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Advisory Design Panel Report 
For the Meeting of June 28, 2023 
 
 

To: Advisory Design Panel Date: June 14, 2023 

From: Patrick Carroll, Senior Planner 

Subject: Development Permit Application No. 000568 for 2850/2852 Douglas Street, 
2706 Government Street, 670/680 Gorge Road East  

(Concurrent with Rezoning Application No. REZ00717) 
 
 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Development Permit Application for 
2850/2852 Douglas Street, 2706 Government Street, 670/680 Gorge Road East and provide 
advice to Council. 
 
The proposal is to demolish two existing commercial buildings, retain an existing 100-unit hotel 
and construct a new six-storey, 177-room hotel with a 370m2 restaurant. The proposed building 
contains an 87-space underground parking area and an additional 84 surface parking stalls. A 
concurrent Rezoning Application seeks to increase the floor space ratio (FSR) from 1.2 to 1.67 
and create a single site-specific zone for the properties, which would be consolidated if the 
rezoning is approved. 
 
The site is located within Development Permit Area (DPA) 7A: Corridors and the following 
documents were considered in assessing this application: 

• Official Community Plan (2012) 
• Burnside Gorge Neighbourhood Plan (2017) 
• Revitalization Guidelines for Corridors, Villages and Town Centres (2019) 
• Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development 

(2012) 
• Advisory Design Guidelines for Buildings, Signs and Awnings (1981). 

 
Staff are looking for commentary from the ADP with regard to: 

• street wall to street width ratio 
• opportunities to acknowledge a prominent location 
• opportunities to improve the commercial street front 
• parking and drive aisle impacts 
• appropriateness of proposed building materials 
• 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 ADP 
may make, or use as a basis to modify, in providing advice on this application. 
 
BACKGROUND 
 

Applicant: Mr. Scott Harwood 
Northland Properties Corporation 
 

Architect: Mr. Paul Kwasnicky, Architect AIBC 
Pacific Coast Architecture 

 
Development Permit Area: Development Permit Area 7A, Corridors 

Heritage Status: n/a 
 
Description of Proposal 
 
The proposed site contains three existing buildings, including a four-storey, 100-unit hotel with 
623m2 of ground floor commercial space (previously used as a restaurant) and two additional 
commercial buildings. The proposal is to demolish the commercial buildings, retain the existing 
hotel and construct a new six-storey, 177-room hotel with 370m2 of an additional ground floor 
commercial space (proposed for a second restaurant).  
 
Major design components include: 

• proposed building sited in the southern portion of the site and built up to flanking streets 
(Government Street and Gorge Road East) 

• six storeys with a flat roof and parapets, 4.55m first storey height, covered vehicle entry 
and pedestrian doors from Douglas Street and Gorge Road 

• ground floor restaurant with pedestrian entry from Government Street and outdoor patio 
in prominent south corner  

• three vehicle accesses (two on Douglas Street, one on Gorge Road East) 
• 87 underground parking spaces and 84 surface parking spaces, accessed via a ramp from 

Douglas Street. 
 
Exterior materials include: 

• brick veneer at ground level, painted composite panels above ground floor 
• faux wood canopy at main entry, metal awnings, black aluminum window frames. 

 
Site and landscaping details include: 

• 50.9m2 restaurant patio 
• landscaped islands, ornamental trees, retained landscaped area (rear of existing hotel), 

new landscaped area (between existing hotel and Gorge Road East     
• 47 new trees proposed onsite, in addition to 5 proposed new boulevard trees (Gorge Road 

East) and 5 retained boulevard trees (Douglas Street) 
• all onsite existing trees are proposed for removal, in addition to 10 offsite trees.  

 
The following data table compares the proposal with the T-1 Zone, Limited Transient 
Accommodation District. An asterisk is used to identify where the proposal is less stringent than 
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the T-1 Zone. Additionally, the applicable Official Community Plan policy has been included in 
this table. 
 

Zoning Criteria Proposal 
Zone 

Standard 

(T-1) 

OCP Policy 

(General 
Employment) 

Site area (m2) (min.) 9089.21 1850 - 

Density (Floor Space 
Ratio) (max.) 1.57* 1.20 2:1 

Total floor area (m2) 
(max.) 14,281.96* 10,907.05 - 

Unit floor area (m2) 
(min) 26.38* 33.00 - 

Height (m) (max.) 24.99* 21.50 - 

Storeys (max.) 6 n/a Up to 6 
(approx.) 

Site coverage (%) 
(max.) 32.51* 20.00 - 

Open site space (%) 
(min.) 28.15* 30.00 - 

Setbacks (m) (min.) - - Close to 
sidewalk 

Front (Douglas) 

0.40*  
(proposed) 

 
7.50  

(existing hotel) 
 

7.50 - 

Rear (Gorge)* 5.10* 7.50 - 

Side (west) TBC* 7.50 - 

Side (north) 7.70  
(existing hotel) 7.50 - 

Between buildings (m) 
(min.) 8.20* 18.00 - 

Vehicle parking (min.) 171* 189 84 surface 
87 underground 

Accessible parking 
(min.) 6 6 - 
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Zoning Criteria Proposal 
Zone 

Standard 

(T-1) 

OCP Policy 

(General 
Employment) 

Accessible van 
parking (min.) 0* 2 - 

EV ready spaces 
(min.) 2 TBC* 9 - 

Surface parking street 
boundary setback (m) 
(min.) 

0.00- Douglas* 
1.00- Gorge* 7.50 - 

Surface parking 
landscape strip (m) 
(min.) 

0.00- Douglas* 
1.00- Gorge 1.00 - 

Bicycle parking stalls 
(min.) - - - 

Long term 14 13 - 

Short term 18 17 - 

 
Sustainability Features 
 
The applicant has indicated a range of sustainability features associated with the development, 
including:  

• permeable pavers for a portion of paved areas 
• stormwater retention through a combination of landscaped surface storage, delayed 

percolation troughs, and below grade storage manifolds 
• heat recovery system for indoor pool area. 

 
Consistency with Policies and Design Guidelines 
 
Official Community Plan (2012) 
 
This property is designated General Employment in the Official Community Plan (OCP). The 
General Employment designation envisions primarily employment-generating uses and 
accessory mixed-uses including light industrial, commercial, and institutional uses contained 
within a wide range of low to medium-rise building forms. The designation envisions buildings up 
to approximately six storeys adjacent to the Douglas-Hillside-Gorge-Government intersection, 
with total FSR up to approximately 2:1. 
 
Burnside Gorge Neighbourhood Plan (2017) 
 
This property is designated General Employment in the Burnside Gorge Neighbourhood Plan. 
The General Employment areas between Mayfair Town Centre and Humber Green Village are 
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identified as an important reserve of general employment and industrial employment lands. In the 
section of the Douglas Corridor that includes the subject properties, general employment uses 
are envisioned with building heights between approximately four and six storeys.  
 
Specific urban design objectives are contained in the plan, including incorporating small transit 
plazas in locations of future rapid transit stations and encouraging prominent buildings at 
terminating vistas at street-ends and triangular blocks, which are both potential opportunities for 
the properties under consideration. 
 
Design Guidelines applicable to Development Permit Area (DPA) 7A: Corridors 
 
The applicable design guidelines for DPA 7A that apply to the subject properties include: 
 
• Revitalization Guidelines for Corridors, Villages and Town Centres (2019) 
• Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development (2012) 
• Advisory Design Guidelines for Buildings, Signs and Awnings (1981). 
 
Regulatory Considerations 
 
It should be noted that the proposal strays significantly from the requirements contained in the T-
1 Zone, as outlined in the data table. Staff assessment is that the surface parking/street boundary 
setback of 0m on Douglas Street and of 1m on Gorge Road East, as well as the lack of a surface 
parking landscape strip on Douglas Street are a problematic site design concern given the 
importance of landscaping and trees to soften the experience along these busy corridors.  
 
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. 
 
Street Wall Ratio 
 
The Revitalization Guidelines for Corridors, Villages and Town Centres emphasize that 
buildings flanking streets should create a sense of enclosure, mitigate shading impacts and 
ensure human scale at street level. To achieve these objectives, street walls should not exceed 
approximately 1/3 to 1/2 the width of the flanking street. Where buildings exceed the preferred 
street wall ratio, the upper portions of buildings above the street wall should be set back by at 
least two metres. The proposed building would be built to the sidewalk on Government Street 
and Gorge Road East, without providing a setback for the portion of the building above the 
street wall. Staff assessment of the proposal is that revisions are recommended to better align 
with objectives related to street wall to street width ratio. The Panel is asked to comment on the 
appropriateness of the proposed building height and massing. 
 
Visually Prominent Location 
 
The Revitalization Guidelines for Corridors, Villages and Town Centres encourage unique 
rooflines for taller buildings that have a visually prominent location (e.g. at corners, or at 
terminating vistas of streets) in order to create a distinct landmark. Additionally, the corner design 
should include an architectural feature that addresses and emphasizes the corner. Staff 
assessment is that the location of the proposed hotel is a visually prominent location and a 
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terminating vista, and that the proposal would benefit from design elements to acknowledge the 
significance. The Panel is asked to comment on opportunities for design elements or revisions 
that could better realize the objectives for prominent sites in the OCP and Burnside Gorge 
Neighbourhood Plan. 
 
Pedestrian Expereince  
 
The Revitalization Guidelines for Corridors, Villages and Town Centres encourage a series of 
modulated storefronts and/or entrances where ground-oriented commercial uses are proposed, 
even where the building has a single tenant or use. Given the large floor plate and building 
dimensions, staff recommend further consideration of elements to improve the commercial 
streetscape, such as additional entrances and/or increased emphasis on existing building 
entrances. The Panel is asked to comment on opportunities to improve the building design at 
street level. 
 
Parking and Drive Aisles 
 
The Revitalization Guidelines for Corridors, Villages and Town Centres outline that parking be 
located underground or to the rear of buildings to provide human scale pedestrian environments. 
Where rear yard surface parking is proposed, building designs and landscaping interventions 
should be employed so that parking is integrated into sites in a manner that results in an attractive 
and safe environment. Staff assessment is that the provision of surface parking, and in particular 
the proposed drive aisles, reduces the space available for open space and trees and creates 
conflicts between pedestrians and vehicles. The Panel is asked to comment on recommendations 
to reduce paved areas, screen parking and improve pedestrian separation from vehicular 
movement. 
  
Building Materials 
  
The Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development 
encourage high quality materials that are capable of weathering gracefully. Specifically, the 
importance of rich and varied architectural materials along street frontages are identified as 
particularly important. The Panel is asked to comment on the quality and range of building 
materials and identify opportunities to better reflect surrounding context, including but not limited 
to nearby buildings of heritage value. 
 
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. DP000568 for 2850/2852 Douglas Street, 2706 Government Street, 670/680 Gorge Road 
East be approved as presented. 
 
Option Two 
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That the Advisory Design Panel recommend to Council that Development Permit Application 
Development Permit Application No. DP000568 for 2850/2852 Douglas Street, 2706 
Government Street, 670/680 Gorge Road East 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 
Development Permit Application No. DP000568 for 2850/2852 Douglas Street, 2706 
Government Street, 670/680 Gorge Road East 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 1, 2023 
• Applicant’s letter dated November 9, 2021. 

 
cc:  Scott Harwood; Paul Kwasnicky 
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The accompanying shadow study is prepared to justify that the height and
size of the proposed building does not pose a substantial visual impact to
the sunlight exposure of Gorge road, Douglas street and the intersection
of Douglas and Gorge for the majority of the summer and fall/spring
times.

The shadow study encompasses dates and times shown in Tables 1 on
June 21 and Table 2 on March/September 21. Sunrise and sunset time are
taken from National Research Council Canada.

The Base Mapping shows an area 4.0 times the height of the development
north, east and west at a minimum coverage of 96m, and 1.5 times the
building height south at a minimum coverage of 36m.

1. INTRODUCTION
Table 1-2 are the analysis of the shadow studies.

2. ANALYSIS

Table 1 - Mar/ Sep 21

Time
Incremental shade on

Gorge Douglas Intersection of
Douglas & Gorge

5:59 AM Sunrise

9:00 AM
On adjacent
sidewalk only No No

12:00 PM No No No

3:00 PM No
On adjacent
sidewalk only No

6:13 PM Sunset

Table 2 - Jun 21

Time
Incremental shade on

Gorge Douglas Intersection of
Douglas & Gorge

4:12 AM Sunrise

9:00 AM
On adjacent
sidewalk only No No

12:00 PM No No No

3:00 PM No
On adjacent
sidewalk only No

6:00 PM No
On adjacent
sidewalk only No

8:19 PM Sunset

From Table 1-2, below are the summary of the findings:
- There are no incremental shade on the intersection of Douglas &

Gorge on the studied period;
- There are at least 6 hours, including 12pm, without incremental

shade on either Gorge Road or Douglas;

Based on the analysis, it is our opinion that the proposed building will
create minimal and acceptable shadowing impact on Gorge Road, Douglas
Street, and the intersection of Douglas & Gorge for the majority of the
summer and fall/spring times.

3. CONCLUSION

Legend of shadow studies

Property line Adjacent sidewalks

Opposite sidewalksProposed development

MAR/ SEP 21      09:00am
SUNRISE-           05:59am

MAR/ SEP 21      12:00noon MAR/ SEP 21      03:00pm
SUNSET-            06:13pm

JUN 21      09:00am
SUNRISE- 04:12am

JUN 21      12:00noon JUN 21      03:00pm JUN 21      06:00pm
SUNSET-  08:19pm

Site Latitude and Longitude
The information taken from Google Map regarding the site of 2706
Government Street, Victoria, BC is located at:
Latitude:  48°26’20.30”N
Longitude:  123°22’05.30”W
Astronomic north was determined by geolocating the 3D model in SketchUp
based on Bing Map.
The base mapping obtained from VicMap, a interactive mapping system.

Software Used to Prepare Shadow Analysis
Sketchup Pro was used for 3D work and shadow calculation. Final composite
images were done in AutoCAD.
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"VICTORIA SIGNATURE" SUITE BREAKDOWN
KITCH. BATH VANITY BEDS AREA Ground Second Third Fourth Fifth Sixth Total Total Area

1 A1 KING EF S 42 x 60 20 x 48 1K 378 0 4 4 4 4 4 20         7,560

2 A2 KING EF S 42 x 60 20 x 48 1K 389 0 3 3 3 3 3 15         5,835

3 B KING EF S 36 x 60 20 x 48 1K 375 0 3 3 3 3 3 15         5,625

4 B1 KING / SHOTGUN KT S 36 x 60 20 x 48 1K 388 0 1 3 3 3 3 13         5,044

5 B3 KING / SHOTGUN KT S 36 x 60 20 x 48 1K 377 0 3 3 3 3 3 15         5,655

6 D DOUBLE QUEEN KT S 42 x 60 20 x 48 2Q 342 0 7 7 7 7 7 35       11,970

7 D1 DOUBLE QUEEN EF T & S 36 x 48
28 x 60 20 x 48 2Q 391 0 4 4 4 4 4 20         7,820

8 D2 DOUBLE QUEEN EF T & S 36 x 48
28 x 60 20 x 48 2Q 469 0 0 1 1 1 1 4         1,876

9 D3 DOUBLE QUEEN EF T & S 36 x 48
28 x 60 20 x 48 2Q 407 0 1 1 1 1 1 5         2,035

10 G1 DOUBLE QUEEN EF S 36 x 66 22 x 33.5 1K 388 0 1 1 1 1 1 5         1,940

11 S KING EF S 36 x 60 20 x 30 1K 278 0 1 1 1 1 1 5         1,390

12 S2 KING EF S 36 x 60 20 x 48 1K 317 0 1 1 1 1 1 5         1,585

13 S3 KING EF S 36 x 60 20 x 48 1K 292 0 1 1 1 1 1 5         1,460

14 S4 KING EF S 36 x 60 20 x 48 1K 340 0 1 1 1 1 1 5         1,700

15 S5 KING EF S 36 x 48 20 x 30 1K 311 0 1 1 1 1 1 5         1,555

16 S6 DOUBLE QUEEN EF T & S 36 x 48 20 x 48 2Q 379 0 1 1 1 1 1 5         1,895
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ACCRONYMS ACCOMODATION LAUNDRY
Q = QUEEN 60"X80" EF = EFFICIENCY UNIT KING 108 61.02% BATHTUB 34 19.21% 1.1LB OF WASH/UNIT 194.7
K = KING 72"X80" KT = KITCHENETTE TWIN 69 38.98% SHOWER 177 100.00% 1.4LB OF WASH/UNIT 247.8
PO = PULLOUT 60"X80" FK = FULL KITCHEN ADJOIN. 3 PIECE 143 80.79% LINEN UNITS: REQUIRED 442.5
DB = DOUBLE 56"X80" T = TUB 4 PIECE 34 19.21%

S = SHOWER ACCES. 5 2.82% LINEN UNITS: PROVIDED xx
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SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE

SUITE

SUITE

SUITE

SUITE

SUITE
SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITESUITE SUITE SUITE SUITE

STAIR 2

STAIR 1

LINEN COMM
STOR

SUITESUITESUITE

ELEV

ELEV
ELEV

ELEV

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

4'-0" (1219mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR6'-0" (1828mm)

EXIT DOOR

6'-0" (1828mm)
EXIT DOOR3'-0" (914mm)

EXIT DOOR

3'-0" (914mm)
EXIT DOORS

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

P1

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

STAIR 3

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

3'-0" (914mm)
EXIT DOOR

POOL
AREA = 1900.3 SQ. FT. (176.5 SQM)

MAX O.L. = 235 PEOPLE

GYM
AREA = 847.8 SQ. FT. (78.8 SQM)

MAX O.L. = 105 PEOPLE

MAX TRAVEL DISTANCE
= 116'-2 1/2" 35.42M <45M

MAX TRAVEL DISTANCE
= 117'-7"/ 35.84M <45M

3'-0" (914mm)
EXIT DOOR

F
A-7.02

F
A-7.02

F
A-7.02

F
A-7.02

F
A-7.02

F
A-7.02

F
A-7.02

F
A-7.02

3'-0" (914mm)
EXIT DOOR

MAX TRAVEL DISTANCE =
67'-2 1/2" /20.49M <45M

GM OFFICE MARKET

MENS WR

WOMENS WR

BIKE ENCLOSURE

DIAGONAL DIST. = 43'-10" (13.4 M)
R.D.B.E. = 21'-11" (6.7 M)

DIAGONAL DIST. = 78'-8" (24.0 M)
R.D.B.E. = 39'-4" (12.0 M)

BELOW GRADE PARKADE
F3 OCCUPANCY

AREA = 21310.0 SQ. FT. (1979.8 SQM)
DIAGONAL DIST. = 325'-3" (99.1 M)

R.D.B.E. = 162'-8" (49.6 M)

MEETING ROOM 1
A2 OCCUPANCY

AREA = 697.9 SQ. FT. (64.8 SQM)
MAX O.L. = 86 PEOPLE

DIAGONAL DIST. = 36'-8" (11.2 M)
R.D.B.E. = 18'-4" (5.6 M)

MEETING ROOM 2
A2 OCCUPANCY

AREA = 890.2 SQ. FT. (82.7 SQM)
MAX O.L. = 110 PEOPLE

DIAGONAL DIST. = 42'-5" (12.9 M)
R.D.B.E. = 21'-2" (6.5 M)

RESTAURANT (FUTURE TI)
A2 OCCUPANCY

AREA = 4534.4 SQ. FT. (421.3 SQM)
MAX O.L. = 150 PEOPLE

DIAGONAL DIST. = 100'-8" (30.7 M)
R.D.B.E. = 50'-4" (15.3 M)

MAX TRAVEL DISTANCE =
116'-2 1/2" / 35.42M <45M

MAX TRAVEL DISTANCE =
118'-1 1/2" / 36.00M <45M

0 10FT 50FT 100FT

STAFF ROOM
AREA = 698.4 SQ. FT. (64.9 SQM)

MAX O.L. = 57 PEOPLE
DIAGONAL DIST. = 37'-2" (11.3 M)

R.D.B.E. = 18'-7" (5.7 M)

111 SQ. FT.

CORPORATE LOUNGE
AREA = 561.1 SQ. FT. (52.1 SQM)

MAX O.L. = 44 PEOPLE
DIAGONAL DIST. = 38'-3" (11.7 M)

R.D.B.E. = 19'-2" (5.8 M)

DIAGONAL DIST. = 325'-3" /99.1 M

MAX TRAVEL DISTANCE =

143'-9" / 43.81M<45M

MAX TRAVEL DISTANCE= 146'-8" /44.70M <45M

MAX TRAVEL DISTANCE =
75'-1 1/2" /22.90M <45M

MAX TRAVEL DISTANCE =
75'-1 1/2" /22.89M <45M

VERTICAL SERVICE SPACES (DUCTS)

FIRE SEPARATIONS

ELEVATOR SHAFT

SERVICE ROOMS

HOTEL ROOM TO CORRIDOR
HOTEL ROOM TO ROOM

EXIT STAIRS

45 MIN.

60 MIN.

60MIN. / 120 MIN. (PARKADE)

3.6.3.1.(1) & TABLE 3.6.3.1.

3.5.3.1.(1) & TABLE 3.5.3.1.

3.6.2.1.

60 MIN.
60MIN. / 120 MIN. (PARKADE)

60 MIN.

3.4.4.1. (1)
3.3.1.4
3.3.4.2. (1)

3.2.1.2 (2) & (3)

3.2.2.50
GROUP F DIV 3
GROUP C

BUILDING B 

BUILDING A

BUILDING A

CODE REQUIREMENTS

BUILDING COMPLIANCE

ELEVATOR MACHINE ROOM 120 MIN. 3.5.3.3. (2)

3.2.1.2

COMBUSTIBLE OR NON COMBUSTIBLE CONSTRUCTION PERMITTED

1,500 SQM MAX  IF 6 STOREYS IN BUILDING HEIGHT
6 STOREYS MAX

3.2.2.50  (GROUP C)

FLOOR ASSEMBLIES TO HAVE 1 HR F/R

LOAD BEARING WALLS, COLUMNS & ARCHES SHALL HAVE A F/R NOT LESS THAN THAT
REQUIRED FOR THE SUPPORTED ASSEMBLY

SPRINKLERS REQUIRED

BCBC 2018

BUILDING CODE NOTES
BRITISH COLUMBIA BUILDING CODE 2018

NOTE: BUILDINGS A & B  ARE TO BE SEPARATED BY A FIREWALL CONFORMING TO BCBC 2018  #3.2.1.2.

BUILDING B

6 STOREYS, FLOOR AREA 1,476.51 SQM
SPRINKLERED
COMBUSTIBLE & NON COMBUSTIBLE CONSTRUCTION
FLOOR ASSEMBLIES TO HAVE 1 HR F/R & 2 HR F/R BETWEEN OCCUPANCIES A2 & C
ROOF ASSEMBLIES TO HAVE 1 HR F/R
LOAD BEARING WALLS, COLUMNS & ARCHES TO HAVE 1 HR F/R

ONE STOREY, FLOOR AREA 1979.80 SQM
SPRINKLERED
NON-COMBUSTIBLE CONSTRUCTION
LOADBEARING WALLS, COLUMNS & ARCHES TO HAVE 2 HR F/R

ROOF ASSEMBLIES TO HAVE 1 HR F/R

FLOOR AND ROOF ASSEMBLIES ABOVE THE  BASEMENT AND THE EXTERIOR WALLS OF 
THE BASEMENT ABOVE THE ADJOINING GROUND LEVEL TO BE 2 HR F/R

SPRINKLERS REQUIRED

18M HEIGHT MAX

GROUP A2 MAJOR OCCUPANCY CAN BE LOCATED BELOW THIRD FLOOR

BUILDING A

BUILDING B

3.1.3.1 2 HR F/R BETWEEN MAJOR OCCUPANCIES A2 & C

FRR

STORAGE ROOMS 60 MIN. 3.6.2.5.

LINEN CHUTE 60 MIN. 3.6.3.3.(2)

NON COMBUSTIBLE CONSTRUCTION PERMITTED
1,500 SQM MAX  IF 6 STOREYS IN BUILDING HEIGHT
6 STOREYS MAX

3.2.2.24 (GROUP A2)

FLOOR ASSEMBLIES TO HAVE 1 HR F/R

LOAD BEARING WALLS, COLUMNS & ARCHES SHALL HAVE A F/R NOT LESS THAN THAT
REQUIRED FOR THE SUPPORTED ASSEMBLY

SPRINKLERS REQUIRED

ROOF ASSEMBLIES TO HAVE 1 HR F/R

UNRATED SMOKE SEPARATION

1 HR

2 HR FIREWALL

FIRE RATED PARTITION LEGEND

3/4 HR

2 HR

STANDPIPES, HYDRANTS, F.D. CONNECTION

CONFORM TO BCBC 2018 SECTION 3.1.9.1. & CAN/ULC-S115
FIRE STOPPING OF PIPES & ELECTRICAL WIRING IN FIRE SEPARATIONS TO 

SINCE ALL BUILDINGS ARE REQUIRED TO BE SPRINKLERED AS PER N.F.P.A 13,

FIRE STOPPING

CODE:

ACCESS:

DOORS:
CONTROL:
SPEED:
CAPACITY:

FIRE ALARMS

ELEVATORS

TYPE;

AS PER N.F.P.A. 13 ALL BUILDINGS A & B ARE TO BE SPRINKLERED TO N.F.P.A. 13 REQUIREMENTS

SPRINKLERS

SEE DRAWINGS BY FIRE SUPPRESSION ENGINEER

FIRE RATING OF DOORS
PARTITION F/R DOOR F/R
45 OR 60 MIN
90 MIN
120 MIN

45 MIN
60 MIN
90 MIN

20 MIN F/R DOOR ALLOWED BETWEEN SUITE & CORRIDOR IF PARTITION F/R IS NOT MORE THAN 1HR

SOUND TRANSMISSION

SUITE TO ANY OTHER SPACE
SUITE TO ELEVATOR SHAFT OR REFUSE CHUTE

STC 50 OR ASTC 47
STC 55

(3.2.4.1., 3.2.4.4.)

ALL ELEVATORS MEET BCBC 2018 #3.8.3.7.

COMPLIANT TO B44 ELEVATOR SAFETY CODE & THE ELEVATING
1 CAR 36" x 84" SINGLE SLIDE POWER OPERATED & 1 CAR 42" x 84' DOUBLE SLIDE POWER OPERATED
DUPLEX SELECTIVE COLLECTIVE

1 @ 2100lb & 1 @ 2500lb
HYDRAULIC PASSENGER ELEVATOR

150 FPM

DEVICES SAFETY REGULATION 

SEE DRAWINGS BY FIRE SUPPRESSION ENGINEER

ALL BUILDINGS ARE REQUIRED TO HAVE A 2-STAGE FIRE ALARM SYSTEM INSTALLED
WITH THE SYSTEM CONTINUOUS THROUGHOUT THE ENTIRE BUILDING. FOR FIRE ALARM & 
DETECTION SYSTEM DETAILS REFER TO DWGS BY ELEC ENG.

BCBC 2018

BCBC 2018 LOCATION SOUND RATING
5.8.1.1.(1)
5.8.1.1.(2)

ELEVATORS TO BE DESIGNED, CONSTRUCTED AND INSTALLED TO CONFORM BCBC 2018 #3.5.2.1

3.1.8.4.(2) &
TABLE 3.1.8.4.

3.1.8.12(1).(a).(i)

PATIENT AT LEAST ONE ELEVATOR HAS INSIDE DIMENSIONS THAt WILL ACCOMMODATE AND PROVIDE
ADEQUATE ACCESS FOR PATIENT STRETCHER 2010MM LONG AND 610MM WIDE IN STRETCHER:
THE PRONE POSITION
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PARKADE

BUILDING B
GROUP F3 BUILDING B

GROUP F3

BUILDING A
G/F- GROUP C & GROUP A2

2-6/F- GROUP C

D
A-7.02

E
A-7.02

F
A-7.02

F
A-7.02

PARKADE

GROUP A2 GROUP A2

GROUP A2 GROUP A2 GROUP A2

0 10FT 50FT 100FT

BUILDING A
G/F- GROUP C & GROUP A2

2-6/F- GROUP C

UNRATED SMOKE SEPARATION

1 HR

2 HR FIREWALL

FIRE RATED PARTITION LEGEND

3/4 HR

2 HR

STANDPIPES, HYDRANTS, F.D. CONNECTION

CONFORM TO BCBC 2018 SECTION 3.1.9.1. & CAN/ULC-S115
FIRE STOPPING OF PIPES & ELECTRICAL WIRING IN FIRE SEPARATIONS TO 

SINCE ALL BUILDINGS ARE REQUIRED TO BE SPRINKLERED AS PER N.F.P.A 13,

FIRE STOPPING

CODE:

ACCESS:

DOORS:
CONTROL:
SPEED:
CAPACITY:

FIRE ALARMS

ELEVATORS

TYPE;

AS PER N.F.P.A. 13 ALL BUILDINGS A & B ARE TO BE SPRINKLERED TO N.F.P.A. 13 REQUIREMENTS

SPRINKLERS

SEE DRAWINGS BY FIRE SUPPRESSION ENGINEER

VERTICAL SERVICE SPACES (DUCTS)

FIRE SEPARATIONS

ELEVATOR SHAFT

SERVICE ROOMS

HOTEL ROOM TO CORRIDOR
HOTEL ROOM TO ROOM

EXIT STAIRS

45 MIN.

60 MIN.

60MIN. / 120 MIN. (PARKADE)

3.6.3.1.(1) & TABLE 3.6.3.1.

3.5.3.1.(1) & TABLE 3.5.3.1.

3.6.2.1.

60 MIN.
60MIN. / 120 MIN. (PARKADE)

60 MIN.

3.4.4.1. (1)
3.3.1.4
3.3.4.2. (1)

FIRE RATING OF DOORS
PARTITION F/R DOOR F/R
45 OR 60 MIN
90 MIN
120 MIN

45 MIN
60 MIN
90 MIN

20 MIN F/R DOOR ALLOWED BETWEEN SUITE & CORRIDOR IF PARTITION F/R IS NOT MORE THAN 1HR

SOUND TRANSMISSION

SUITE TO ANY OTHER SPACE
SUITE TO ELEVATOR SHAFT OR REFUSE CHUTE

STC 50 OR ASTC 47
STC 55

(3.2.4.1., 3.2.4.4.)

3.2.1.2 (2) & (3)

3.2.2.50
GROUP F DIV 3
GROUP C

BUILDING B 

BUILDING A

BUILDING A

CODE REQUIREMENTS

BUILDING COMPLIANCE

ALL ELEVATORS MEET BCBC 2018 #3.8.3.7.

COMPLIANT TO B44 ELEVATOR SAFETY CODE & THE ELEVATING
1 CAR 36" x 84" SINGLE SLIDE POWER OPERATED & 1 CAR 42" x 84' DOUBLE SLIDE POWER OPERATED
DUPLEX SELECTIVE COLLECTIVE

1 @ 2100lb & 1 @ 2500lb
HYDRAULIC PASSENGER ELEVATOR

150 FPM

ELEVATOR MACHINE ROOM 120 MIN. 3.5.3.3. (2)

DEVICES SAFETY REGULATION 

SEE DRAWINGS BY FIRE SUPPRESSION ENGINEER

ALL BUILDINGS ARE REQUIRED TO HAVE A 2-STAGE FIRE ALARM SYSTEM INSTALLED
WITH THE SYSTEM CONTINUOUS THROUGHOUT THE ENTIRE BUILDING. FOR FIRE ALARM & 
DETECTION SYSTEM DETAILS REFER TO DWGS BY ELEC ENG.

3.2.1.2

COMBUSTIBLE OR NON COMBUSTIBLE CONSTRUCTION PERMITTED

1,500 SQM MAX  IF 6 STOREYS IN BUILDING HEIGHT
6 STOREYS MAX

3.2.2.50  (GROUP C)

FLOOR ASSEMBLIES TO HAVE 1 HR F/R

LOAD BEARING WALLS, COLUMNS & ARCHES SHALL HAVE A F/R NOT LESS THAN THAT
REQUIRED FOR THE SUPPORTED ASSEMBLY

SPRINKLERS REQUIRED

BCBC 2018

BUILDING CODE NOTES
BRITISH COLUMBIA BUILDING CODE 2018

NOTE: BUILDINGS A & B  ARE TO BE SEPARATED BY A FIREWALL CONFORMING TO BCBC 2018  #3.2.1.2.

BUILDING B

BCBC 2018

BCBC 2018 LOCATION SOUND RATING

6 STOREYS, FLOOR AREA 1,476.51 SQM
SPRINKLERED
COMBUSTIBLE & NON COMBUSTIBLE CONSTRUCTION
FLOOR ASSEMBLIES TO HAVE 1 HR F/R & 2 HR F/R BETWEEN OCCUPANCIES A2 & C
ROOF ASSEMBLIES TO HAVE 1 HR F/R
LOAD BEARING WALLS, COLUMNS & ARCHES TO HAVE 1 HR F/R

ONE STOREY, FLOOR AREA 1979.80 SQM
SPRINKLERED
NON-COMBUSTIBLE CONSTRUCTION
LOADBEARING WALLS, COLUMNS & ARCHES TO HAVE 2 HR F/R

ROOF ASSEMBLIES TO HAVE 1 HR F/R

FLOOR AND ROOF ASSEMBLIES ABOVE THE  BASEMENT AND THE EXTERIOR WALLS OF 
THE BASEMENT ABOVE THE ADJOINING GROUND LEVEL TO BE 2 HR F/R

SPRINKLERS REQUIRED

5.8.1.1.(1)
5.8.1.1.(2)

ELEVATORS TO BE DESIGNED, CONSTRUCTED AND INSTALLED TO CONFORM BCBC 2018 #3.5.2.1

18M HEIGHT MAX

GROUP A2 MAJOR OCCUPANCY CAN BE LOCATED BELOW THIRD FLOOR

BUILDING A

BUILDING B

3.1.3.1 2 HR F/R BETWEEN MAJOR OCCUPANCIES A2 & C

3.1.8.4.(2) &

FRR

STORAGE ROOMS 60 MIN. 3.6.2.5.

LINEN CHUTE 60 MIN. 3.6.3.3.(2)

TABLE 3.1.8.4.

3.1.8.12(1).(a).(i)

PATIENT AT LEAST ONE ELEVATOR HAS INSIDE DIMENSIONS THAt WILL ACCOMMODATE AND PROVIDE
ADEQUATE ACCESS FOR PATIENT STRETCHER 2010MM LONG AND 610MM WIDE IN STRETCHER:
THE PRONE POSITION

NON COMBUSTIBLE CONSTRUCTION PERMITTED
1,500 SQM MAX  IF 6 STOREYS IN BUILDING HEIGHT
6 STOREYS MAX

3.2.2.24 (GROUP A2)

FLOOR ASSEMBLIES TO HAVE 1 HR F/R

LOAD BEARING WALLS, COLUMNS & ARCHES SHALL HAVE A F/R NOT LESS THAN THAT
REQUIRED FOR THE SUPPORTED ASSEMBLY

SPRINKLERS REQUIRED

ROOF ASSEMBLIES TO HAVE 1 HR F/R

R
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 SECOND FLOOR PLAN
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22P1

221

221 221

BUILDING A - GROUP C & GROUP A2 - BCBC 2018 SECTION 3.2.2.50 & 3.2.2.24
15,893.36 SQFT - 1,476.51 SQM

SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE

SUITE

SUITE

SUITE

SUITE

SUITE
SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITESUITE SUITE SUITE SUITE

STAIR 2

STAIR 1

STAFF ROOM

LAUNDRY

STAIR 2

VEST
VEST

ADMIN

OFFICE

OFFICE

OFFICE

OFFICE

STORAGE

POOL MECHANICAL
ROOM

STAIR 2

VESTLINEN

COMM

W/R

LINEN COMM
LINEN STOR

BUILDING A - GROUP C - BCBC 2018 SECTION 3.2.2.50
14,268.71 SQFT - 1,325.61

33 SUITES x (2) PEOPLE PER SUITE = 66 PEOPLE

BUILDING A - GROUP C - BCBC 2018 SECTION 3.2.2.50
15,400.39 SQFT - 1,430.74 SQM

36 SUITES x (2) PEOPLE PER SUITE = 72 PEOPLE

 TYPICAL FLOOR PLAN
 SCALE: 1/16" = 1'-0"

4

A-7.03

 GROUND FLOOR PLAN
 SCALE: 1/16" = 1'-0"

2

A-7.03

 PARKADE PLAN
 SCALE: 1/16" = 1'-0"

1
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BUILDING B - GROUP F3 - BCBC 2018 SECTION 3.2.1.2
23,906.09 SQFT - 2,220.95 SQM

SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE

SUITE

SUITE

SUITE

SUITE

SUITE
SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITE SUITESUITE SUITE SUITE SUITE

STAIR 2

STAIR 1

LINEN COMM
LINEN STOR

SUITESUITESUITE

ELEV

ELEV
ELEV

ELEV

P1

STAIR 3

MEETING ROOM 1
MEETING ROOM 2

RESTAURANT 4534.4 SQFT
697.9 SQFT
890.2 SQFT

421.3 SQM - 150 SEATS = 150 PEOPLE

64.8 SQM / 0.75 = 86 PEOPLE
82.7 SQM / 0.75 = 110 PEOPLE

TOTAL 

WASHROOM COUNT (TABLE 3.7.2.2.-A)

173 WOMEN    7 WC REQ     8 WC + 1 UNIV. WR PROVIDED
173 MEN          4 WC REQ     2 WC + 3 UR PROVIDED

OCCUPANT LOAD CALCULATIONS

346 PEOPLE

MENS WR

WOMENS WR

MARKET

BIKE ENCLOSURE
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CENTRAL TAP

BLDG FACE 1

BLDG FACE AREA 24.39 SQM

RATIO 1.63:1
LIMITING DISTANCE
ALLOWABLE OPENING 90%
ACTUAL OPENING 61.52%

OPENING AREA 15.01 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

45MIN FRR REQ'D  (>50% to <100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

4.1 M (13'-5")

BLDG FACE 2

BLDG FACE AREA 24.82 SQM

RATIO 1.78:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 13.91 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

5.88 M (19'-3")

BLDG FACE 3

BLDG FACE AREA 32.90 SQM

RATIO 15.0:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 2.2 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

8.75 M (28'-8")

BLDG FACE 5

BLDG FACE AREA 9.80 SQM

RATIO 1.15:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 8.5 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

14.49 M (47'-6")

BLDG FACE 6

BLDG FACE AREA 72.88 SQM

RATIO 1.37:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 53.16 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

12.53 M (41'-1")

BLDG FACE 7

BLDG FACE AREA 11.89 SQM

RATIO 2.29:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 5.2 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

18.14 M (59'-6")

BLDG FACE 8

BLDG FACE AREA 24.75 SQM

RATIO 1.55:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 16.0 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

20.06 M (65'-9")

CENTRAL TAPHOUSE

BLDG FACE 9

BLDG FACE AREA 11.30 SQM

RATIO 4.52:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 2.2 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

23.11 M (75'-10")

BLDG FACE 10

BLDG FACE AREA 77.66 SQM

RATIO 3.06:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 25.4 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.77 M (25'-6")

BLDG FACE 11

BLDG FACE AREA 13.04 SQM

RATIO 1.61:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 8.12 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.65 M (25'-2")

BLDG FACE 12

BLDG FACE AREA 62.00 SQM

RATIO 1.77:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 35.0 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.77 M (25'-6")

CENTRAL TAP

BLDG FACE 13

BLDG FACE AREA 10.06 SQM

RATIO 1.71:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 5.9 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.04 M (55'-11")

BLDG FACE 22

BLDG FACE AREA 103.41 SQM

RATIO 1.14:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 90.4 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

16.38 M (53'-9")

BLDG FACE 21

BLDG FACE AREA 99.84 SQM

RATIO 1.08:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 92.4 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

37.34 M (122'-6")

BLDG FACE 14

BLDG FACE AREA 24.86 SQM

RATIO 2.16:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 11.5 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.04 M (55'-11")

BLDG FACE 15

BLDG FACE AREA 5.07 SQM

RATIO 1.45:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 3.5 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.86 M (58'-7")

BLDG FACE 16

BLDG FACE AREA 32.11 SQM

RATIO 2.01:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 16.0 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.04 M (55'-11")

BLDG FACE 17

BLDG FACE AREA 11.89 SQM

RATIO 2.27:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 5.2 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

16.74 M (54'-11")

BLDG FACE 18

BLDG FACE AREA 37.81 SQM

RATIO 1.51:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 24.5 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

16.74 M (54'-11")

BLDG FACE 19

BLDG FACE AREA 25.83 SQM

RATIO 1.86:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 13.91 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.05 M (55'-11")

BLDG FACE 20

BLDG FACE AREA 63.18 SQM

RATIO 1.58:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 40.0 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.05 M (55'-11")
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NON-F/R PARTITION:7.02 SQM

5.94 SQM

BLDG FACE 23

BLDG FACE AREA 13.38 SQM

RATIO 2.25:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

13.17 M (43'-3"")

12'-9"
[3.89]

11
'-3

1 2"
[3.

44
] 5.94 SQM

5.94 SQM

BLDG FACE 24

BLDG FACE AREA 13.38 SQM

RATIO 2.25:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

16.83 M (55'-3")

12'-9"
[3.89]

11
'-3

1 2"
[3.

44
] 5.94 SQM

2.51 SQM

BLDG FACE 26

BLDG FACE AREA 18.10 SQM

RATIO 7.22:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.14 M (56'-3")

17'-3"
[5.26]

11
'-3

1 2"
[3.

44
]

2.51 SQM

14.13 SQM

BLDG FACE 26

BLDG FACE AREA 18.10 SQM

RATIO 1.28:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.84 M (25'-8")

17'-3"
[5.26]

11
'-3

1 2"
[3.
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] 14.13 SQM
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4.76 SQM

7.57 SQM5.20 SQM

BLDG FACE 31

BLDG FACE AREA 11.52 SQM

RATIO 2.22:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

0.43 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

4.1 M (13'-5")

BLDG FACE 33

BLDG FACE AREA 19.52 SQM

RATIO 1.53:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 12.76 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

5.88 M (19'-3")

BLDG FACE 36

BLDG FACE AREA 9.28 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

18.14 M (59'-6")

BLDG FACE 37

BLDG FACE AREA 29.62 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

20.06 M (65'-9")

BLDG FACE 39

BLDG FACE AREA 57.56 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.65 M (25'-2")

BLDG FACE 41

BLDG FACE AREA 52.72 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.65 M (25'-2")

BLDG FACE 42

BLDG FACE AREA 8.58 SQM

RATIO 1.80:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.04 M (55'-11")

BLDG FACE 44

BLDG FACE AREA 209.74 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

16.74 M (54'-11")

14'-61
2"

[4.43]

8'-
61 2"

[2.
60

]

24'-71
2"

[7.51]

8'-
61 2"

[2.
60

]

11'-81
2"

[3.57]

8'-
61 2"

[2.
60

]

37'-5"
[11.40]

8'-
61 2"

[2.
60

]

72'-8"
[22.15]

8'-
61 2"

[2.
60

]

66'-7"
[20.29]

8'-
61 2"

[2.
60

]

10'-10"
[3.30]

8'-
61 2"

[2.
60

]

206'-91
2"

[63.03]

10
'-1

1"
[3.

33
]

4.77 SQM

BLDG FACE 34

BLDG FACE AREA 25.68 SQM

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

32'-5"
[9.88]

8'-
61 2"

[2.
60

]

BLDG FACE 32

BLDG FACE AREA 9.42 SQM

RATIO 1.24:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

4.48 M (14'-8")

11'-101
2"

[3.63]

8'-
61 2"

[2.
60

]

7.57 SQM
4.77 SQM 7.56 SQM

0.43 SQM

RATIO 1.70:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 15.13 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)
COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

8.75 M (28'-8")

7.57 SQM 7.56 SQM

BLDG FACE 35

BLDG FACE AREA 34.68 SQM

RATIO 1.83:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 19.00 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

12.53  M (41'-1")

43'-91
2"

[13.34]

8'-
61 2"

[2.
60

]

4.77 SQM 4.77 SQM

0.43 SQM

4.77 SQM 3.41 SQM

0.43 SQM 0.43 SQM

5.20 SQM
1.79:1

0.43 SQM

4.77 SQM

1.65:1
17.96 SQM

7.57 SQM 4.77 SQM

0.43 SQM 0.43 SQM

4.77 SQM

2.54:1
22.69 SQM

7.57 SQM 7.56 SQM7.56 SQM

1.59:1
33.08 SQM

4.77 SQM 7.56 SQM

0.43 SQM

7.56 SQM 4.77 SQM7.56 SQM

0.43 SQM

2.06:1
102.05 SQM

4.77 SQM 7.56 SQM

0.43 SQM

7.56 SQM4.77 SQM7.56 SQM

0.43 SQM

7.56 SQM 4.77 SQM

0.43 SQM0.43 SQM

4.77 SQM 4.77 SQM

0.43 SQM0.43 SQM

4.77 SQM 4.77 SQM

0.43 SQM0.43 SQM

4.77 SQM 7.56 SQM 7.56 SQM 7.56 SQM 7.56 SQM

1.66 SQM

BLDG FACE 45

BLDG FACE AREA 17.80 SQM

RATIO 10.70:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

37.34 M (122'-6")

22'-51
2"

[6.85]

8'-
61 2"

[2.
60

]

1.66 SQM

1.66 SQM

BLDG FACE 46

BLDG FACE AREA 17.80 SQM

RATIO 10.70:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(C OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

37.34 M (122'-6")

22'-51
2"

[6.85]

8'-
61 2"

[2.
60

]

1.66 SQM

BLDG FACE 40

BLDG FACE AREA 52.72 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.65 M (25'-2")

66'-7"
[20.29]

8'-
61 2"

[2.
60

]

1.56:1
33.70 SQM

8.10 SQM 6.59 SQM 6.59 SQM 5.83 SQM6.59 SQM

BLDG FACE 38

BLDG FACE AREA 57.56 SQM

RATIO
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

7.65 M (25'-2")

72'-8"
[22.15]

8'-
61 2"

[2.
60

]

1.67:1
34.48 SQM

7.03 SQM 7.02 SQM7.02 SQM

BLDG FACE 43

BLDG FACE AREA 8.58 SQM

RATIO 1.71:1
LIMITING DISTANCE
ALLOWABLE OPENING 100%
ACTUAL OPENING 100%

OPENING AREA 0 SQM

CONSTRUCTION OF EXP BLG FACE (3.2.3.7.)

NO FIRE RATING REQ  (100% OPENING)

(TABLE 3.2.3.1.D.)
(A2 OCCUPANCY - FULLY SPRINKLERED)

COMBUSTIBLE OR NON-COMBUSTIBLE CONSTRUCTION
COMBUSTIBLE OR NON-COMBUSTIBLE CLADDING

17.04 M (55'-11")

10'-10"
[3.30]

8'-
61 2"

[2.
60

]

4.61 SQM4.61 SQM2.93 SQM 1.25 SQM

4.76 SQM
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    OFF-SITE PROPOSED PLANTING SCHEDULE

QTY CODE SYMBOL COMMON NAME BOTANICAL NAME SIZE REMARKS

     DECIDUOUS TREES

5 SH SHADEMASTER
HONEYLOCUST

GLEDITSIA
TRIACANTHOS

"SHADEMASTER"

60mm CAL. B&B/WIRE
BASKET

QTY CODE SYMBOL COMMON NAME BOTANICAL NAME SIZE REMARKS

     DECIDUOUS TREES

5 SH SHADEMASTER
HONEYLOCUST

GLEDITSIA
TRIACANTHOS

"SHADEMASTER"

60mm CAL. B&B/WIRE
BASKET

11 AM ARMSTRONG MAPLE ACER RUBRUM
"ARMSTRONG"

60mm CAL. B&B/WIRE
BASKET

11 PS PACIFIC SUNSET
MAPLE

ACER
TRUNCATUM  x
PLATANOIDES

60mm CAL. B&B/WIRE
BASKET

6 SD SATOMI DOGWOOD CORNUS KOUSA
"SATOMI"

60mm CAL. B&B/WIRE
BASKET

14 BH BLACK HAWTHORN CRATAEGUS
DOUGLASII

60mm CAL. B&B/WIRE
BASKET

     GRASSES

1767.44
m²          SOD

45.34
m²

FLOWERS BED

CODE SYMBOL SPECIES BOTANICAL
NAME cm/DBH HEIGHT/m SPREAD PRZ/m

TC1

TILIA CORDATA LITTLE-LEAF
LINDEN

28 9 7 3

TC2 21 7 5 3

TC3 29 11 7 3

TC4 27 11 10 3

TC5 32 13 10 4

AP ACER
PLATANOIDES NORWAY MAPLE 36 9 8 4

CJ CERCIDIPYLLUM
JAPONICUM KATSURA TREE 16 6 3 2

CB1
CARPINUS
BETULUS

COMMON
HORNBEAM

23 12 5 3

CB2 25 12 5 3

SI SORBUS
INTERMEDIA

THE SWEDISH
WHITEBEAM 20 6 5 2

         OFF-SITE EXISTING TREES TO BE REMOVED

CODE SYMBOL SPECIES BOTANICAL
NAME cm/DBH HEIGHT/m SPREAD PRZ/m

AT1

ACER
TRUNCATUM

THE SHANTUNG
MAPLE

3 3 2 0

AT2 3 3 2 0

AT3 3 3 2 0

AT4 3 3 2 0

AT5 3 3 2 0
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1. ALL CONSTRUCTION TO BE PER THE MOST RECENT EDITION OF LOCAL CONSTRUCTION
SPECIFICATIONS.

2. ALL EXISTING ELEMENTS AND INFRASTRUCTURE TO REMAIN AND BE PROTECTED UNLESS
OTHERWISE NOTED.

3. ALL UTILITIES TO BE LOCATED IN THE FIELD PRIOR TO ANY EXCAVATION.
4. GRADING + UTILITY INFORMATION SHOWN FOR REFERENCE ONLY REFER TO CIVIL DRAWINGS.
5. ALL PLANTING AND TREE PROTECTION FENCING DETAILS TO BE AS PER CITY OF VICTORIA

SUPPLEMENTARY SPECIFICATIONS SCHEDULE (B) TO SUBDIVISION AND DEVELOPMENT
SERVICING BYLAW NO. 12-042

NOTES:

1. MINIMUM NUMBER OF TREES REQUIRED PER LOT AREA BETWEEN 8900 - 9099 m2 IS 45 TREES.
2. TOTAL NUMBER OF PROVIDED TREES IS 52 ON-SITE AND 05 OFF-SITE.
3. MINIMUM OF 30% OF THE REQUIRED COMMON LANDSCAPED AREAS INCLUDE A DIVERSE

COMBINATION OF PLANTS AND VEGETATION THAT ARE NATIVE TO SOUTHERN VANCOUVER ISLAND.

1. THE PROPOSED BOULEVARD TREES MUST COMPLY TO CITY OF VICTORIA SUPPLEMENTARY
SPECIFICATIONS FOR STREET TREES AND IRRIGATION SCHEDULE C, BYLAW 12-042, SUBDIVISION
BYLAW AND THE CURRENT VERSION OF THE CANADIAN LANDSCAPE STANDARD. PLANTING
DETAILS CAN BE FOUND IN SCHEDULE B3-4.  THE FOLLOWING TREE INSPECTIONS BY PARKS
STAFF ARE REQUIRED BY SCHEDULE C. 
- TREE PLANTING INSPECTIONS 
- EXCAVATED TREE PITS, SOIL CELLS, ROOT BARRIERS
- TREES PRIOR TO PLANTING. (PARKS STAFF CAN INSPECT TREES PRIOR TO SHIPPING AT LOCAL

NURSERIES.  PHOTOS CAN BE PROVIDED FROM UP-ISLAND AND MAINLAND NURSERIES.  TREE MUST
MEET THE SPEC UPON DELIVERY.) 

- COMPLETED PLANTING - TREE PLANTING, GRATE/GUARD, STAKES ETC.
2. TO SCHEDULE AN INSPECTION PLEASE CONTACT ROB HUGHES, RHUGHES@VICTORIA.CA AND

ALSO COPY TREEPERMITS@VICTORIA.CA 48 HOURS PRIOR TO THE REQUIRED INSPECTION TIME.

shadiAli
Stamp
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REER TO LANDSCAPING PLAN FOR THE TREES LOCATIONS
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NORTHLAND PROPERTIES CORP. 
 

Suite 310 – 1755 West Broadway, Vancouver, BC, Canada V6J 4S5 T 604.730.6610 F 604.730.4645 www.northland.ca 

October 12th, 2021 
 
To Mayor and Council, care of: 
Sustainable Planning and Community Development Department 
Development Services Division 
City of Victoria 
1 Centennial Square, 
Victoria, BC | V8W 1P6 
 
Attention: Nina Jokinen 
  Planning Technician 
 
RE: 2852 Douglas Street & 2706 Government Street  
 Rezoning and Development Permit Submission  
 Letter to the Mayor and Council 
 
 
As per the rezoning and development application for this project, the following letter details how this 
proposed project will respond to the key design criteria as listed in the rezoning information package: 
 
Description of Proposal 

i. Existing property at 2856 Douglas Street with a T-19 zoning is proposed to consolidate and 
subdivide with Lot at 2706 Government Street and rezone to a new site-specific zoning.  

ii. New Consolidated and subdivided property is proposed to have a 6 Storey, 177 rental Unit hotel 
with attached restaurant, indoor pool and below grade, 57 stall parkade. 

Government Policies 
i. Proposed development conforms to the “Official Community Plan” and “Neighborhood/Precinct 

Plan”. 

Project Benefits and Amenities 
i. The new development would offer amenities to the public such as a restaurant and ~150 SQM of 

Meeting space. 
ii. A new 57 stall below grade parkade and indoor pool will be made available to the hotel patrons. 

Need & Demand 
ii. The Burnside Gorge Community has a beautiful history of transition and it is our desire to be a 

positive influence in the continued evolution of it. Victoria has recently seen a significant and 
steady uptick in employment growth that is having a positive influence on the Burnside Gorge 
Community. The challenge is that that the community is lacking four-star hotel product to ensure 
this growth is sustained.  

iii. The four-star Sandman Signature hotel is the perfect location given how central the site is to the 
surrounding employment, biking lanes, future light rail transportation and vehicular access. For 
these reasons, our proposed development meets the desired future zoning criteria under the 
Burnside Gorge Community Plan. 

Neighborhood 
i. The redevelopment potential of the existing site is very low. At only 1,200 square meters of land 

area, the development options are very limited and likely would lead to a decision of further 



 

NORTHLAND PROPERTIES CORP. 
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investment into the existing building or conversion into a gas station that we would argue is 
suboptimal for the Community. Our intent is to combine the existing site with the adjacent 
Sandman site to increase the development area to the point where it can support a larger 
development and different uses in keeping with the Burnside Gorge Community Plan. 

ii. The current zoning allows for a gas station that is not in keeping with the community plan. Our 
proposed zoning looks to bring the property in line with the Community’s objective and the 
location of the site is where the Community wants to see uses like a hotel. 

Positive Impacts 
i. The proposed development will eliminate dangerous access egress points along both Douglas 

Street and Gorge Road. 
ii. The proposed Sandman Signature hotel will frame the NW corner of Douglas Street and Gorge 

Road. This is an objective under the Burnside Gorge Community Plan for redevelopment of 
properties at high visual impact corners and will set the stage for the desired future pedestrian 
friendly streetscape within the immediate area. 

iii. As part of the hotel, there will be the addition of a full-service restaurant and patio. This addition 
will help further the Community’s goal to create a pedestrian friendly streetscapes. 

Design and Development Permit Guidelines 
i. The “Burnside Gorge Neighborhood Plan” was considered during the design of the proposed 

development in order to maintain the general employment zoning and be consistent with the 
“Official Community Plan” 

ii. The “Urban Design Policies” were considered to establish a prominent building on our triangular 
block. 

iii. BC Transit was consulted to enhance the pedestrian experience along Douglas Street adjacent to 
the BC Transit depot 

Safety and Security 
i. The “Crime Prevention Through Environmental Design” was considered during the design of the 

proposed developments.  
ii. Main entries to the existing and proposed buildings are accentuated by the “Porte Cochere’s”, 

making it clear where pedestrian traffic should go. 
iii. All windows at the ground floor have no operable components, assisting in the prevention of 

unauthorized entry. 
iv. Landscaping is selected and will be trimmed to prevent places of concealment for unauthorized 

users and prevent opportunities for stolen goods to be hidden. 

Transportation 
i. This site exceeds the minimum parking requirement outlined in the vehicle parking standards of 

Schedule C – Off-street Parking of 192 stalls by 4 stalls. This was achieved by way of our 
proposed below grade parkade, existing below grade parkade and surface parking, which 
includes 6 accessible parking stalls. 

ii. Minimum Bicycle stall requirement outlined in the vehicle parking standards of Schedule C – Off-
street Parking demanded 14 Class A and 18 Class B stalls. This requirement has been met by 
way of our surface level temporary and below grade, long term bicycle storage. 

iii. Parcel is not on a Greenway 
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Heritage 
i. Neither buildings on the 2852 Douglas Street property nor the 2706 Government street property 

are of Heritage status. 

Green Building Features 
i. Please find attached PCAI’s Sustainable “Green” Development Objectives 

Infrastructure 
i. There is adequate public infrastructure and community/recreation services available to meet the 

proposal for sewer, water, sidewalks, roads and parks. 

 

Should you have any question regarding the information above or the enclosed drawings and 
documentation please do not hesitate to contact myself, Scott Harwood, Development and Permitting 
Manager at Northland Properties Corp., or the Architect, Paul Kwasnicky of Pacific Coast Architecture Inc. 
 
 
Yours Truly, 
 
 
 
 
 
Scott Harwood | Northland Construction 
 
310 - 1755 W Broadway 
P 604 730 6645 | F 604 730 4645  
sharwood@northland.ca 
 
Cc: Mr. Paul Kwasnicky, Architect, Mr. Josh Mutis, NPL  
 
 
 
  
 

mailto:sharwood@northland.ca
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