. 
 
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. 000589 for 933 & 935 Convent Place be approved as presented. 
 
Option Two 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 000589 for 933 & 935 Convent Place 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. 000589 for 933 & 935 Convent Place 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 October 26, 2021 
• Applicant’s letter dated March 30, 2021. 

 
cc:  Peter Hardcastle, Hillel Architecture Inc, Applicant. 







Revisions

Received Date:
October 26, 2021































30 March  2021 
 
Mayor and Council 
CITY OF VICTORIA 
1 Centennial Square 
Victoria BC W8W 1P6 
 
RE:  Redevelopment of 933 and 935 Convent Place 

Victoria, BC  
RE: Rezoning and Development Permit Submission 

 
 

 
Mayor and Council, 
 
On behalf of the owners of 933 and 935 Convent Place, we hereby submit our design rationale in support of a rezoning and 
development permit application, for your review and consideration. 
 
Included in this submission is a graphic introduction / graphic design rationale which should be reviewed prior to this 
correspondence, or in conjunction with this correspondence. 
 
Summary Description 

A modest and efficient market condominium development of   
19 residential units over five floors, 

consistent with the Official Community Plan,  
and the neighbourhood community plan, 

and buildings in proximity. 
 

Introduction 
 
The property is located in a block bound by Convent Place, Quadra Street, and Southgate which converges back to Convent 
Place, completing the triangle, defining the terminus of Convent Place. 
 
It is here that Convent Place concludes. A vehicle dead end, yet as a pedestrian or cyclist, mere blocks from access to the 
East side of Beacon Hill Park, the Cook Street Village, a linkage to high frequency bus routes. In the opposing direction, 
Convent Place also provides links to downtown, James Bay, and the west side of Beacon Hill Park. 
 
Community Design Guidelines 
 
The location is within the Urban Residential Core, in an area identified as preferring buildings to be designed to encourage 
rental use: a Rental Retention Area. Here the density is permitted to be up to FSR 2.2, with building heights permitted to 6 
stories. 
 
Project Contributions, Need and Demand 
 
It is in this location where community change is underway and older building stock - some duplexes, some larger multi-family 
buildings - are being redeveloped into higher density land use and of benefit to the city, serving a greater number of residents 
in closer proximity to existing services and amenities. It is in this location, however, where older stock with units of larger 
floor areas are being replaced by new projects providing mostly smaller units.  
 
Two bedroom units are in high demand, appealing to a more diverse group of residents and their lifestyles and providing 
flexibility for housing options. Two bedroom units support young families, seniors who enjoy the company of family  or 
caregivers, urban professionals or empty nesters seeking extra space for guests or a home office. Two bedroom units 
support  those of any age  needing to share expenses  in what has become an increasingly expensive housing market. 



 
These larger units account for the majority of units in this project. Out of only 19 units in this modest development, 17 are 
larger area units. 16 units are two bedroom, two bathroom designs with central living spaces. In addition, on the ground floor, 
another unit offers 3 bedrooms with two outdoor spaces.  
 
This condominium building, which permits rental use, is designed to serve a growing need for larger units, and to permit 
families and those needing larger area homes to remain in close proximity to this walkable / bikeable part of the City. 
 
 
Neighbourhood 
 
The project site is surrounded by multi-family buildings, from the new 7 storey neighbour to the west at 931 Convent Place, 
to the 5-storey building at 955 Convent Place due east. Across the street, two smaller multi-family buildings exist of two and 
three stories, and directly adjacent is another duplex, again suitable in age for redevelopment. 
 
This proposal at 5 storeys is consistent with the neighbourhood buildings yet can also serve as a transition from the larger 7 
storey building to the smaller older stock which may be considered for future redevelopment. 
 
 
Impacts 
 
The project is modest and compact, providing only 19 units in total. Furthermore, this project provides for concealed guest 
parking on site, and all resident parking in a below grade parkade. This is not mandatory by zoning, however is a frequent 
stated preference with residents in a community. Other nearby buildings have large open surface parking which is not 
desireable by neighbours or Council.  
 
Convent Place is a vehicle dead end road; therefore, as soon as you enter this block, the tempo changes, the street goes 
quiet and it clearly becomes a pedestrian and bike friendly block. In order to respect this, this project whisks away cars 
quickly on the West side of the Lot,  the entry to the parkade is within the building façade quickly concealing both cars and 
ramps, and even guest parking is “away” and out of sight.  
 
With this a greater surface area becomes available for greenspace: landscaped and social areas which benefit both residents 
and neighbours, the birds and the bees. Where the urban tree canopy is protected for all, this project brings a number of 
new trees, punching above its weight class in tree canopy contribution. 
 
Design and Development Guidelines 
 
The design does not seek to maximize the Official Community Plan, in stated guidelines for density or height. It provides a 
modest number of larger units, considers their parking needs, and brings building size and density to a conclusion when 
these unit numbers and parking requirements find their balance. 
 
The project proposes 5 storeys, where up to six are possible. An FSR of 1.91 is proposed, where up to FSR 2.2 is possible. 
It does so with larger setbacks than reference zonings for other new projects in the vicinity, and sets a high bar for services 
and features for the residents. 
 
The front yard setback respects those of existing buildings on this established streetscape. The proposal provides a 7.1 m 
front yard setback to balcony faces and 7.9 m to actual building faces. With the pressing need for all of us to preserve existing 
mature street trees - or as with this project: plant new ones where no current ones exist – they need adequate setbacks to 
create space for their canopies to grow. With this larger front yard setback, the building does so, and has a welcoming social 
outdoor space at the entry permitting residents and neighbours to interact. Similarly, the project provides several green 
spaces for all residents and private spaces to ground floor units. 
 
 
  



Community Amenity Contributions 
 
This building was originally conceived as a rental building in this area defined as a rental retention area in the OCP.  As 
presented this building is based on individual titles to the units and as such is assessed as market housing and subject to 
the provisions of CAC charges, and these are provided in two calculations. One which is based on the FSR envisioned from 
the existing density permitted to that stated in the OCP for market housing. In additional another CAC is assessed from the 
stated OCP to the higher density advocated for rental uses. 
 
Calculation 1 

Escalation of area from the lower value of existing zoning, to that permitted by the OCP of 1.20 when not a rental 
building, with an assigned cost of $5 per ft2. 

CAC = permitted increased area of 6437.67 ft2  x  $5 per ft2  =  $32,188. 

Calculation 2 
Escalation of area permitted by OCP of 1.20 to the higher value of Project's proposed 1.92 referred to as “Bonus 
Density” when not a rental building, with an assigned cost of $20 per ft2. 

CAC = bonus area of 7654.2 ft2  x  $20 per ft2  =  $153,084. 

 
 
The setback comparisons with existing adjacent buildings now under construction. 
 

Recently Approved 7 storey at 931 Convent Place 

(505, 521 Quadra and 931 Convent Place) 

Proposed 933 & 935 Convent Place 

Front yard:   5.93m 

 

New front yard:   7.90m 

New front yard Balcony:   7.1m 

New front entry Canopy:    6.2m 

Rear yard:    3.83m 

 

New rear yard:    6.44m 

New rear yard Balcony:    5.65m 

Side yard 1:   3.05m New side yard 1:    3.0m 

Side yard 2:   1.5m New side yard 2:    2.0m 

  

The building facades are articulated and its materials vary horizontally and progressively change vertically to add building 
interest. Its silhouette to the sky is also articulated, its profile interesting. In locations facing the common spaces of its adjacent 
neighbours, localized recesses minimize and break down the massing,  providing increased access to views and sky. 
 
And even though this building was designed prior to COVID 19 concerns, it anticipated increasing amounts of working from 
home, and provides two large common outdoor spaces, facing west, during afternoon social hours, and large enough to 
permit those working from home to have access to alternate covered generous workspaces.  
 
 
 
Safety and Security 
 
Residents will enjoy a well-lit entry path to both the covered entry and the covered bike room entry. This building approach 
is designed as a social area and does not provide areas of concealment, just areas of social interaction, neighbourly 
conversation. The descending ramp within the front façade will close its overhead door at night to protect residents and 
guests alike. In general the project follows CEPTED guidelines to encourage community and neighbourhood safety. 
 



 
Transportation 
 
1. Project Location Scoring 

 
An analysis of the location outlines a site in a great location:  
Very Walkable with a walk score of 87!  
Very Bikeable  with a Bike Score of 79!   
Excellent  with a Transit Score of 74.   
With such a location scoring, and with such known services and shop proximities, this project does not advocate 
the use of car sharing for considerations to reduce parking stalls.  
 
The downside of Car Sharing is its inherent unfairness. Application requirements prevent a wide and diverse list 
of persons from being able to use the services: age, finances, credit scores, driving history, and driving record, all 
serve to chip away at the list of those who can drive a shared car. So when a project scores this high in walking, 
biking, and transportation - only those characteristics - fair to all - will be considered for this project. 

 
2. Parking Assessment and Provision 

 
The 19 units proposed are required by Schedule C Parking Bylaw to be serviced with 2 guest parking stalls and 2 
are provided.  
 
The 19 residences when appraised at the higher values of market condominium are to be serviced by 19 parking 
stalls by Bylaw and are provided with 15 in this proposal with a variance of 4 stalls being requested. But in 
consideration of this location alone: 4 stalls is a small request. 
 
It is not however being requested without factually balancing that request with defined equivalents as parking 
reduction features beyond those 4 stalls. Listed below under parking use reduction strategies. 

 
3. Cycling Assessment and Provision 

 
The 19 units proposed require 25 permanent resident Class 1 bike stalls and over 25 are provided.  
 

4. Parking Reduction Strategies 
 

The proposal identifies a shortfall of 4 resident parking stalls (purposefully not guest parking) and has no identified 
bike parking shortfalls.  
 
To mitigate the number of car trips and the number of actual parking stalls required the building actively encourages 
biking with a ground floor bike room with its own covered entry from the street, a repair area, and electric charging 
for all bikes.  
 
To further reduce the dependence on cars, and in a method equally available to all - regardless of their income, 
credit ratings, and driving history - the building provides 4 electric bikes for use by all residents. These 4 ebikes 
are within the same convenient ground floor bike room, with its own direct outdoor entry, and with charging 
capabilities. And room exists for the number or type of bikes to grow.  
 
Beyond the SCH C parking requirements of 25 bikes, and the 4 additional bldg. common bikes for all residents, 
the building also has an additional bike storage room in the parkade suitable for electric motorcycles, tandem and 
over-length cargo bikes, and possible ride on scooters - and these too will be serviced with power outlets for 
charging. An additional number of transportation options over and above car parking, bike parking, and common 
use ebike parking. 
  
In parking reduction strategies, the above list offers significantly more parking reduction equivalents than the 4 
stall variance being requested with this proposal. The transportation Department engineers have stated in the 
application review that there are no objections to the proposed 4 stall variance. 



 
 

Impact on Precinct 
 

This tight little building is small in nature, with few units, and that alone minimizes its impact on this quiet settled street in a 
mature neighbourhood going through dynamic change. The project honours the neighbours feedback by concealing cars, 
providing an increased tree canopy, generous landscaping and social outdoor greenspaces. In concerns noted by the 
community residents over rear yards setbacks, we are pleased to say that an extensive project high level dimensional review 
was conducted which permitted us to increase the rear yard setbacks.  
 
In addition, this project is specifically designed to hone in on unit types just not being provided in adequate numbers to 
service families and lifestyles requiring more area or more bedrooms than most new projects are providing. 
 
Although conceived 9 months prior to Covid 19, each unit has a potential for working at home space, and several social / 
work spaces exist on the grounds. The two common elevated outdoor decks - one on the 3rd and one on the 5th floor - 
permit all residents to work or socialize in a common elevated outdoor space facing the social afternoon sun.   
 
 
Environmental Protection / green building features 
 
Quality exterior enclosure with metal panels and long wearing materials maximize building life span and minimize 
maintenance.  
 
The roof top has been designed to service future solar, or solar preheating for domestic hot water, with conduit lines being 
pre-installed / pre-plumbed to hydro and mech service rooms. 
 
Water consumption is controlled and reduced through water conserving sinks, showers, and dual flush water closets. 
Common lighting throughout is provided by LED light fixtures, and residences make effective use of LED light fixtures. 
Materials for construction will be sourced from close proximities where possible, from certified sources where affordable, 
and be manufactured in a manner responsible to our environment and in respect to our concerns over climate change. 
 
The project is in a location with excellent walk / bike / and transportation scores. The project advocates in this location parking 
reduction strategies which are NOT based on the further use of cars, but on their alternatives. 
 
The project provides for the potential work at home / work outside / working in common spaces minimize commuting for 
those residents that can. 
 
The project introduces a landscape buffer with adjacent neighbours and increases the urban forest canopy, punching well 
above its weight in new trees for this small 19 unit project. The landscaping provided encloses multiple outdoor social spaces, 
naturalized areas for the birds and the bees, and features permeable surface paths / edge treatments to encourage 
absorption. 
 
The concealment of parking below grade ensures greenspaces for people and the trees, but also gathering spaces for the 
birds and the bees.  
 
 
CALUC process and feedback 
 
The project was presented in person to the neighbours at a CALUC meeting. Later the project was again submitted to the 
Development Tracker as an equivalent of an additional CALUC presentation.  Two written responses were forwarded during 
this community feedback (several more arrived after the close of this consultation period). 
 
The first response comments over concern over size and proposes a townhouse density which is far below what economic 
viability would permit. That same letter is also supportive of live-in owners which they feel has traditionally nurtured, 
anchored, and cared for this quiet streetscape.  
 



The second response advocates protecting the adjacent neighbour’s rear yard tree. This proposal does in fact intend to do 
so as reflected in architectural site plans and landscape drawing. That response goes on to state a wish that the project add 
additional trees. This proposal does in fact do so, as shown in architectural site plans and landscape drawings, punching 
above its weight in rear yard trees, a side yard landscape buffer and new street side trees. 
 
As mentioned previously, the community expressed concern over the rear yard setbacks and this has been increased, and 
we are proud to say that this building proposal provides the same or an increase in setback distances over a neighbouring 
7 storey building.  
 
To Close 
 
A building of modest footprint, this project incorporates a number of features, and responds to the newest design criteria 
emphasized by Covid 19, and designed into the building almost 9 months in advance. This project strives to contribute 
meaningfully to the community, and punch above its weight class in how it does so. 
 
We encourage Council members to review the graphic project introduction originally submitted, shared with the community, 
and which provides a great deal of insight into project development, its goals and its achievements.  
 
 
 
Regards, 
 
 
 
Peter Hardcastle 
Hillel Architecture Inc 


