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Advisory Design Panel Report 
For the Meeting of October 26, 2022 
 
 

To: Advisory Design Panel Date: October 19, 2022 

From: Leanne Taylor, Senior Planner  

Subject: Development Permit with Variances Application No. 00201 for 2300, 2310 and 
2312 Douglas Street 

 
 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Development Permit with Variances 
Application for 2300, 2310 and 2312 Douglas Street and provide advice to Council. 
 
The proposal is for a four-storey, mixed-use self-storage building consisting of light manufacturing 
uses on the ground floor and self-storage above.  The variances are related to parking and 
setbacks. 
 
The subject properties are designated Core Employment in the Official Community Plan (OCP, 
2012), which supports five-storey buildings consisting of light industrial uses on the ground floor 
and commercial or light industrial uses above and envisions a density of up to 3:1 floor space 
ratio (FSR).  The Burnside Gorge Neighbourhood Plan designates the subject properties General 
Employment, which supports commercial or light industrial uses, and retail uses on the ground 
floor along arterial roads and areas with high pedestrian activity.  A density up to approximately 
3:1 FSR and heights up to five storeys are supportable.  The subject properties are also within 
the Rock Bay District (RBD) of the Downtown Core Area Plan (DCAP, 2012).  Attracting and 
maintaining a range of commercial and light industrial businesses within the RBD, in order to 
provide a more diversified and resilient employment base, is strongly encouraged in the Plan.    
 
Staff are looking for commentary from the Advisory Design Panel, with regard to: 

• building mass and composition 
• building to street interface 
• selection and application of exterior finishes 
• north elevation 
• landscaping 
• 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 
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Applicant: Mr. Chris Bradley 

BG Douglas Ventures Inc. 
 
 

Architect: Ms. Helen Besharat, Architect AIBC 
BFA studio architects  

 
Development Permit Area: Development Permit Area 10A: Rock Bay 
Heritage Status: N/A 

 
Description of Proposal 
 
The proposal is for a four-storey, mixed-use self-storage building consisting of light manufacturing 
uses on the ground floor and self-storage above.  There are three levels plus two basement levels 
of self-storage.  The proposed density is 2.90:1 FSR.  The variances are associated with parking 
and setbacks.     
 
The proposal includes the following major design components: 

• a low-rise building form inspired by stacked shipping containers and consists of a flat 
roofline and storefront glazing along both frontages 

• flexible ground floor light industrial space 
• exterior materials include concrete, metal and spandrel glass 
• multiple storefront entrances for light industrial uses along Douglas Street 
• main entrance to self-storage on Queens Avenue 
• soft landscaping along street frontages 
• vehicle access to enclosed parking and loading area on Queens Avenue 
• 18 vehicle parking spaces and one loading space. 

 
The following data table compares the proposal with the existing M-1 Zone, Limited Light 
Industrial District.  An asterisk is used to identify where the proposal does not meet the 
requirements of the existing Zone.   
 
 

Zoning Criteria Proposal Zone Standard 
M-1 Zone 

Site area (m2) – minimum 1500.30 n/a 

Density (Floor Space Ratio) – maximum 2.90:1 3:1 

Gross Floor Area (m²) 6873.50 n/a 

Total floor area (m2) – maximum 4341.50 n/a 

Height (m) – maximum 
15* (height of parapet 

currently exceeds 0.6m – 
applicant to adjust) 

15 

Storeys – maximum 4 n/a 
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Zoning Criteria Proposal Zone Standard 
M-1 Zone 

Site coverage (%) – maximum n/a n/a 

Open site space (%) – minimum n/a n/a 

Setbacks (m) – minimum   

Setback for corner lots (m)  3 3 

Setback from residential uses on 
adjacent lots (west)  n/a  3 

Setback Douglas Street  1 n/a 

Setback (rear) – West  0.3* 0 or 3 

Setback (side) – North 0.1 to 0.46* 0 or 3 

Setback – Queens Avenue  2.17 n/a 

Vehicle Parking  

Vehicle Parking Spaces - minimum 18* 68 

EV ready parking spaces – minimum 12 4 

Landscape strip on Douglas Street (m) - 
minimum n/a 1.50 high/0.60m wide 

Drive aisle slope (m) – maximum  0 8 

Driveway slope (m) - maximum 5 15 

Driveway/parking material concrete  concrete/asphalt 

Driveway view lines Yes 45° within 3m of an 
exist to a street 

Loading Space 

Width (m) – minimum 4 4 

Length (m) – minimum 10 9 

Height (m) – minimum 4.50 4.30 

Setback from street (m) – minimum n/a  3 

Access from street (m) - minimum 8 5 

Bicycle parking stalls  
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Zoning Criteria Proposal Zone Standard 
M-1 Zone 

Long-term – minimum 6 6 

Short-term - minimum 6 6 

 
Sustainability Features 
 

• site remediation due to environmental contamination from past industrial uses 
• high-efficiency heating and ventilation system  
• heat pump for hot water and ultra-low plumbing fixtures 
• LED lighting fixtures 
• solar shades  
• EV charging stations 
• bicycle parking and end-of-trip facilities. 

 
Consistency with Policies and Design Guidelines 
 
Official Community Plan 
 
The OCP, 2012 identifies these properties within Development Permit Area (DPA) 10A: Rock 
Bay.  DPA 10A encourages light industrial and commercial development on underutilized 
industrial and commercial lands in the Core Employment area.  Moreover, the DPA envisions the 
enhancement of the neighbourhood through a high-quality architecture, landscape and urban 
design that reflects the area’s function as an employment district in scale, massing and character 
and that also responds to the industrial setting of Rock Bay. 
 
Burnside Gorge Neighbourhood Plan 
 
The Burnside Gorge Neighbourhood Plan, 2017 supports retail uses on the ground floor along 
arterial roads, such as Douglas Street, and commercial or light industrial buildings where the 
ground level is built up to the street, with parking generally located to the rear or underground.  
 
Downtown Core Area Plan 
 
The subject properties are located within the Rock Bay District of the DCAP, 2012.  The DCAP 
supports a transformation of the Rock Bay District into an attractive employment centre with a 
high-quality built form, landscaping and human scale public realm amenities.   
 
Design Guidelines for Development Permit Area 10A: Rock Bay 
 

• Appendix 1: Public Outward View Guidelines, Appendix 3; Sidewalk Width Guidelines and 
Appendix 4: Building Design Guidelines in the Downtown Core Area Plan (2011) – revised 
2021 

• Advisory Design Guidelines for Buildings, Signs and Awnings (2006) 
• Guidelines for Fences, Gates and Shutters (2010) 
• Design Guidelines for Multi-Use Residential, Commercial and Industrial Development 

(2012), revised 2019. 
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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. 
 
Building Mass and Composition 
 
The design guidelines strongly encourage a distinctive massing, building articulation and 
architectural treatments for buildings located on corner sites.  The design guidelines also state 
that perceived building mass should be mitigated through the use or architectural elements, 
visually interesting rooflines, stepping back of upper floors, and detailing that creates rhythm and 
visual interest.  Staff invite the ADP’s input on the proposed building mass and composition. 
 
Building to Street Interface 
 
The DCAP contain building to street interface design guidelines to support street vitality and 
safety.  The following design guidelines are to be considered when evaluating the building to 
street interface: 
 

• emphasize the importance to have building entrances with lighting, architectural detail or 
other design strategies to ensure they are clearly visible and have direct access from 
public streets and sidewalks 

• recess building entrances slightly from the main building face to enhance the building 
address and provide punctuation along the street  

• incorporate a high proportion of transparent glazing at the street level to enhance the 
visual presence of the ground floor uses 

• incorporate generous floor heights from ground floor commercial space with a minimum 
height of 4.5m to allow for access to natural light, spaciousness and greater flexibility for 
future changes of use. 

 
Staff invite the ADP’s input on the proposed building to street interface with consideration of the 
above design guidelines.  
 
Selection and application of exterior finishes 
 
The design guidelines recommend the use of high-quality, durable materials to maintain the 
condition of facades, a variety of textures and details in the exterior cladding materials and the 
use of durable natural materials for building features and accents to achieve visual interest.  The 
proposed exterior materials include concrete, metal and spandrel glass.  Staff invite the ADP’s 
input on the selection and application of exterior finishes. 
 
 
 
North Elevation 
 
The design guidelines discourage large, blank windowless and featureless walls that are visible 
from the public realm.  The proposed building is located close to the north property line and 
therefore, windows are not permitted on the north elevation.  The property to the north will likely 
redevelop in the future.  The applicant is introducing colour to break up the blank wall and add 
some visual interest.  Staff invite the ADP’s input of the design of the north elevation.   
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Landscaping 
 
The design guidelines state that the scale and location of planting material should complement 
and be consistent with the scale and massing of buildings.  Consider tree species in landscape 
areas that contribute to the City’s urban forest is strongly encouraged in the DCAP.  The proposed 
building occupies the entire site and there is limited space for landscaping.  The application 
introduces soft landscaping along the building frontages to soften the visual appearance at the 
street level.  Staff invite the ADP’s input on the proposed soft landscaping and tree planting and  
 
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 Variances 
Application No. 00201 for 2300, 2310 and 2312 Douglas Street be approved as presented. 
 
Option Two 
 
That the Advisory Design Panel recommend to Council that Development Permit with Variances 
Application No. 00201 for 2300, 2310 and 2312 Douglas 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 with Variances 
Application No. 00201 for 2300, 2310 and 2312 Douglas 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 June 22, 2022 
• Landscape plans date stamped June 22, 2022 
• Applicant’s letter dated June 5, 2022. 

 
cc:  BG Douglas Ventures Inc., Applicant; BFA studio Architects, Architect. 
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QUEENS AVENUE

Existing street trees to 
be retained (2)

Stamped concrete at building 
entrances (Typ.)

Shade-adapted native and adaptive ferns, ornamental 
grasses, and shrubs along east face of building (Typ.)

Inverted 'U' bike racks 
providing parking for 
six bikes

Douglas Street District 
paving pattern along 
Douglas Street per the 
DPRP

Expanded planting bed at 
intersection of Douglas St. 
and Queens Ave. features 
drought tolerant and 
sun-adapted native and 
adaptive shrubs and 
ornamental grasses

West planting bed features
sun-adapted native and

adaptive shrubs and
ornamental grasses

River rock strip at
rear of building

1M PMT SETBACK

2 - Proposed trees in expanded
grass boulevard along Queens

Avenue. Trees to be procured and
planted by the City of Victoria.

Species to be determined by Parks.

Existing power pole
locations (Typ.)

Rock Bay District paving pattern
along Queens Avenue per the

DPRP

Corner treatment includes 
herringbone paving, 
seating, garbage 
receptacle, bike racks, 
bollards, and tactile strip as 
per the DPRP requirements

0 10M

5 - Douglas Street pedestrian 
lights (as per the DPRP)

4 - Queens Avenue pedestrian 
lights (as per the DPRP)

Large Shrubs
ID Quantity Botanical Name Common Name Size
MaA 5 Mahonia aquifolium Tall Oregon Grape #5 pot
RhRM 6 Rhododendron 'Rosa Mundi' Rosa Mundi Rhododendron #7 pot
RiSa 4 Ribes sanguineum Red Flowering Currant #7 pot

Perennials, Annuals and Ferns
ID Quantity Botanical Name Common Name Size
CaKF 26 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass #1 pot
HeSe 64 Helictotrichon sempervirens Blue Oat Grass #1 pot
PoM 7 Polystichum munitum Sword Fern # 1 pot

Small Shrubs
ID Quantity Botanical Name Common Name Size
GaSh 22 Gaultheria shallon Salal #1 pot
LaSTOQ 40 Lavandula stoechas 'Otto Quast' Spanish Lavender #1 pot
MaNe 23 Mahonia nervosa Low Oregon Grape #1 pot

Trees
ID Quantity Botanical Name Common Name Size

0

Recommended Nursery Stock

Notes:
1. All work to be completed to current BCSLA Landscape Standards
2. All soft landscape to be irrigated with an automatic irrigation system

Total: 15

Total: 85

Total: 97

5 Street trees. Species & size to be selected by City of Victoria Parks Department
Total: 2

GAULTHERIA SHALLONMAHONIA NERVOSA

MAHONIA AQUIFOLIUMRIBES SANGUINEUM

POLYSTICHUM MUNITUM

1:100

PROPOSED NATIVE PLANT PALETTE

 2300-2312 Douglas St. | Landscape Concept Plan
Project No:  2203 Mar 8-22

#3-864 Queens Ave.  Victoria B.C.   V8T 1M5
Phone: (250) 598 0105-

March 22-21

OFFSITE FURNITURE

MODERN METAL BIN

STANDARD BIKE RACK

RELIANCE FOUNDARY 
BOLLARD

INDUSTRIAL HERITAGE CHAIR

May 16-22

MODERN HERITAGE
DOUBLE LIGHT

June 10-22
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 2300-2312 Douglas St. | Tree Management Plan
Project No:  2203 Mar 8-22

#3-864 Queens Ave.  Victoria B.C.   V8T 1M5
Phone: (250) 598 0105-
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dia. canopy)
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to be retained (9M 
dia. canopy)
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BOULEVARD TREE SOIL VOLUME TABLE
Replacement Trees Proposed Soil Volume Required (m3)

A B C D E F G

Planting Area Soil Volume  Estimated # Small # Medium # Large Small Medium Large Total **
Area ID (M2) multiplier* soil Volume

Onsite
A1 8.05 1.00 8.05 1.0 8.00 8.00
A2 8.12 1.00 8.12 1.0 8.00 8.00
A3 8.20 1.00 8.20 1.0 8.00 8.00
A4 17.49 1.00 17.49 1.0 8.00 8.00
A5 9.64 1.00 9.64 1.0 8.00 8.00
A6 15.76 1.00 15.76 1.0 8.00 8.00
A7 11.96 1.00 11.96 1.0 8.00 8.00
A8 8.20 1.00 8.20 1.0 8.00 8.00
A9 8.20 1.00 8.20 1.0 8.00 8.00

A10 30.32 1.00 30.32 2.0 30.00 30.00
B1 10.53 1.00 10.53 1.0 8.00 8.00

B2
35.01 1.00

40.88 2.0 1.0 12.00 20.00 32.00
6.38 0.92

B3 12.36 1.00 12.36 1.0 0.00
B4 13.42 1.00 13.42 1.0 8.00 8.00

B5
25.88 1.00

30.33 1.0 1.0 8.00 20.00 28.00
4.84 0.92

B6 8.20 1.00 8.20 1.0 8.00 8.00
C1 12.50 1.00 12.50 1.0 8.00 8.00

C2
49.09 1.00

59.62 2.0 2.0 12.00 30.00 42.00
11.45 0.92

C3 13.27 1.00 13.27 1.0 8.00 8.00
C4 20.15 1.00 20.15 1.0 20.00 20.00
C5 11.28 1.00 11.28 1.0 8.00 8.00
C6 8.87 1.00 8.87 1.0 8.00 8.00
D1 38.58 1.00 38.58 5.0 30.00 30.00
D2 133.68 1.00 133.68 5.0 4.0 30.00 60.00 90.00
E1 8.79 1.00 8.79 1.0 8.00 8.00
E2 9.29 1.00 9.29 1.0 8.00 8.00
E3 8.40 1.00 8.40 1.0 8.00 8.00
E4 10.19 1.00 10.19 1.0 8.00 8.00

Offsite (Excluding City Property)
Planting 

          Area OSA X
Offsite (Excluding City Property) E F G TOTAL

Calculation If B = 1, B x 8 If C = 1, C x 20 If D = 1, D x 35 E + F + G
If B > 1, B x 6 If C > 1, C x 15 If D > 1, D x 30

* On ground (excluding exposed bedrock): use 1, On structure: use depth of soil, On soil cells: use 0.92, On structural soil: use 0.2
** Total must not exceed A. If Total exceeds A, then the number or size of proposed replacement trees must be reduced.

B2 40.88 2.0 1.0 12.00 20.00 32.00
6.38 0.92

B3 12.36 1.00 12.36 1.0 0.00
B4 13.42 1.00 13.42 1.0 8.00 8.00

B5
25.88 1.00

30.33 1.0 1.0 8.00 20.00 28.00
4.84 0.92

B6 8.20 1.00 8.20 1.0 8.00 8.00
C1 12.50 1.00 12.50 1.0 8.00 8.00

C2
49.09 1.00

59.62 2.0 2.0 12.00 30.00 42.00
11.45 0.92

C3 13.27 1.00 13.27 1.0 8.00 8.00
C4 20.15 1.00 20.15 1.0 20.00 20.00
C5 11.28 1.00 11.28 1.0 8.00 8.00
C6 8.87 1.00 8.87 1.0 8.00 8.00
D1 38.58 1.00 38.58 5.0 30.00 30.00
D2 133.68 1.00 133.68 5.0 4.0 30.00 60.00 90.00
E1 8.79 1.00 8.79 1.0 8.00 8.00
E2 9.29 1.00 9.29 1.0 8.00 8.00
E3 8.40 1.00 8.40 1.0 8.00 8.00
E4 10.19 1.00 10.19 1.0 8.00 8.00

Offsite (Excluding City Property)
Planting 

          Area OSA X
Offsite (Excluding City Property) E F G TOTAL

Calculation If B = 1, B x 8 If C = 1, C x 20 If D = 1, D x 35 E + F + G
If B > 1, B x 6 If C > 1, C x 15 If D > 1, D x 30

* On ground (excluding exposed bedrock): use 1, On structure: use depth of soil, On soil cells: use 0.92, On structural soil: use 0.2
** Total must not exceed A. If Total exceeds A, then the number or size of proposed replacement trees must be reduced.

A 0.9249 45 020 00 30 30

31 
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number of trees to be removed, the number of trees being planted or replaced, and the 
number of existing non-protected trees that are being counted as replacements as shown 
in the example below: 

 A B C D  

Tree Status Total # of 
Protected 

Trees 

# of Trees 
to be 

REMOVED 

# of NEW or 
REPLACEMENT 

Trees to be 
Planted* 

# of EXISTING 
Non-

protected 
Trees 

Counted as 
Replacements 

NET 
CHANGE  

(A-B+C+D) 

Onsite trees      

Offsite trees      

Municipal trees   N/A N/A  

Total      

* Sufficient soil volume to support the proposed new or replacement trees must be provided on site and 
demonstrated by the calculations made in Schedule E (g). If soil volume is insufficient, replacement trees will 
not be permitted. 

(n) It must include a summary table counting replacement trees required, tree minimum, and 
calculating cash-in-lieu amounts, as shown in the example below: 

 Count Multiplier Total 
ONSITE Minimum replacement tree requirement  

A. Protected trees removed  X 1 A. 
B. Replacement trees proposed per 
Schedule “E”, Part 1   X 1 B. 

C. Replacement trees proposed from 
Schedule “E”, Part 2  X 0.5 C. 

D. Replacement trees proposed per 
Schedule “E”, Part 3  X 1 D. 

E. Total replacement trees proposed (B+C+D) Round down to 
nearest whole number 

E. 

F. Onsite replacement tree deficit (A-E) Record 0 if negative 
number 

F. 

ONSITE Minimum trees per lot requirement (onsite trees) 
G. Tree minimum on lot* G. 
H. Protected trees retained (other than 
specimen trees)  X 1 H.  

I. Specimen trees retained  X 3 I. 
J. Trees per lot deficit (G-(B+C+H+I) Record 0 if negative 
number J. 

OFFSITE Minimum replacement tree requirement (offsite trees) 
K. Protected trees removed  X 1 K. 
L. Replacement trees proposed per  X 1 L. 

32 
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Schedule “E”, Part 1 or Part 3 
M. Replacement trees proposed from 
Schedule “E”, Part 2  X 0.5 M. 

N. Total replacement trees proposed (L+M) Round down to 
nearest whole number 

N. 

O. Offsite replacement tree deficit (K-N) Record 0 if negative 
number 

O. 

Cash-in-lieu requirement 
P. Onsite trees proposed for cash-in-lieu Enter F. or J., 
whichever is the greater number 

P. 

Q. Offsite trees proposed for cash-in-lieu Enter O. Q. 
R. Cash-in-lieu proposed ((P+Q) X $2,000) R. 

 

* Refer to Schedule “F” 

(o) It must include the signature of the arborist. 

(p) It must either: 

(i) be dated within one year of the tree permit application date, or  

(ii) have a covering letter from the original author stating that they have visited the site 
and the conditions and recommendations contained in the original report remain 
valid. 

(q) Any revisions or amendments to an existing arborist report must be made to the original 
report and all changes identified.  

4 Where the original arborist report submitted to the City is incomplete or inaccurate, the Director 
may: 

(a) retain the services of an independent arborist or other professional to review an arborist 
report, and  

(b) the cost of the independent arborist report must be paid by the owner prior to issuance of 
the tree permit. 
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 SELF STORAGE PROPOSAL 
2300 DOUGLAS STREET, VICTORIA 

Letter to Mayor & 
Council 

 
 

        June 05, 2022 
 
Lisa Helps – Mayor 
Marianne Alto, Stephen Andrew, Sharmarke Dubow, Ben Isitt, Jeremy 
Loveday, Sarah Potts, Charlayne Thornton-Joe, Geoff Young – Councillors 
City of Victoria 
 
RE: Development Permit Application – 2300,2310 and 2312 Douglas Street 
4 Storey Industrial Building 
 

Dear Mayor and Council Members, 

We have included this letter with our development permit application for a 
four storey industrial building in the Burnside Gorge neighbourhood. 

1 DESCRIPTION OF PROPOSAL 
The site is comprised of 3 legal lots with a total area of 1,500 square meters 
(16,150 square feet) situated on northwest corner of Douglas Street and 
Queens Avenue in the Burnside Neighbourhood.  

We have proposed a 4 storey industrial building with light manufacturing 
spaces of various sizes at grade along the Douglas Street frontage.  These 
spaces are designed to accommodate flexible sizes from 335 to 2,534 
square feet and will allow future occupants to operate in accordance with 
the permitted uses of the existing M-1 Limited Light Industrial District uses.   
Parking for the building will be provided at-grade and will be completely 
enclosed and accessed from the Southwestern portion of the site off 
Queens Avenue. The remainder of the building is planned to 
accommodate a self-storage business, and we have taken steps to ensure 
that this space is viable for alternative uses at later stages of the building’s 
life-cycle.  This space is served by a building lobby that is accessed from 
Queens Street. 

The building mass is inspired by stacked shipping containers that are 
commonly found in industrial environments, particularly those with a marine 
interface.  We have included spontaneous selected glazing that serves the 
dual purposes of animating the street frontages and facilitating the 
potential future uses of the building. 

The landscape design of the proposal responds to the building design, with 
the majority of the designed space falling within the Douglas Street and 
Queens Avenue frontages. The onsite landscape design includes 
decorative paving areas which demarcate the building entry points, as 
well as planting beds of native and adaptive species located along the 
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building face which provide a soft transition to the adjacent public realm. 
Temporary bicycle parking is provided under the building canopy along 
the Douglas Street frontage in close proximity to one of the building 
entrances. 

The street frontages adhere to the Downtown Core Area Plan (DCAP) 
catchments which apply (Douglas Street & Rock Bay), providing five large-
canopy street trees along Douglas Street and three medium-canopy street 
trees along Queens Avenue. The inclusion of these street trees also follows 
the design recommendations put forth in the Burnside Neighbourhood Plan. 
These trees will be supplied with their required soil volumes via soil cells. Site 
furniture has been provided at the Douglas and Queens intersection as per 
the DCAP, creating a seating node in the expanded boulevard and 
sidewalk space. 

2 PROJECT BENEFITS, AMENITIES  
This proposal offers social, economic, and environmental benefits to the 
City of Victoria. Socially, it will provide small scale light manufacturing / 
artistic spaces that offer excellent exposure to pedestrian and vehicular 
traffic. These spaces will support the creative and artistic entrepreneurial 
segments of the local community by offering an additional venue to 
conduct their business.   

Economic benefits of the project will occur in both the pre and post 
construction period.  These will include: 

- Economic benefits accruing to local business and service providers 
during the construction of the building. 

- Numerous full-time light manufacturing employment opportunities in 
the units provided at grade. 

- Several full-time managerial and operational jobs from the self-storage 
business.  

- Enhanced and safer Neighbourhood. 

This project also addresses an acute shortage of available storage spaces 
in the city.  This shortage, and the resulting high rental rates, have several 
detrimental economic and social effects.  The most notable of these is that 
self-storage users are compelled to take longer vehicle trips to the outskirts 
of the city in order to find vacancies. 

Lastly, the proposed development will remediate a brownfield urban 
parking site and transform it into a distinctively designed building.  
Environmental contamination from past industrial uses will be remediated, 
and the new building will feature an enhanced building envelope and 
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sophisticated mechanical systems.  A more comprehensive list of the 
“Green Building Features” can be found in Section 6 of this letter. 

3 NEIGHBORHOOD 
The immediate neighbourhood comprises of industrial on Queens Avenue 
and retail industrial on Douglas Street with some residential buildings further 
back from the site.  The immediately adjacent properties are occupied by 
an existing U-Haul storage building to the East, an ice & water outlet to the 
North and a furniture store diagonally located on the southeast serving the 
Neighbourhood. 

With this in mind, the urban design concept for the public realm of our 
proposal is to strengthen the street experience and to engage the public 
with an activated pedestrian experience, particularly along Douglas Street. 
The public experience is further improved by new trees and a strip of 
landscaping. 

4 DESIGN AND DEVELOPMENT PERMIT GUIDELINES 
The property resides in Development Permit Area 10A: Rock Bay, and as 
such incorporates the design and development permit guidelines for that 
area, and the Downtown Core Area Plan more generally.  Having said that 
it is worthwhile to highlight some of the specific guidelines that we have 
addressed, particularly where it was a result of consultation with various 
stakeholders. 

Early in the design development stage, we solicited feedback on our 
preliminary designs from the Burnside Gorge Community Association.  While 
the feedback was generally favorable, they offered a number of 
constructive comments that were incorporated into the submitted design, 
all of which are consistent with several of the Building Design Guidelines in 
the DCAP: 

- Building height was reduced to conform to the existing M-1 zoning 
bylaw, and is consistent with DCAP policy 6.127. 

- Additional glazing was added to the upper facades of the building, 
which improves the viability of alternative future uses of the building 

- Grade elevation along Douglas Street was modified to incorporate a 
more open store-front appearance with additional glazing and 
entrance doors.   

- Improved the Northern façade with more decorative cladding, despite 
the eventual zero-lot-line interface with the neighbouring property. 
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Further consultation with the Sustainable Planning and Community 
Development Department of the City of Victoria raised additional areas for 
improvement in our design: 

- Relocated the glazed elevator to the interior of the building and 
expanded active industrial uses at grade fronting Douglas Street, 
consistent with DCAP policy 3.48 

- Revised the Douglas & Queens corner profile of the building to create 
a more dramatic projection. 

Lastly, in light of the fact that the City of Victoria zoning bylaw does not 
stipulate specific vehicle parking requirements for a self-storage land use, 
we commissioned a study by Bunt & Associates to assess an appropriate 
vehicle & bicycle parking provision for the property. This study relied on 
traffic counts at other self-storage buildings in both the Lower Mainland and 
the Capital Regional District.  This study concluded that the 19 spaces 
provided in this proposal is more than sufficient for the proposed uses, 
however, it is less than the prescribed rate in the City of Victoria Zoning 
Bylaw and will therefore require a variance.  In addition to this parking 
provision, we have implemented a number of Transportation Demand 
Management strategies: 

- Providing 6 long-term & 6 short term bicycle parking spaces 
- Providing end-of-trip facilities for cyclists 
- Providing transit passes for employees to encourage the use of public 

transit for commutes 

These strategies are consistent with the Transportation Demand 
Management framework outlines in the DCAP. 

5 HERITAGE 
No heritage impacts with this proposal. 

6 GREEN BUILDING FEATURES 
The self-storage portion of the building is semi-heated spaces with low 
heating and cooling demands. The following provides a breakdown of 
green features for each building system: 

6.1 MECHANICAL SYSTEMS 
- Heating and Ventilation (Storage Area): High Efficiency Natural Gas 

Fired Condensing Rooftop Air Handling Unit (91%) complete with 
economizer / heat recovery. 
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- Heating, Ventilation & Airconditioning (CRUs & Office Space): High 
efficiency Variable Refrigerant Flow (VRF) system (COP 4.2). 

- Proper air distribution tests will be completed that test, adjust and 
balance the air distribution system. 

- All motors (fan/blower/ECM/compressor) to be of high efficiency and 
help reduce the total electrical consumption.  

6.2 PLUMBING SYSTEMS 
- Heat Pump Domestic Hot Water Heater complete with electrical back-

up and integral packaged controls.  
- Ultra low-flow plumbing fixtures. 

6.3 ELECTRICAL SYSTEM  
- LED Lighting Fixtures 
- Occupancy / vacancy sensors 
- Lighting control system for automatic dimming, vacancy sensing, time 

clock control and daylight harvesting.  
- Light levels to meet recommended standards and to allow for LPD to 

meet or exceed ASHRAE requirements.  
- External LED luminaires to be complete with full cut off to reduce light 

pollution. BES to perform light level calculations to ensure compliance 
with city requirements. 

- Rooftop photovoltaic system roughed-in at a minimum. 
- EV Charging Stations (Level 2) in 10% of parking stalls. 

6.4 CONTROL SYSTEM 
All HVAC equipment and lighting to be controlled via DDC System. 
Advantages include: 

- Increase occupant comfort.  
- Decrease operating costs and faster response time. 
- Control sequences for energy savings. 
- Digital interface with remote login capabilities. 
- Energy management software. 
- Less tenant maintenance required with Fault Detection Diagnostics. 

7 INFRASTRUCTURE 
The proposed development requires addressing historic old services to be 
abandoned with new services being installed. The Douglas Street frontage 
requires only partial reconstruction as its current condition is generally good. 
The Queens frontage will require complete redevelopment. 
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Transportation has been reviewed with the cooperation of the City of 
Victoria Engineering Deportment as well as Bunt & Associates. The City has 
requested accommodation of narrowing the width of the Queens 
intersection facilitating bubs at the corners. This provides for a shorter 
crossing for pedestrians improving safety and increasing the amount of 
landscape area. The intersection geometry was designed with 
consideration of a WB17 (Tractor and Trailer) to still navigate the 
intersection. The City has indicated that the intersection will become fully 
signalized somewhere around 2024, potentially in concurrence with the 
project redevelopment. As such the civil engineering plans will be designed 
collaboratively with the City to accommodate the future works. 

Storm drain service is available via the municipal storm drain system. No 
attenuation of the rainwater will be required. However the City does 
provide for tax credit system should the developer choose to do. 

Sanitary sewers are available at property line and can provide for a new 
service connection. Old service connections are to be decommissioned. 
At this time sanitary sewer flow attenuation has not been requested and is 
not anticipated. 

New water services for both domestic use and fire prevention use are 
anticipated. The City provides two separate water main networks for this. 
The Fire suppression system is of a higher pressure requiring a separate 
connection. A domestic connection will come from the lower pressure 
domestic system. 

We thank you for your consideration.  The entire project team look forward 
to presenting this application and advancing the review process with the 
Mayor and City Council, City Staff and the surrounding community.   

 

Respectfully,  

 
 

 

Helen Besharat, Principal 
Architect AIBC FRAIC RID LEED BD+C 
BFA Studio Architects 

Chris Bradley, Principal 
 
Bradley Group of Companies 
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