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Friday, July 4, 2025

Mayor and Council
City of Victoria

1 Centennial Square
Victoria, BC V8W 1P6

RE: 50 GOVERNMENT ST APPLICATION FOR REZONING AND DEVELOPMENT PERMIT

Mayor Alto and fellow Councillors
Dear Mayor Alto and Council,

We are pleased to resubmit our application for rezoning and a development permit for 50 Government Street. This revised
proposal directly responds to your resolution from the Committee of the Whole (COTW) meeting on December 12, 2024.
Our aim was to create a design that fully meets your outlined objectives, and we believe this updated plan successfully
achieves that.

We have diligently collaborated with City Staff since December 2024 to refine our proposal, holding numerous meetings
that concluded in March 2025. Throughout this intensive period, Planning Department representatives consistently
provided constructive feedback and support, confirming that our design strategies were successfully working toward the

objectives set out in the COTW resolution.

Additionally, we met with Planning Department representatives in July to review aspects of the design that could be
adjusted to further meet Committee objectives. These minor revisions and clarifications will be implemented after the
COTW meeting, but prior to final approval of the Development Permit.
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OUR REVISED PROPOSAL: MEETING COUNCIL'S DIRECTIVES

Our discussions with City staff were focused on design changes that would meet the following conditions (from the
CoTW resolution, Item 2):

a. Revise the plans to meet the accessible parking requirements in the Zoning Regulation Bylaw, to the satisfaction
of the Director of Planning and Development.

b. Revise replacement tree species and locations on the plans to meet the tree minimum requirements on-site and
outside of the public SRW areas per the Tree Protection Bylaw No. 21-035 Schedule “F", to the satisfaction of the
Director of Parks, Recreation and Facilities.

c. Revise the plans to meet the objectives and guidelines associated with Development Permit Area 16, and adjust
the parking variances with Development Permit with Variances No. 00251 as necessary, to the satisfaction of the
Director of Planning and Development, including:

i. Reducing the amount of floor space if needed to meet the design objectives
ii. Providing more usable outdoor space for residents

iii. Providing more trees and landscaping

iv. Improving the relationship to the public SRW

v. Improving the massing transition to surrounding residential buildings

vi. Reducing impacts on adjacent properties.

vii. Ensuring that if external staircases are being considered, that no external staircase face the adjacent
properties

Council also outlined the following condition (from the CoTW resolution, Item 7):
For staff to further work with the proponent to address the core issues raised by the neighbours as pertains to
setbacks, overlook, and other material factors.
During our conversations with staff, the core issues raised by neighbours were not specified but addressed as general
concerns about the height of the building, size of the building, proximity to the rear yard property line and potential
overlook into neighbouring yards

The result is a revised submission that proposes 15 new units, including:

e Two 3-bedroom units
e Nine 1-bedroom units
e Two 1-bedroom units with a den
e Two 2-bedroom units with a den

Through the course of our work with city staff, the building has become smaller and has increased outdoor space and
rear yard setbacks. Replacement trees are bigger with more surrounding greenspace in the backyard and neighbouring
trees are protected with ample distance from new foundations. The new proposal has also accommodated van-
accessible parking requirements and a pad-mounted transformer in the front yard while maintaining the city’s street tree
and planting requirements. Throughout these changes, we maintain our commitment to climate change mitigation and
adaptation. The project will continue to provide housing catered to car-free households with over 30 bike parking stalls in
a dedicated bike room. The buidling will meet, at minimum, Step 3 of the BC Building Code.

The following sections of this letter outline how our revised proposal has addressed specific requirements of the COTW

resolution.
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ITEM 2,

a. REVISE THE PLANS TO MEET THE ACCESSIBLE PARKING REQUIREMENTS IN THE ZONING REGULATION
BYLAW, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT:

The design team met with staff on several occasions to address the parking, specifically on:

e Jan 22,2025, to review massing changes that would allow space for all accessible parking requirements

e Feb 12,2025, to address revised building frontage, including parking layouts and new PMT and water vault
locations

e Mar 5, 2025 to address revisions to SRW requirements and the impact on the building frontage, including parking
layouts
It was determined that the provision of a single, regular parking stall reserved for a car-share vehicle and a dedicated
van-accessible stall next to it would meet the satisfaction of the Planning Department.

Additionally, the group reviewed access to the bike room, which was moved to the rear of the building and the location of
the proposed short-term bike parking stalls. We also reviewed the new SRW requirements, the location and configuration
of the driveway and the location of the pad-mounted transformer.

We understood from our working sessions that staff were satisfied that accessible parking requirements are being
met with this design.

ITEM 2.)

b. REVISE REPLACEMENT TREE SPECIES AND LOCATIONS ON THE PLANS TO MEET THE TREE MINIMUM
REQUIREMENTS ON-SITE AND OUTSIDE OF THE PUBLIC SRW AREAS PER THE TREE PROTECTION BYLAW
NO. 21-035 SCHEDULE “F”, TO THE SATISFACTION OF THE DIRECTOR OF PARKS, RECREATION AND
FACILITIES.

The design team met with staff on several occasions to address the replacement trees, specifically on:

e Jan 22,2025, to review massing changes that would allow more green space for all replacement trees

e Jan 31, 2025, to address size and location of replacement trees

Representatives for the Parks Department met with us to review proposed replacement trees, outdoor space, distance
from existing protected trees and the city’s street tree in the SRW. It was determined that the additional space in the rear
yard was sufficient to provide three new medium-sized replacement trees which would meet the project requirements.
Additionally, the yard space provided additional amenity space for the residents, and the two garden suites also offered
outdoor space on the south side of the backyard for their personal enjoyment.

The team also reviewed the existing trees of neighbouring properties to ensure no new foundations would damage
existing protected trees.

We understood from our working sessions that staff were satisfied that the requirements of the Tree Protection
Bylaw are being met with this design.
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ITEM 2.)

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

i. REDUCING THE AMOUNT OF FLOOR SPACE IF NEEDED TO MEET THE DESIGN OBJECTIVES

The design team met with planning staff on several occasions to address the FSR and buidling size, specifically on:

o Dec 19, 2024, to review possible design strategies to reduce the building size
e Jan 22,2025, to review massing changes that resulted in reduced FSR, lot coverage, and building height

e Feb 12,2025, as a good working session that allowed the planning rep to provide feedback and direction for
additional massing refinements, including adjustments to steps in the massing and approval of the building height.
Additional follow-up comments were received on February 13.

e Mar 5, 2025, to review new SRW requirements, setbacks in the front and rear, outdoor spaces, stepped massing,
exterior decks and roof treatments

The building has been reduced in size from a previous FSR of 1.94 to a new proposed FSR of 1.76. To maintain most of
the rentable area with this newly reduced building size, the team used a new provision of the building code allowing a
single exit stair configuration. Additional careful planning for corridor and lobby space, placement of private and public
balconies and exterior amenity spaces also helped ensure liveable units on each level.

From our working sessions, we understood that staff acknowledged reducing the building size in accordance with
design objectives.

ITEM 2.)

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

ii. PROVIDING MORE USABLE OUTDOOR SPACE FOR RESIDENTS

The design team met with planning staff on several occasions to address the useable outdoor space, specifically on:

o Dec 19, 2024, to review possible design strategies to increase space in the rear yard
e Jan 22,2025, to review massing changes that resulted in reduced lot coverage and increased open site space

e Feb 12,2025, to review tenant access to space in the rear and access from ground floor units to the yard spaces in
the rear and side yard

e Mar 5, 2025, to review the amenity space on upper levels oriented to the center of the building and detailed to
avoid overlook to the neighbours' yards
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The new proposal has been reduced in size primarily by pulling back from the rear yard. Our discussions with the
planning staff clarified the preference for buildings with rear yard outdoor space, similar to neighbouring lots. The rear
yard is now proposed to offer a dedicated green space for all residents, accessed by continuing around the north side of
the building past the common bike room. This space is separated with landscape elements from private yards offered to
the garden suites. These residents can access the gardens directly from their suites.

Additionally, common outdoor space is provided through patios on Level 3 and Level 4. This space is centrally focused
rather than facing out into the neighbourhood and essentially doubles the amount of outdoor amenity space available to
the tenants. The placement of the patios corresponds to the location of the neighbouring roof to the south, so sunlight can
be felt on these patios without overlooking the neighbour's yard.

From our working sessions, we understood that staff were satisfied that more usable outdoor space was being
provided for residents.

ITEM 2.)

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

iii. PROVIDING MORE TREES AND LANDSCAPING
The design team met with staff on several occasions to address the trees and landscaping, specifically on:

e Jan 22,2025, to review general design changes that would allow more green space for trees and landscaping

e Jan 31, 2025, to address size and location of replacement trees, tree protection and landscape in the yards and
SRW

More exterior space for residents has allowed more space for trees and landscaping. Additionally, the reduced SRW also
allowed more space in front of the building to be landscaped. Finally, the single exit design means that only one paved
path to the street is required, allowing additional landscaping in the side yard. New replacement trees are now all sized to
be medium size trees with ample soil and growing space.

We understand that staff are satisfied that more trees and landscaping are being provided for residents.

ITEM 2.)

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

iv. IMPROVING THE RELATIONSHIP TO THE PUBLIC SRW

The design team met with planning staff on several occasions to address the building frontage and relationship to the
SRW, specifically on:

e Jan 22,2025, to review massing changes that resulted in a relocated bike room and new Level 1 units facing the
street, as well as new parking and landscape layouts
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e Jan 31, 2025, to review site access, pathways and landscape at the front of the building, as well as landscape in
the SRW

e Feb 12,2025, to review PMT location, site services, driveways, visitor bike parking and access to the bike room, as
well as adding windows to the lower levels to add visibility from the lower suites out to the street

e Mar5, 2025, to review the reduced SRW requirements, front yard setbacks and the alignment of the buidling face
with neighbouring houses

The relationship of the proposal to the SRW and to the street in general has improved through several subtle design
changes. Importantly, the reduction of the SRW size has allowed more space in front of the building to be landscaped as
the building face remains aligned with the neighbours. Additionally, the combination of the driveway and all public access
to the building reduces the overall paving to a single location without small islands of greenspace. Finally, the form of the
building has incorporated a stepped down massing to the south side, which also breaks up the massing along the front of
the building. The new proposed design includes windows from the suites along the front of the building looking out onto
the street, similar to adjacent homes.

From our working sessions, we understood that staff were satisfied that the design revisions improved the
relationship with the public SRW.

ITEM 2.)

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

v. IMPROVING THE MASSING TRANSITION TO SURROUNDING RESIDENTIAL BUILDINGS

The design team met with planning staff on several occasions to address the massing and transition to neighbouring
buidlings, specifically on:

o Dec 19, 2024, to review possible design strategies to reduce the building size
e Jan 22,2025, to review massing changes that resulted in reduced FSR, lot coverage, and building height

e Feb 12,2025, as a good working session that included adjustments to steps in the massing and planning approval
of the new building height as it related to the neighbours across the street. Additional follow-up comments were
received on February 13.

e Mar 5, 2025, to review setbacks in the front and rear, outdoor spaces, roof forms with dormer windows and
stepped massing directly relating to neighbouring buildings,
As noted in the point above, the new proposal has a stepped massing on the south side, which provides a transition from
the smaller house to the four-story building. Perhaps most significant is the reduction in the overall building height from
19m at the roof peak down to less than 14m. Additionally, the top floor of the building is set with a mansard roof, bringing
the eave height down further to the top of the third floor and utilizing a common residential massing style found in many
residential buildings taller than two stories.

Planning Department representatives commented that these design changes improved the massing transition to the
surrounding residential buildings.
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ITEM 2,

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

vi. REDUCING IMPACTS ON ADJACENT PROPERTIES

As noted previously, the design team met with planning staff on several occasions and addressed the impacts to
adjacent properties, specifically on:

e Dec 19, 2024, to review possible design strategies to reduce the overall building size
e Jan 22,2025, to review massing changes that resulted in reduced FSR, lot coverage, and building height

e Jan 31, 2025, to address size and location of replacement trees, tree protection and landscape in the yards and
SRW

e Feb 12,2025, as a working session that increased the rear yard setback and adjusted steps in the massing.
Additional follow-up comments were received on February 13.

e Mar 5, 2025, to review setbacks in the front and rear, outdoor spaces, roof forms with dormer windows and
stepped massing directly relating to neighbouring buildings,

The proposal has reduced its impact on neighbouring properties through several design changes. These include the
reduction of overall building height to reduce shadows on adjacent yards, the increased rear yard setback to provide more
separation between buildings, the larger replacement trees and additional landscaping that provides a screen between
the new building and the rear neighbours. Additionally, exterior balcony space is centrally focused between the two
principal massings and restricted to a single location. There are no balconies overlooking the neighbouring rear yards at
all. Finally, the windows on the sides of the buildings are placed high enough for sunlight to come deep into the room and
for an average person to see out to the neighbourhood beyond, but too high to look down into the neighbouring yard
space.

We understood from our working sessions with staff that it was agreed that the design changes would reduce the

impacts on the adjacent properties.

ITEM 2.)

c. REVISE THE PLANS TO MEET THE OBJECTIVES AND GUIDELINES ASSOCIATED WITH DEVELOPMENT
PERMIT AREA 16, AND ADJUST THE PARKING VARIANCES WITH DEVELOPMENT PERMIT WITH VARIANCES
NO. 00251 AS NECESSARY, TO THE SATISFACTION OF THE DIRECTOR OF PLANNING AND DEVELOPMENT,
INCLUDING:

vii. ENSURING THAT IF EXTERNAL STAIRCASES ARE BEING CONSIDERED, THAT NO EXTERNAL STAIRCASE
FACE THE ADJACENT PROPERTIES

The design team met with planning staff soon after the COTW meeting to show a new strategy to avoid external
staircases, specifically on:

e Jan 22,2025, to review massing changes that included a single exit stair strategy
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This revised proposal makes use of the new single exit stair provision of the BC Building Code and therefore does not
have any exterior exit stairs at all.

Planning staff acknowledged the removal of exterior staircases.

ITEM 7.)

FOR STAFF TO FURTHER WORK WITH THE PROPONENT TO ADDRESS THE CORE ISSUES RAISED BY THE
NEIGHBOURS AS PERTAINS TO SETBACKS, OVERLOOK, AND OTHER MATERIAL FACTORS.

Prior to this resubmission, our team worked with staff in several working sessions focused on key aspects of the design.
Below is a summary of our working sessions, which includes agreements, directions, and resolutions from each.

OUR WORK WITH STAFF

We set out to work with your staff right away and had our first meeting with the Planning Department representative a
week after the COTW meeting. The following summaries can be verified from meeting notes and follow-up email
correspondence.

In our first meeting with staff after the COTW on December 19th, there was an agreement to reduce the building height
by reducing floor-to-floor heights and lowering the ground floor a few feet below grade. The building massing would
remain similar to the existing design, but with a proposed 10% reduction in the overall size.

On January 22, we met with representatives of the Planning Department, Parks Department, Engineering and Public
Works and the Transportation Department to review progress toward goals set in our December meeting and the COTW

resolutions pertaining to changes in the proposed design (ltems 2.a, b, c.i, c.ii, c.iii, c.iv, c.v, c.vi, c.vii)
In this meeting, we discussed a development of the design that showed:

e Areduction of the FSR from 1.9 to ~1.7

e Avreduction in lot coverage

e Anincrease in open site space

e Removal of exterior stairs and balconies on the back and sides of the building

e Similar or slightly more rentable space due to use of a single-stair exit model now available in the BC Building
Code

e Additional exterior amenity space for residents is inwardly focused on the upper levels (to avoid overlooking into
neighbouring yards), and additional amenity space in the rear yard

e The total building height reduced from 19m to 13m by removing the peaked roof and moving to a mansard roof
style

e Additionally, resolution item 2.a “revise the plans to meet the accessible parking requirements in the Zoning
Regulation Bylaw, to the satisfaction of the Director of Planning and Development.” was met.

Your staff indicated that they were generally in agreement with this design direction as a promising means of meeting all
the requirements of the COTW resolution.
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Following this meeting, we had additional meetings with representatives of the Parks Department the following week on
January 31st. Representatives from the Planning Department were unable to attend. During this meeting, we reviewed
the design changes that were implemented to meet resolution 2.b:

“revise replacement tree species and locations on the plans to meet the tree minimum requirements on-site and outside of
the public SRW areas per the Tree Protection Bylaw No. 21-035 Schedule “F”, to the satisfaction of the Director of Parks,
Recreation and Facilities.”

To this end, it was agreed that the proposal would be revised to include:

e 3 medium trees in the rear yard, with more space due to increased rear yard setbacks (tree types and species were
also discussed)

e Acknowledgment of an additional protected neighbouring tree to be shown on the site plan
e A suitable 4m separation from the existing trees to the south

e consideration for any protected trees north of our site that may be impacted from the access to the lower floor
(there were none)

e No planting in the SRW, other than the street tree
e Discover and show root zones of neighbouring protected trees extending onto our property

On February 12 we met again with representatives from the Planning Department, Parks Department and Engineering
Department. Updated plans were discussed and input from staff was noted as follows:

e Everyone liked all the greenspace in the SRW
e The location of the PMT looked good
e A porch shown on previous iterations was removed without objection

e The slopes presented in the driveway needed to stay out of the SRW (building has to be raised slightly to
accomodate this)

o Make the temporary bike parking and front door more visible from the street
e The water vault should be in the pedestrian walkway rather than the driveway

Additionally, we had input from the Planning Department related to the DPA 16 Design Guidelines, and we made notes of
the suggested improvements to the massing:

e The rear setbacks should be larger than the sideyard setbacks. Sideyard setbacks could be similar to the
neighbouring buildings. To this end, the Planning Department representative suggested increasing the rear yard by
pushing the massing toward the street and accommodating the lost rental area by moving the massing closer to
the south property line

e The reduced massing on the south side (as the building steps down toward the neighbour) is good, and we should
extend that massing element further into the rear yard to make up for lost rental area in the smaller building

e Ground floor units (garden suites) would be a welcome addition as long as we could maintain typical window
heights

e The change to the mansard roof lowered the building height substantially and was an effective way to keep the
building height closer to the buildings across the street

e Add windows to the first floor in front of the cars to avoid blank walls facing the street

Following this meeting, the Planning Department representative offered comments suggesting that the building focus on
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windows and decks facing the front and rear of the building, with exterior areas for residents in the rear yard. They also
offered design guidelines from the Design Guidelines for: Multi-Unit Residential and Commerical and Institutions, that
related to the windows at the front of the building, the prominence of the entry area with deep alcoves and forecourts to
transition to the public realm.

We met with the Planning Department representative again on March 5th to discuss new City requirements and the
development of the design according to the guidance from the City’s staff. Of note:

e The SRW was reduced to only 2.91m.

e The Planning Department representative agreed that the position of the building could remain as it was, with a
good balance of the front yard position with the rear yard setback.

e The Planning Department representative seemed to like the treatment of the building’s street-facing facade,
including the covered entryway with guest bike parking.

e The Planning Department representative seemed to like the strategy to eliminate balconies from the north side
and to keep exterior decks central in the building to avoid overlook into the neighbours' rear yards.

e The Planning Department representative was also complimentary of the use of the rear yard, shared between
yard space for all tenants and private yard space for ground floor units.

e The Planning Department representative appreciated the greatly increased rear yard setback at 5.5-6.0m, as it
was and much closer to a desired 8m setback.

e The Planning Department representative indicated that they were OK with the stepped massing of the building to
the south, aligned with the roof of the neighbouring building.

e The Planning Department representative also indicated that they found the mansard roof, the window detailing
and the general form and character of the building acceptable.

We also discussed neighbouring properties on the block with backyard setbacks smaller than 8m, which the Planning
Department rep acknowledged. We discussed the detailing of the guards for the Level 4 balcony to prevent overlook
concerns with the neighbours, with the larger exterior areas centrally focused on the upper floors. We also discussed

setbacks from the existing trees to our foundations.

Most recently, after our resubmission and response comments from the City, we again met with Planning Department
representatives on July 4th. In this meeting, we agreed that minor revisions could be made following the next COTW
meeting to address the treatment of Juliet balconies on the north elevation and to improve privacy to neighbouring
properties by adding planters to the large central balcony on Level 4

Our revised presentation to the Committee Of The Whole was submitted in mid-April this spring after four months of
work with your staff to revise the proposal based on their input and recommendations. The City of Victoria’s Official
Community Plan (OCP) has envisioned developments of this scale, for this purpose, and in this area. Our work with
representatives of your Planning, Parks, and Engineering Departments ensured that we had met the city's needs
according to the principles set out in the OCP.
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The revised proposal addresses all requirements in the COTW meeting resolution. This submission has been reviewed by
staff and has incorporated their feedback. The following points identify review comments, their context and how they are
addressed.

SUMMARY

This proposal meets the overall objectives of the City and the Province and improves the housing available in the
neighbourhood. It increases the diversity of the housing stock available in the James Bay area while respecting the scale
and character of the neighbourhood. It is a forward-thinking project dedicated to car-free families and built to reduce the
energy needs of our homes. This project represents the very type of development our city needs to encourage to meet our
climate action goals and gently increase the density in our existing neighbourhoods.

Respectfully,

Will King, |Ardhitect AIBC, MRAIC. LEEP AP
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