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TIMELINE

2017
Mar.

2017
Oct.

2020
May

2022
Spring

2022
Summer

2022
Summer/	

Fall

2022
Fall	/	
Winter

•	 Proposed	
Townhouses	
Option

•	 Proposed	
Housing	
Option

•	 Proposed	
Tower	
Option

•	 Early	Stakeholder	
Discussions

-	City	of	Victoria	
-	James	Bay	Neighborhood	
Association	
-	Existing	tenants
-	Immediate	neighbors

•	 Technical	
Analysis	and	
Studies

•	 CALUC	Meeting	(Sept.)

•	 Application	Submission	

•	 Application	
Review

PREVIOUS	DEVELOPMENT	CONCEPTS CURRENT	PRELIMINARY	CONCEPT	DEVELOPMENT NEXT	STEPS

•	 JBNA	Meeting	

-	Project	introduction

2022
Summer

2022
Summer

•	 Concept	
Refi	nement	

2022
Aug.

•	 JBNA	Meeting

-	DRC	(August)

2022
Summer/	

Fall

•	 Concept	
Refi	nement	

we	are	
here



DOUGLAS	STREET	APARTMENTSMcLash
Development	Ltd.

5

8

4

2

9

7

3

1

6

NEIGHBOURHOOD	CONTEXT

LOCAL	AMENITIES
(WITHIN	800M/10	MINUTE	WALK)

1	 Beacon	Hill	Park
2	 South	Park	Family	School
3	 Royal	BC	Museum	
4	 BC	Legislature	
5	 James	Bay	Public	Library
6	 James	Bay	New	Horizons	Society
7	 Grocery	Store	And	Shopping	Area
8	 Inner	Harbour
9	 The	Bateman	Gallery	and	Steamship	Terminal
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POLICY	OVERVIEW

SUBJECT	PROPERTY	DETAILS

•	 Address:	350	&	360	Douglas	St,	Victoria

•	 Legal	Description:	

LOT	1,	BECKLEY	FARM,	VICTORIA	CITY,	PLAN	18452

•	 Site	Area:	±	96,155	ft²

•	 Current	Zoning:	R3-H	High	Density	Dwelling	District

•	 Permitted	Uses:	Single	family	dwellings,	two	family	
dwelling,	high	density	multiple	dwellings

•	 Allowed	Floor	Space	Ratio	

•	 7-storey	building	or	less:	1.33

•	 12-storey	building	or	more:	1.68

•	 Allowed	site	coverage	

•	 7-storey	building	or	less:	19%

•	 12	storey	building	or	more:	14%

•	 Allowed	Building	Height:	34.0m.

Victoria	Offi		cial	Community	Plan:

•	 Urban	Place	Designation:	Urban	Residential

•	 Built	Form:	multi-unit	buildings	up	to	approximately	six	storeys

•	 Place	Character	Features:

•	 variable	yard	setbacks	with	primary	doorways	facing	the	street

•	 varaible	front	yard	landscaping,	boulevard,	and	street	tree	planting

•	 on-street	parking	and	collective	driveway	access	to	rear	yard	or	underground	parking

•	 Uses:	Ground	oriented	multi-unit	residential,	low	to	mid-rise	multi-unit	residential,	low	to	mid-rise	mixed-
use	along	arterial	and	secondary	arterial	roads.

•	 Density:	total	fl	oor	space	ratios	generally	up	to	1.2:1.	Increased	density	up	to	a	total	of	approximately	2:1	
may	be	considered	in	strategic	locations	for	the	advancement	of	plan	objectives.

Development	Permit	Area	16:

The	site	is	located	within	the	City-wide	Development	Permit	Area	16	with	the	following	main	objectives:	

General	Form	and	Character	are:

•	 To	support	commercial,	industrial	and	multi-unit	residential	developments	that	provide	a	sensitive	transition	
to	adjacent	and	nearby	areas	with	built	form	that	is	often	three	storeys,	or	lower.

•	 To	integrate	commercial,	industrial	and	multi-unit	residential	buildings	in	a	manner	that	is	complementary	to	
established	place	character	in	a	neighbourhood	or	other	area,	including	its	heritage	character.

•	 To	enhance	the	place	character	of	established	areas	and	their	streetscapes	through	high	quality	of	
architecture,	landscape	and	urban	design	that	responds	to	each	distinctive	setting	through	sensitive	and	
innovative	interventions.

•	 To	achieve	more	livable	environments	through	considerations	for	human-scaled	design,	quality	of	open	
spaces,	privacy	impacts,	safety	and	accessibility.

The	City	of	Victoria’s	Design	Guidelines	-	Multi-Unit	Residential,	Commercial	and	Industrial	Development,	
updated	in	July	2022,	also	apply	to	the	site.	The	guidelines	are	intended	to	encourage	high	quality	design	that	
enhances	neighbourliness	and	social	vitality	and	creates	a	good	fi	t	with	the	existing	neighbourhood.
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ALIGNMENT	WITH	CITY	POLICY

OFFICIAL	COMMUNITY	PLAN	(OCP):

2041	Vision:	Victoria	is	an	urban	sustainability	leader	inspiring	
innovation,	pride	and	progress	towards	greater	ecological	
integrity,	livability,	economic	vitality,	and	community	resiliency	
confronting	the	changes	facing	society	and	the	planet	today	and	
for	generations	to	come,	while	building	on	Victoria’s	strengths	as	
a	harbour-centred,	historic,	capital	city	that	provides	exceptional	
quality	of	life	through	a	beautiful	natural	setting,	walkable	
neighbourhoods	of	unique	character,	and	a	thriving	Downtown	
that	is	the	heart	of	the	region.

OCP	GOAL	6	(A).	Victoria	has	compact	development	patterns	that	use	land	effi		ciently.

•	 6.22		Generally	support	new	development	in	areas	designated	Urban	Residential	that	seeks	densities	
toward	the	upper	end	of	the	range	identifi	ed	in	Figure	8	where	the	proposal	signifi	cantly	advances	the	
objectives	in	this	plan	and	is:	

•	 6.22.1		within	200	metres	of	the	Urban	Core;	or	

•	 6.22.2		within	200	metres	of	Town	Centres	or	Large	Urban	Villages;	or	

•	 6.22.3		along	arterial	or	secondary	arterial	roads	

OCP	GOAL	7	(A)	Transportation	options	reduce	fossil	fuel	dependence,	help	conserve	energy	and	produce	low	
greenhouse	gas	emissions	and	other	air	contaminants.

OCP	GOAL	7	(B)	Victorians	move	freely	and	effi		ciently	via	a	safe,	integrated	and	convenient	network	of	public	
transit,	bike	routes,	and	a	supportive,	inviting	pedestrian	realm	in	preference	to	driving	alone.

•	 7.11		Consider	managing	parking	throughout	the	city,	employing	a	broad	array	of	parking	management	
strategies	including	sharing	of	parking	facilities,	location-effi		cient	regulations	and	pricing,	unbundled	
parking,	parking	associations,	overfl	ow	parking	plans,	improved	user	information,	parking	and	mobility	
management,	car-sharing,	and	reduced	parking	requirements,	as	appropriate.	

There	are	a	number	of	policy	directions	in	the	Offi		cial	Community	Plan	to	encourage	the	city	to	have	a	more	
diverse	range	of	housing	choice,	including	housing	types,	tenures	and	prices	to	meet	the	housing	needs	of	all	
residents.	The	broad	housing	objectives	ofthe	OCP	include:

a.	That	housing	development	that	responds	to	future	demand	is	facilitated	through	land	use	policies	and	
practices.

b.	That	housing	aff	ordability	is	enabled	for	housing	types	across	the	housing	spectrum,	particularly	for	people	in	
core	housing	need.

c.	That	the	existing	supply	of	rental	housing	is	expanded	through	regeneration.

d.	That	a	wide	range	of	housing	choice	is	available	within	neighbourhoods	to	support	a	diverse,	inclusive	and	
multigenerational	community.

e.	That	partnerships	enable	stable	housing	with	appropriate	support	services.

New	infi	ll	development	has	the	potential	to	respond	to	these	housing	objectives,	while	also	achieving	the	
broader	and	integrated	community	objectives	of	the	OCP	that	strive	to	move	the	city	towards	its	shared	vision.

Official Community Plan
JULY 2012

Updated: December 16, 2021
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ALIGNMENT	WITH	CITY	POLICY

HOUSING	NEEDS	ASSESSMENT

The	City	of	Victoria	and	the	Capital	Region	are	experiencing	a	housing	crisis,	with	identifi	ed	needs	
for	more	aff	ordable	housing,	rental	housing,	seniors’	housing,	family-friendly	housing	and	housing	
for	individuals	with	disabilities	and	for	those	facing	homelessness.		The	proposal	will	increase	the	
supply	of	purpose-built	rental	housing,	without	displacing	any	existing	tenants,	resulting	in	a	net	
gain	of	90	new	rental	homes.

The	proposal	also	advances	a	number	of	other	policy	directions	and	priorities	of	the	City,	including:

TREE	PROTECTION	BYLAW	(NO.	21-035),	2021

URBAN	FOREST	MASTER	PLAN,	2013

GOVICTORIA,	SUSTAINABLE	MOBILITY	STRATEGY,	2019

PEDESTRIAN	MASTER	PLAN,	2008

CRIME	PREVENTION	THROUGH	ENVIRONMENTAL	DESIGN	(CPTED)	GUIDELINES,	2004

Capital Regional District
Housing Needs Assessment

October 2020

City of Victoria
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BUILT FORM

Existing setbacks

Proposed setbacks

number of storeys#

2
.8

m

p
ar

ka
d

e

.8
m

3
.5

m

3.5m

13

2.5

2.5

BUILT	FORM	ANALYSIS

2
.8

m

p
ar

ka
d

e

4.2m

7.5m

6
.8

m

3
.5

m

3.5m

13

13

4

2

2

2

2.5

2.5

1

1

6
4

TORONTO ST

D
O

U
G

LA
S 

ST

H
U

N
TI

N
G

TO
N

 P
L

AVALON RD



DOUGLAS	STREET	APARTMENTSMcLash
Development	Ltd.

TRANSPORTATION

Vehicles (roadways)

Vehicles (internal)

ed Greenway

People Only Greenway

People Priority Greenway

Bus Route

Bus Stop

Active Residential Edge

Lobby

TRANSPORTATION

Vehicles (roadways)

Vehicles (internal)

Shared Greenway

People Only Greenway

People Priority Greenway

Bus Route

Bus Stop

Active Residential Edge

Lobby

TRANSPORTATION
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N

ZONING	PLAN

AREA	A	(NEW	DEVELOPMENT)

Site	Area:	43,390	sf	(4,031	sm)
Building	Area:	82,775sf	(7,688	sm)
FSR:	1.91
Height:	6	Storey

AREA	B	(EXISTING	DEVELOPMENT)

Site	Area:	52,765	sf	(4,902	sm)
Building	Area:	155,882sf	(14,482	sm)
FSR:	2.95
Height:	13	Storey
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DEVELOPMENT	STATISTICS

EXISTING	 PERMITTED	(R3-H) PROPOSED	(NEW	ONLY) PROPOSED	(TOTAL)

USE Multi-unit	Residential Multi-unit	Residential Multi-Unit	Residential Multi-Unit	Residential

NUMBER	OF	UNITS 197 N/A 90 287

UNIT	MIX Studio:	55
One-bed:	81
Two-bed:	61

N/A Studio:	0
One-bed:	39
One-bed	plus	den:	17
Two-bed:	34

Studio:	55
One-bed:	120
One-bed	plus	den:	17
Two-bed:	95

FLOOR	SPACE	RATIO 1.62:1 1.68
2.0	(OCP)

1.91:1 2.48:1

HEIGHT 13	Storeys 34m 6	Storeys 13	Storeys

PARKING 183	stalls	on	grade dependent	on	unit	size 45	stalls 74	stalls	on	grade
154	stalls	underground
228	total	stalls

PARKING	RATIO .93 N/A - 0.79

BICYCLE	PARKING 26 dependent	on	unit	size 172	stalls 198	stalls

BUILDING	SITE	COVERAGE 13.5% 14% - 30.1%

PARKING	SITE	COVERAGE 58.1% N/A - 31.1%

OPEN	SPACE	SITE	COVERAGE 28.4% 40% - 38.8%
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SUN	SHADOW	STUDY
10:00	am 12:00	pm	(noon) 3:00	pm 7:00	pm

Summer	Solstice
June	21

Equinox
March	20,	September	22

Winter	Solstice
December	21
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EXPECTED	PARKING	DEMAND

Transportation Options

350 & 360 DOUGLAS STREET Expected Parking Demand

TRANSPORTATION	OPTIONS
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EXPECTED	PARKING	DEMAND

Parking Rates

Walkscore: 83

Applied parking demand determined 

from ICBC vehicle registration data 

at 10 representative sites.

55 - Studio units

198 - 1 Bedroom units

34 - 2 Bedroom units

Visitor Parking Rate: 10%

Current Total Expected Parking 

Demand: 224 Vehicle Parking 

Spaces

350 & 360 DOUGLAS STREET

Expected Parking Demand

Address
Parking Demand 

Rate
Studio 1-br 2-br

283 Michigan Street 1.10 - 1.05 1.32

425 Simcoe Street 0.62 - 0.59 0.74

535 Niagara Street 0.71 0.32 0.69 0.87

1343 Harrison Street 0.66 0.28 0.61 0.77

967 Collinson Street 0.63 0.29 0.62 0.79

1345 Pandora Avenue 0.79 - 0.71 0.89

2310 Quadra Street 0.74 0.37 0.79 1.00

1928 Lee Avenue 0.62 0.31 0.68 0.85

260 Michigan Street 0.83 - 0.77 0.97

310 Saint James Street 0.86 0.39 0.85 1.07

Average 0.33 0.74 0.93
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EXPECTED	PARKING	DEMAND

Parking Rates

Observations on two nights when conflicts between visitors and residents are most likely

350 & 360 DOUGLAS STREET

Current On Street Parking Demand

Street Segment Side Available Spaces Observed % Occupied

Toronto Street

Government Street 

– Young Street

N - - -

S 6 6 100.00%

Young Street –

Huntington Place

N 11 4 36.36%

S 8 4 50.00%

Huntington Place –

Douglas Street

N 9 0 -

S - - -

Huntington Place
Toronto Street –

Avalon Road

E - - -

W 9 6 66.67%

Avalon Road
Huntington Place –

Douglas Street

N 6 5 83.33%

S 6 5 83.33%

Douglas Street

E - - -

Toronto Street –

Avalon Road
W 14 14 100.00%

Totals 69 44 64%
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TRAFFIC	IMPACT	ANALYSIS

Expected Traffic Impact

By combining background traffic conditions with 

expected development traffic “opening day” 

conditions were calculated. 

AM and PM peak hours all movements perform 

at LOS A or B.

No queues exceed storage capacity.

These were extended to expected 2034 conditions 

indicating a similar LOS

350 & 360 DOUGLAS STREET

Traffic Impact
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TREE	MANAGEMENT	PLAN
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PREPARED FOR:

SCALE:

DRAWN BY:

REVISION:

REFERENCE DWG'S:

Starlight Investments

1 : 750 @ 11" X 17"

NT

DRAFT

Site plan by MTa

Site survey plan by Wey Mayen

Critical root zone radius (m

Tree protection fencing

Existing tree with tag or ID

Dripline radius (m)

Non-bylaw undersize tree

Site boundary

THIS PLAN IS PROVIDED FOR CONTEXT ONLY, AND IS NOT CERTIFIED AS TO THE ACCURACY OF THE LOCATION OF FEATURES OR DIMENSIONS THAT ARE SHOWN ON THIS PLAN. PLEASE REFER TO THE ORIGINAL SURVEY PLAN AND ARCHITECTURAL PLANS.

Bylaw tree proposed for r

Unsurveyed tree 

###

###

Tree protection barrier: The areas, surrounding the trees to be retained,

should be isolated from the construction activity by erecting protective

barrier fencing. Where possible, the fencing should be erected at the

perimeter of the critical root zone. The barrier fencing to be erected must

be a minimum of 1200mm in height, of solid frame construction that is

attached to wooden or metal posts. A solid board or rail must run

between the posts at the top and the bottom of the fencing. This solid

frame can then be covered with flexible snow fencing. The fencing must

be erected prior to the start of any construction activity on site (i.e.

demolition, excavation, construction), and remain in place through

completion of the project. Signs should be posted around the protection

Methods to avoid soil compation: In areas where construction traffic

must encroach into the critical root zones of trees to be retained, efforts

must be made to reduce soil compaction where possible by displacing

the weight of machinery and foot traffic.  This can be achieved by one of

the following methods:

Installing a layer of hog fuel or coarse wood chips at least 20cm in

depth and maintaining it in good condition until construction is

complete.

Placing medium weight geotextile cloth over the area to be used and

installing a layer of crushed rock to a depth of 15cm over top.

Placing two layers of 19mm plywood.

Paved surfaces above tree roots: Where paved areas cannot avoid

encroachment within critical root zones of trees to be retained,

construction techniques, such as floating permeable paving, may be

required. The "paved surfaces above tree roots'' detail above offers a

compromise to full depth excavation (which could impact the health or

structural stability of the tree).  The objective is to avoid root loss and to

instead raise the paved surface above the existing grade (the amount

depending on how close roots are to the surface and the depth of the

paving material and base layers).  Final grading plans should take this

potential change into account.  This may also result in soils which are

high in organic content being left intact below the paved area.  To allow

will reduce fracturing, ground vibrations and overall impact to the

surrounding environment.  Only explosives of low phytotoxicity and

techniques that minimize tree damage should be used.  Provisions must

be made to ensure that blasted rock and debris are stored away from the

tical root zones of trees.

ffolding:This assessment has not included impacts from potential

ffolding including canopy clearance pruning requirements.  If

ffolding is necessary and this will require clearance pruning of

retained trees, the project arborist should be consulted.  Depending on

the extent of pruning required, the project arborist may recommend that

alternatives to full scaffolding be considered such as hydraulic lifts,

impacts on the trees to be retained.  This may require the project arborist

supervise the excavations associated with installing the irrigation system.

ve frequent irrigation and irrigation which wets the trunks of trees

can have a detrimental impact on the tree health and can lead to root and

trunk decay.

orists role: It is the responsibility of the client or his/her representative

to contact the project arborist for the purpose of:

Locating the barrier fencing.

Reviewing the report with the project foreman or site supervisor.

Locating work zones and machine access corridors where required.

Supervising excavation for any areas within the critical root zones of
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T CERTIFIED AS TO THE ACCURACY OF THE LOCATION OF FEATURES OR DIMENSIONS THAT ARE SHOWN ON THIS PLAN. PLEASE REFER TO THE ORIGINAL SURVEY PLAN AND ARCHITECTURAL PLANS.

Bylaw tree proposed for removal 

Unsurveyed tree 

###

###

trees to be retained,

erecting protective

Methods to avoid soil compation: In areas where construction traffic

must encroach into the critical root zones of trees to be retained, efforts

Paved surfaces above tree roots: Where paved areas cannot avoid

encroachment within critical root zones of trees to be retained,

will reduce fracturing, ground vibrations and overall impact to the

surrounding environment.  Only explosives of low phytotoxicity and

impacts on the trees to be retained.  This may require the project arborist

supervise the excavations associated with installing the irrigation system.
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TRANSPORTATION

Vehicles (roadways)

Vehicles (internal)

way

People Only Greenway

People Priority Greenway

top

Active Residential Edge
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Avalon-Huntington 

Heritage Conservation Area

obby

HERITAGE

Policy Application

Standards	and	Guidelines	for	the	Conservation	of	Historic	
Places	in	Canada

•	 make	new	work	physically	and	visually	
compatible	with,	subordinate	to	and	
distinguishable	from	the	historic	place.

•	 selection	of	a	sympathetic	colour	palette
•	 treatment	of	the	base	of	the	building	is	similar	to	larger	scale	heritage	

buildings	in	the	area
•	 detailing	is	reduced	and	conservative	to	emphasize	the	ornateness	of	

traditional	architecture

OCP	Designation:	HCA	1		Traditional	Residential
•	 ground	oriented	housing

•	 main	fl	oor	street	oriented	units	are	provided	with	exterior	porches	and	
compact	front	yards	that	emulate	the	scale	of	historic	streets	

James	Bay	Neghbourhood	Plan	Policy:
•	 sympathetic	scale,	design,	form,	and	materials

•	 building	height	is	lower	than	adjacent	infi	ll	development
•	 facade	treatment	reduces	percieved	massing	of	the	building
•	 red	brick	building	base	similar	to	James	Bay	Inn	and	South	Park	School
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View	from	intersection	of	Toronto	Street	and	Douglas	Street
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Street	view	along	Toronto	Street	
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View	from	intersection	of	Toronto	Street	and	Huntington	Place
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View	from	intersection	of	Toronto	Street	and	Huntington	Place
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View	from	intersection	of	Toronto	Street	and	Huntington	Place
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