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To:
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Don Cal
Wednesday, April 05, 2017 2:53 PM
Victoria Mayor and Council
Victoria Housing and Affordability 1201 Fort Street
Intensification Myth.docx; Victoria Historical Pop.xlsx

Dear Mayor and Council:
We have to stop doing the same thing, time and time again, and hoping for a different result. Many
other cities around the world are already densifying their residential neighborhoods, yet prices keep
going up. Consider Vancouver and Toronto as two Canadian examples.
Building more condominiums in developed neighborhoods increases ‘smaller’ space but destroys the
affordability of those newly-built housing units. People will compete in a bidding war for a little bit
more space, raising prices for everyone. To quote the enclosed article, you cannot build more units
"faster than the site values inflate.” By doing this you will only further enrich the wealthy, the profile
buyer of these luxury condominiums. And, it will impoverish most everyone else. Normal Canadians
will not compete with money by bidding up the price, they will compete by sharing their space in order
to afford a place to live. They will continue to fall further behind in wealth accumulation as their
housing costs escalate from an affordable 30% to 40%, 50% and even higher. Is this the result that we
want?
The only way to increase space without inflating the prices beyond the growth rate is to build housing
in areas where it currently does not exist. Victoria still has one good option for growth without
inflation: the under-developed, poorly developed, and even derelict space north and west of City Hall.
This area is crying for investment, for redevelopment, for the housing that it does not have. This is the
difference between investment and inflation. This area could easily handle the projected growth rate of
Victoria (800 to 1000 new people per year) without causing price inflation in housing over the next
decade, possibly longer. (See the BC Stats for historical growth rate of Victoria since 1921 and how it
correlates with recessions.)
Is it not time to stop building the wrong thing in established neighborhoods like Rockland, Fairfield
and James Bay when it will not provide what we need? Do we have to turn a blind-eye to the spirit of
the OCP? Do we have to twist and contort our zoning regulations to fit oversized condominiums into
residential areas? Do we have to keep doing what others have already done and, hoping, this time, for
us, the result will be different?
Why not learn from the mistakes of others? Shouldn’t we be building housing that fits the needs of the
people who need housing? Let’s start building the right thing in the right places.
Please consider voting against the rezoning proposal for 1201 Fort Street / 1050 Pentrelew Place.
Thank you.
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Don Cal
1059 Pentrelew Place
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http://makingnewzealand.wixsite.com/home-site/singlepost/2016/09/01/The-Myth-of-Affordable-Intensification

The Myth of Affordable
Intensification
September 1, 2016
|
Phil Hayward

Auckland is not the only city where planners and advocates and
politicians and even economists, are making an assumption that
urban intensification is a potential route to housing affordability. The
assumption involves changing zoning so that “X number of housing
units” can be constructed in existing urban locations “instead of X
number of housing units” on pristine ex-urban land. The latter is

assumed to be an evil to be avoided, and that the former is a perfect
substitute in terms of “sufficient housing supply to enable
affordability”.
Common sense tells us that there are quite a few potential problems
with this assumption. For example, NIMBYs will obstruct the
intensification and reduce the rate of housing supply so the policy will
fail. Therefore, what we need is the removal of NIMBY rights of
protest and appeal, and the policy will then work. However, there is
no evidence that any city anywhere in the world has "freed up
intensification processes" enough to result in floor space being built
faster than site values inflate. There is literature that states "site
values are elastic to allowed density".
Hong Kong is 2.5 times as built "up" as Manhattan is, yet Hong Kong
is even more expensive per unit than Manhattan. And generally, the
data runs in that direction - not only does intensification within a
regulatory boundary "not restore affordability", it seems that the more
density you “allow”, the higher your average housing unit price gets.
The correlation runs the opposite way to the assumption. At the other
end of the data set for cities globally, are very rapidly-sprawling cities
like Atlanta where the density is around 1/40th of Hong Kong and the
average section size is 2/3 of an acre; yet the real per-unit housing
price on average is 1/5 of Hong Kong. Obviously.
Paul Cheshire and colleagues at the London School of Economics
believe this is due to the "bidding war" at the margins of each incomelevel cohort of society, for "slightly more space". The less the average
space per household, the more intense the bidding-war effect. In the
history of housing, this can be seen in the pre-automobile era, as
cities were growing, and “the market” was creating tighter and tighter
"housing" - tenements - of more and more disgraceful standard, with
land value growing and growing, until there was a public outcry and
regulations were passed against such extreme "density".
I believe this pre-automobile era was an instructive era, historically,
where there were not yet regulations against height and density, but
there was certainly severe problems with "affordability" and bubble
volatility. Would things be any different today if we re-ran the
experiment? Advocates of intensification “to bring about affordability”

might keep saying forever, that “we just haven’t made the processes
free enough and fast-track enough yet”. But the faster-track they
make it, the higher the prices will probably go, based on the
evidence. “Site development potential” in an urban land market with a
regulatory limit on land supply, seems to capitalize instantly into site
values even without any redevelopment actually happening.
But when a market is allowing people to consume "as much space as
they want", which has only really occurred in the automobile era, the
“bidding war” effect is absent. The evidence supports this, with most
median-multiple-3 cities being from 600 to 2500 people per square
km. Another interesting case study would be Liverpool; it lost
approximately 50% of its population from the 1950's to the 2000's
(similar to Detroit) - yet its median multiple is over 7. And its density is
still 4,400 per square km (presumably it would have been double this,
or more, in 1950). This is prima facie evidence that 4,400 people per
square km within a growth boundary, are still going to be dissatisfied
with their living space, to the extent that they will be engaging in an
unwitting bidding war against each other for a little more of it. Of
course under these conditions, the lowest socio-economic cohort is
denied all options other than crowding tighter and tighter in rented
accommodation or even illegal “living space”. In UK cities, rental
advertisements include options like a ¼ share in 2 rooms, with
communal access to kitchen and bathroom shared by even more
tenants in further rooms. In median-multiple-3 housing cities, the
same real rent would apply to a whole house of reasonable size and
standard.
Another outlier case study, would be Boston - super low density, due
to zoning mandates; and with a median multiple around 6 in contrast
to similar low density Atlanta around 3. The difference is that Boston
has de facto growth boundaries / green belts while Atlanta does not.
The ironic implication is that fringe growth containment pushes
median multiples up less, when there are severe restrictions against
density – otherwise Boston should be the most expensive city in the
data, not Hong Kong. The evidence suggests that this is because
there is a total absence of “bidding war for slightly more space” everyone has "more than they want" already. The median multiple of
6 rather than 3, represents the effect of demand for "living in Boston",
period, and they simply don't provide enough houses to keep the

median multiple down like Atlanta does (in the face of staggering
population growth in Atlanta, by the way). But once you have got in to
the Boston housing market, there is no "more space to be bidded for".
The evidence is that the "bidding war for more space" effect is far
stronger than the "desirability of the city as a migration destination".
Yet planners, advocates, politicians and even most economists, have
nil understanding of this highly significant factor.
Going back to the historical evidence, the famous boom of the 1920’s
was followed by a crash that certainly made prices “affordable” for a
long time. This might be the only way in which building “up” achieves
affordability – there is a famous “skyscraper index” that claims to find
a strong correlation between a mania for building “up” and a
subsequent crash. However, there was a period of several decades,
following WW2, where in most of the first world, urban land values
remained flat and the house price median multiple stabilized at
around 3 even as housing units gained significantly in spaciousness,
quality, fitments, front and back yard size, and other attributes.
Ironically, during this era, exceptional local economies such as New
York’s did build large amounts of tall-building housing units at prices
that were unprecedentedly affordable by historic standards. It seems
that there is an effect of competitive restraint in housing unit prices,
that runs from “affordable suburban family homes” inwards towards
the city center. Decades of this effect seems to have led to a
mistaken assumption that “low cost high density housing” of the kind
that was available (but unpopular in most cities without New York
uniqueness) during the second half of the 20th century will remain
available as a substitutable option to suburban family housing even if
the latter is forced up in price deliberately by central planner's
policies. The lesson that needs to be learned urgently, is that this is
impossible; the two things are inter-related.
There might be other policy mixes by which housing supply within a
growth boundary could be made the means of keeping housing
affordable, but publicly and politically, the debate is nowhere near
tackling the complexities involved. For example, there is evidence
that in the USA in the 1920’s – 30’s, the cities that had the most
property taxation weighting on land rather than structures, had less
price volatility both up and down. However, it does not appear from
this that taxes on land are a total stabilizer akin to a liberal regulatory

ability for developers to be able to convert exurban land to urban use.
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385
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2.99%
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3.20%
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0.84%
0.17%

1966
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1971
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2512
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4.57%
0.91%

7.50%
1.50%

2006
78057

2011
80017

3932
786

1960
392

5.30%
1.06%

2.51%
0.50%
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Fwd: Canada’s Housing Crisis: Twenty*Two Solutions | The Practical Utopian

Dear Mayor and council,
I know you are engaged in a good-faith effort to solve Victoria's current housing shortage. Kam Lidder has
shared with me her email discussion with Mayor Helps, who says that 5775 new people move to Victoria
between 2011 and 2016, while enough new housing for only about 5,000 new people has been built. Geanine
Robey's research suggests that an additional 945 units are coming online which can house an additional 1700
people. Of course, about 1,000 people per year continue to come, so we seem to be just keeping up with demand
and not increasing the vacancy rate, which would be desirable. It's a shortage, but not a crisis. (The crisis part is
the affordable part.)
Rather than focus only on supply in order to manage this shortage, I forward to you below a brilliant set of
solutions for the housing shortage across Canada (shared with me by Don Cal). You may have read this before,
but I urge you to review some of these possible solutions. In particular, the questions of how many housing
units are being used for Airbnb in Victoria and how many are being bought as investment properties by nonCanadians (and then left empty) are two important issues having to do with supply. Of the 22 solutions offered
below, to my untrained eye it seems like numbers 4, 5, 8, and 12 might be particularly relevant. In addition, you
might formally and publicly ask the BC government to extend its 15% surtax on foreign property buyers in
Metro Vancouver (solution number 2 below) to Victoria proper; the current election campaign would be an
ideal time. The best option to me appears to be number 9, a municipal levy on properties bought by nonCanadian taxpayers, with exceptions for rental units. It looks easy to administer, and is described in more detail
here: http://www.theglobeandmail.com/opinion/a-better-way-to-tax-vacant-vancouver-homes/article31091843/.
We know you're under the gun, and we want to work together with you to find solutions. I'm worried that
without considering other solutions, council may feel pressured to just build as much as possible. Increasing
supply is good, but the 1201 Fort proposal is just out of place in terms of scale and architecture. Unless it can be
modified to sympathize with its neighborhood it will look dumb and represent a panicked decision by council in
response to the shortage that we will all probably regret. Fortunately, there are other solutions to the problem of
supply that will allow council to insist on a smaller, more sympathetic development at 1201 Fort St.
All best wishes Chris Douglas
1025 Pentrelew Place

https://thepracticalutopian.ca/2016/12/03/canadas-housing-crisis-twenty-two-solutions/

Canada’s Housing Crisis: TwentyTwo Solutions
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December 3, 2016Economyaffordable housing, AirBnB, community,
community land trust, cooperatives, couch-surfing, ecovillage, homelessness,
housing, housing crisis, Housing First, inheritances, Passive Home, planning,
politics, renting, tax evasion, taxes, tiny homes, zoning

Canada’s housing crisis is far more severe than many people realize, and there
are twenty-two solutions that could end it, once and for all. Shortest Executive
Summary ever.
The PDF of this paper is here, for free downloading: canadas-housing-crisisguy-dauncey

What is Happening?
What on Earth is happening? The explosion of housing prices in Vancouver and
Victoria is crazy, but the same thing is happening in many cities around the
world, not just the big ones like Toronto, London, Berlin, Paris, Stockholm,
New York, San Francisco and Mumbai but also smaller communities like
Kelowna, and Nashville, Tennessee. In Australia, in 2014, house prices rose by
a whopping 121%.[i]
There are signs that the crisis is endemic across the developed world, which
makes it likely there’s a common cause.[ii] But what is it? That’s the mystery.
We await some genius to write the definitive analysis, the way the French
economist Thomas Piketty did for income inequality in his book Capital in the
Twenty-First Century.[iii]
During 2015, single family house-prices in Vancouver rose by 37%. In
Tsawwassen they rose by 41%; in Richmond by 36.5%. In June 2016, a very
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unremarkable 2,400 square foot 4-bedroom bungalow with a basement on West
29th Ave in Vancouver was on the market for $5.5 million.[iv] The bubble is
now beginning to burst, but by nowhere far enough to make a difference.

The housing crisis is far more serious than most people realize, and it calls for
far-reaching solutions similar in scope to the way Canada’s healthcare crisis was
solved in the 1960s by publicly funded universal healthcare.
Thirty years ago, if you had a reasonable income, the gap between renting and
owning was bridgeable. Today, in many parts of Canada, it is not. In 1976, it
took 5 years to save enough for a 20% deposit on a mortgage.[v] Today, it takes
16 years for a British Columbian to do the same—23 years in Vancouver. This
poses a huge danger to the fabric of Canadian society.[vi]
Over the past 15 years, the average Vancouver household’s income has grown
by just 10.75%, while the cost of housing has grown by 172% (inflation
adjusted). Over the same period, Toronto’s housing prices grew 188% while the
median income grew by just 0.38%.[vii]

A Miserable Cascade of Suffering
3

For here’s the thing—a third of Canadians don’t own property, and nor do their
parents, so they will never inherit. Unless they win the lottery or start some
genius new business they will be forced to rent for life, constantly on edge, part
of the permanent minority of renters, feeding money to property owners on the
other side of the divide for as long as they live.
The high rents and real estate prices are also driving young families out of the
city, resulting in school closures that are disruptive for the remaining families,
and tiresome commutes, cutting into the time parents have with their children.
They also increase the pressures on the more vulnerable, who resort to couch
surfing or living in their parents’ basements, and the super-vulnerable, who are
living in the bushes and on the streets, including seniors, veterans, First Nations
men and women, and families with children. It’s a miserable cascade of
suffering.

What does it do to a country when a third of its people are unable to own a
home? Renters feel more disenfranchised. They vote less, and their needs rarely
receive attention in Canada’s legislatures, maybe because most politicians live
on the property-owning side of the divide. On one side of the divide you borrow
money to buy property. On the other, you pay rent to property owners. The
money flows one way, all the time, constantly increasing the gap between the
two sides.
4

With fewer Canadians able to buy, the rental vacancy rates in Victoria and
Vancouver are approaching zero, prompting higher rents, bidding wars by
desperate families, couch-surfing, millennials living in their parents’ homes, and
homelessness.[viii] 40% of Canadians who rent spend more than 30% of their
household income on rent and utilities, the level deemed affordable. 20% spend
more than half their income, often having to choose between paying the rent and
feeding the family.[ix]
In Britain, where sovereign wealth funds invested $26 billion in UK property in
2014, young families have been shut out of rental affordability in two-thirds of
the country.[x] In America, a $15 to $25 hourly wage is needed in many states
to afford a rental unit.[xi] In Vancouver, you need an annual family income of
$152,000 to buy a house.
Right+click here to download pictures. To help p ro tect y our priv acy , Outlook prev ented automatic download of this picture from the Internet.
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What are the Fundamental Causes?
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So what is behind it all? I am not a housing economist, but there seem to be
eight possible contributing causes:
1. The failure of successive governments, federally and provincially, to
address the growing crisis of poverty and income inequality.
2. The failure of successive governments to invest in affordable housing,
deferring to private property developers and the market.
3. The trend towards the commodification of housing, allowing wealthy
people and investment funds to treat housing as an investment
commodity.
4. Since the 1980s, and especially since 2008, a faster increase in the
creation of money by the banks than the growth in GDP needed to absorb
it, feeding inflation and the financialization of non-productive
commodities such as housing.
5. The choice by Canadians with higher disposable incomes to invest their
inheritances in housing, thereby inflating prices.
6. The ability of wealthy non-Canadians to buy property in Canada with few
restrictions, further inflating prices.
7. The failure of governments to end tax evasion, or to regulate against the
purchase of land as a commodity for tax-evasion purposes.
8. The failure of affordable housing advocates to mobilize those who are
suffering from the housing crisis, and to help them organize into a visible
and noisy political force.
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In Capital in the Twenty-First Century Thomas Piketty showed why, lacking
government intervention, inequality in our modern societies will continue to
increase. As long as the rate of return on capital is higher than the rate of growth
of the economy, he demonstrated, unless there are policies to correct the
imbalance, inherited and stored wealth will grow faster than earned wealth,
constantly increasing the level of inequality.
Among the relatively well-off there are many who enjoy good salaries, generous
annual bonuses and good pensions. As well as buying homes for themselves
they invest some of their wealth in property, including second homes and
investment properties. If ten people with similar incomes compete to buy a
house, the value of the house won’t shift much. But if three can pay a lot more
than the other seven, they will push the price out of reach of the seven.
Two-thirds of Canadians have parents who own property, and death being what
it is, sooner or later they will inherit without needing to pay inheritance taxes,
paying capital gains tax only on half the value of any secondary residence. Over
the next decade, CIBC reports that the boomer generation aged between 50 and
75 will inherit $750 billion, massively increasing their disposable income, much
of which will flow into the property market, inflating prices.[xii] As any
7

economist will explain, if you increase the flow of money into the market for
something without increasing the supply, the price will rise. Some developers
argue that the solution is simply to build more housing, but with the housing
crisis being a global condition, it’s a lot more complicated than that.

All this is aided by the way we allow banks to create new credit at the click of a
mouse, and then sell the money at interest, limited only by their fractional
reserve lending base. The more they lend, the more profit they earn for their
shareholders through the interest charged. This is a blessing, since it enables
people to buy homes and build businesses, but it’s also a curse, since it increases
the social divide, and when it fuels a bubble it can destabilize the entire
economy, leaving the public to bail out the banks, as happened in various
countries in 2008.
For many years now, investors have been treating housing as a speculative
commodity – buy for $1 million, sell for $1.2 million in a few month’s time =
20% ROI. They have been riding the wave of housing price inflation, feeding
the inflation to their benefit, but to the loss of everyone who needs to rent or buy
an affordable home.
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Into this growing pool of money we can add the flow of foreign money, which
in BC is chiefly from China. China has more than a million millionaires, many
of whom reportedly want to live somewhere less polluted.[xiii] China’s wobbly
stock exchange caused many to seek better returns overseas, and the weak
Canadian dollar combined with the Chinese yuan’s devaluation has driven many
to Canada, encouraged by Vancouver realtors who market specifically to
them.[xiv] If you live in one of China’s torrid, noisy, polluted cities,
Vancouver’s lyrically leafy streets must seem like paradise.
As Bill Tieleman wrote in The Tyee, the National Bank of Canada has estimated
that Chinese buyers spent $12.7 billion in Vancouver in 2015, accounting for
about one-third of all sales, part of an estimated US$1 trillion that left China in
the last 18 months seeking safe investments.[xv]
To the mix of suspects we must also add the global failure of governments to
regulate and abolish the tax havens, both offshore in places such as Barbados
and the Cayman Islands, and within countries such as the US, Switzerland and
Lichtenstein. This parasitic cancer on the global economy allows tax-evading
millionaires to use shell companies to launder their money through property.
When you enter ‘Vancouver’ in the Panama Papers search engine, Greater
Vancouver shows fifteen times more listed addresses per population than
Edmonton, indicating tax-evading shell companies where the beneficial owners
are hiding their names.[xvi]
And to add grit to the wound, AirBNBs are eating into rental availability, since
property-owners can generate more income from short-term rentals than from
secure long-term rentals without having to bother with the Residential Tenancy
Act. In Vancouver 67% of the listed AirBNBs—3,179 units—are full
apartments or houses that might otherwise be in the permanent rental pool. In
Tofino, people are sleeping in the woods because rental units have been
converted to AirBNBs.[xvii]
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What Is To Be Done?
#1: Develop a Comprehensive Housing Strategy
The solutions begin with a comprehensive federal/provincial housing strategy
that will end the crisis once and for all, and ensure that every Canadian has
guaranteed access to a clean, safe, secure, sustainable, affordable home. We
need to approach the housing crisis with the same level of ambition that Tommy
Douglas approached the healthcare crisis in Saskatchewan in the 1950s—as an
emergency that needed a big picture, radical solution, something that Dr. Paul
Kershaw from UBC and project Generation Squeeze have also been
arguing.[xviii]
The federal and provincial governments need to tackle the root causes of the
problem, and gather a large pool of new revenues to finance a major affordable
housing program.
Canada needs to agree that housing is a basic Charter right. Canada has ratified
the 1976 UN International Covenant on Economic, Social and Cultural Rights,
which states that the parties to the covenant “recognize the right of everyone to
10

an adequate standard of living for himself and his family, including adequate
food, clothing and housing, and to the continuous improvement of living
conditions,” but has not extended this recognition as a Canadian Charter right.
The new comprehensive strategy needs to make a clean break with the failed
assumption that development is best left to the market, and adopt instead the
principle, clearly enunciated by UBC’s Paul Kershaw and Generation Squeeze,
that “Canada’s housing market should be regulated primarily to provide an
efficient supply of affordable, suitable homes for community members and
families to live in (renting or owning).”[xix]
The development of Canada’s National Housing Strategy is already underway,
with an announcement due on November 22nd sharing what the government has
heard from Canadians.[xx]

Generation Squeeze

#2. Restrict Foreign Ownership
We need to restrict the foreign ownership of land, as Martyn Brown has argued
so eloquently in The Tyee.[xxi] We could place an outright ban on the purchase
of property by foreign non-residents, as Australia and Norway have done, or do
it for six months to a year while we sort our policies out, as Bill Tieleman has
argued.[xxii] The BC government’s 15% additional property transfer tax on
foreign buyers in Metro-Vancouver is a welcome step in this direction.
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Alternatively, we could restrict the right to buy property to Canadian residents
of any nationality who live and pay taxes in Canada, as Tony Greenham has
argued as a solution to the housing crisis in the UK. [xxiii]

#3. Close the Tax Havens
Globally, Canada needs to play a far more active leadership role in the work to
close down the tax havens once and for all. The economist Gabriel Zucman, in
his book The Hidden Wealth of Nations: The Scourge of Tax Havens, estimates
that $7.6 trillion is being hidden in the havens, including 9% of Canada’s
wealth, as a result of which Canada is losing $6 billion year in government
revenue. The solution he proposes is a fully transparent international finance
register, backed by punitive trade tariffs against countries that refuse to
cooperate.[xxiv]
In the meantime, the federal government could require any company buying
property in Canada to join a public register of beneficial ownership, showing
who the actual owners are; it could impose severe punishments on professional
accountants and others who enable Canadians to evade taxes; it could close all
of the loopholes and dodgy practices that enable tax-evaders to buy and flip
property in Canada; it could enable local municipalities to impose an annual tax
surcharge on properties owned by offshore entities; and it could legislate the
forced sale of all such properties, releasing them back onto the market.[xxv]
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Rental Price Controls?
In BC, the law limits the annual rent increase for continuously occupied
residential units to 2.9%, which may be one of the best rent controls in the
world. This does not apply to rental turnovers, however, which affect 30% of
Metro Vancouver’s 105,000 rental units, where prices are jumping by 1020%.[xxvi]
Cities can legislate rent controls, as New York has done since 1938, and as
Stockholm and Berlin are now doing to try stop rental price inflation, though
their experience shows that unless the regulations are well enforced landlords
will find a way to skirt the rules, and the controls can cause a thriving black
market.[xxvii]
Adding to the muddle, developers of new rental properties need a financial
incentive to build, so unduly restrictive rent controls may inhibit the very thing
we need, which is more affordable rental units.

#4. Use Municipal Powers
13

Municipalities can use inclusionary zoning to require developers to make 30%,
50% or 100% of all new units of a development affordable and family-friendly,
generating mixed-income communities.
They can zone for increased densification of single-family neighbourhoods to
allow more townhouses.
They can allow car-free laneway housing and secondary suites, accompanied by
good transit, safe bike-routes, and car-sharing.
They can make it easy for non-family members to buy a house together, owning
it as ‘tenants in common’.
And depending on their legal powers, they can require that any new homes be
marketed locally for at least six months before being offered to foreign buyers,
as the Mayor of London, UK, Sadiq Khan, has proposed.
To help tackle homelessness, municipalities can also allow land left idle for
more than a year to be used for temporary tiny homes villages for the homeless,
learning from Dignity Village in Portland, Opportunity Village in Eugene,
Oregon (see below), and Victoria’s MicroHousing Project.[xxviii]

#5. A Limited Ban on AirBNBs
Vancouver is proposing to license short-term AirBNB rentals within principal
residences, but to deny licenses to AirBNBs that are in separate apartments or
houses, potentially releasing up to 3,000 units of housing into the permanent
14

rental pool. The ban could be linked to the rental vacancy rate, ending when it
rises above 3.0.

How Much New Housing is Needed?
Following last year’s federal election, anti-poverty advocates and housing
providers asked the government for $3.2 billion to renovate old units and to
build 100,000 new units nationwide.[xxix] The federal government responded
with a $2.3 billion short-term commitment over two years for a variety of
affordable housing initiatives.
The cost of the failure to address homelessness is estimated at $7 billion a year,
because as a society we are using law enforcement, courts and prisons,
emergency healthcare, longer hospital stays and emergency shelters instead of
taking a proactive Housing First approach, as cities like Medicine Hat, Alberta,
have done.[xxx] This is the cost of allowing social entropy to blossom, instead
of taking a pro-active syntropic approach.
Citizens for Public Justice says 3.2 million Canadians need improved housing,
because they pay more than they can afford on rent, or live in homes that are
overcrowded or need major repairs.[xxxi]
This includes Canada’s First Nations, for whom the Assembly of First Nations
has estimated the on-reserve housing shortage to be approximately 85,000 units.
Aboriginal Affairs and Northern Development Canada puts the number at
35,000 to 40,000 units.[xxxii]

15

Right+click here to download pictures. To help p ro tect y our priv acy , Outlook prev ented automatic download of this picture from the Internet.
pic1

Seabird Island Sustainable First Nations Housing, BC
In Metro-Vancouver, 145,000 households spend more than 30% of their income
on housing. Marc Lee, chief economist with the Canadian Centre for Policy
Alternatives, sees the need to build 5,000 to 10,000 new units a year in Metro
Vancouver alone.[xxxiii] For BC as a whole there is probably need to build
10,000 to 20,000 units of new affordable housing a year.
Such a massive building program would generate up to 22,600 new jobs for
builders and the trades in BC, assuming 1.13 jobs per apartment unit.[xxxiv] It
would also create an opportunity for solutions to two other problems that need
urgent attention – the climate crisis and the problem of loneliness. (See below.)

What Will It Cost?
10,000 to 20,000 units a year at $250,000 per unit comes to $2.5 to $5 billion a
year, less if governments contribute land (as Vancouver is offering to do) and
waive the development fees. This could finance an ambitious affordable housing
building program, driven by non-profits. If the new revenue comes from
targeted housing taxes (see below), this would also help to cool the market. If
the development is done through housing cooperatives (see below), the cost
could be considerably lower.
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In the pot so far is the federal government’s $2.3 billion Affordable Housing
Initiative over two years, which includes $500 million for affordable housing
units and various other needs, $739 million for First Nations housing, $208
million over five years for an Affordable Rental Housing Innovation Fund to
support the construction of up to 4,000 affordable rental units, and $500 million
for an Affordable Rental Housing Financing Initiative to provide low-cost loans
to municipalities and housing developers to construct affordable rental
housing.[xxxv]
If the money is shared among the provinces by population, BC’s share comes to
$150 million a year. In February the provincial government announced $365
million in matching funds to build 2,000 units, and in September it added $500
million to build a further 2,900 rental units. Taken together, the BC
commitments come to $1 billion, providing the funds for 5,000 units, and 2040% of the finance needed to build the 10,000 to 20,000 new affordable rental
units that are needed every year to provide a permanent solution to the crisis.
Canada’s mayors are seeking $12.6 billion over ten years as part of the
government’s $20 billion social infrastructure investment, including $7.7 billion
to maintain and repair existing units and $4.2 billion to build 10,000 units of
housing annually across the country. This comes to $1.26 billion a year for the
whole of Canada, which will be insufficient to solve the problem.
To accumulate the funds needed, seven sources of new revenue are
recommended—three municipal, two provincial and two federal (see below).

#6. Housing Cooperatives
If the new affordable housing was organized as housing cooperatives, backed by
supportive policies, the finance might be able to come largely from the market.
In Sweden, some 13,000 housing cooperatives own 998,000 dwellings,
providing housing for 1.6 million people, 22% of the Sweden’s people. “The
tenant-owners finance 75 – 80% of the development cost and the rest of the
financing is raised by the co-op organizations through loans from the banks and
other private financial institutions. Tenant-owners can normally get a loan from
the banks equivalent to 85% of the down payment required.”[xxxvi] If zerointerest capital loans were advanced to cooperatives (see below), this would
further reduce the cost.
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Since 1976, the collaborative non-profit Batir Son Quartier in Montreal has
developed 10,900 units of affordable housing, half of which are in
cooperatives.[xxxvii]
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Zurich, Switzerland, has no housing crisis, and it’s chiefly because long ago, the
city responded to its then housing crisis by offering interest-free loans to buy
land for the development of cooperative housing. Today, a quarter of the city’s
housing is not-for-profit, 80% of which is provided by private housing cooperatives (see above).[xxxviii]
Affordable housing experience in Lewisham, London, UK, shows that it is
important to include the future owners of an affordable housing initiative in codesigning the plans. “Involving residents directly in the process is also one way
of making housing more affordable, and it does help to create a committed,
localised and engaged community.”[xxxix]

#7. Zero-Interest Capital Loans
The money does not all need come from new sources of revenue, since housing
produces rent, enabling the private sector to get involved. The federal
government has committed $500 million to this end, and the provincial
government, which can borrow at 1%, could use the federal money to offer
zero-interest capital loans for developers who build 50% or 100% rental
buildings, and for housing coops.[xl] The BC government lends at 1% for the
property tax deferral program for seniors.
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Affordable Housing Bonds, in use in Britain for 30 years, are also possible.[xli]
So is the development of public banking, which has proven its ability to provide
stable, successful banking in North Dakota for almost 100 years.[xlii]

#8. An Affordable Housing Tax Levy
A municipality can enact an affordable housing tax levy. Seattle has done this
since 1981, enabling the city to build 12,500 affordable apartments, help 800
families to purchase their first home, and provide emergency rent assistance to
6,500 families. The levy increases property taxes by $122 a year on a home with
an assessed value of $480,000, with an exemption for homeowners whose
annual income is less than $40,000, and for those who are over 60, disabled and
unable to work, or veterans with service-related disabilities.[xliii]

#9. A Municipal Levy on Properties Bought by Non-Residents
There could be an additional municipal levy on properties bought through
offshore companies, and by non-residents or non-Canadian tax-payers, at least
until purchase by non-residents is restricted or ended, as the UBC economist
Joshua Gottleib has proposed. [xliv]

#10. A Municipal Levy on Empty Houses or Second Homes
Vancouver has 10,000 empty condos, while 1,750 people are homeless (3,700 in
Metro Vancouver).[xlv] Victoria has a further 1400 homeless people. London
(UK) has 50,000 empty properties, and 6,500 homeless. There’s something
deeply wrong with this picture. Across Canada, up to 35,000 people live in
shelters or on the streets.[xlvi]
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According to Vancouver City Hall staff, if 20% of Vancouver’s empty homes
were used for rentals, it would increase the rental vacancy rate from the current
extremely low level of 0.6% to a healthy 3%.
Vancouver’s new annual 1% property value tax on empty properties, supported
by 80% of Vancouver’s people, will cost the owner of an empty $1 million
home $10,000 a year to keep empty.[xlvii]
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#11. An Escalating Property Transfer Tax on High-End Properties
Provincially, there could be an escalating property transfer tax on high-end
properties, which would also help cool the market. In February 2016 the BC
government raised the tax to 3% for the portion above $2 million, and it could
go higher.
As a result of the overheated property market, the BC government has been
making an unexpected killing from the property transfer tax: $1.49 billion in the
last fiscal year, a 40% increase over the year before, and $562 million more than
the government budgeted for. Given the damage that housing price inflation is
causing, it is appropriate that 80% of the increase be earmarked for affordable
housing.

#12. A Housing Speculation Tax
There could be a 10% speculation tax on properties that are bought and flipped
quickly. Other changes are needed to close various loopholes that are corrupting
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the real estate industry, enabling some people to avoid paying property transfer
tax altogether.[xlviii]

#13. An Investment Tax on People Who Avoid Capital Gains Tax
There could be financial penalties on people who avoid capital gains tax by
falsely claiming an investment home as their primary residence, with 100% of
the revenue (less costs) going into the Affordable Housing Fund.

#14. A Federal Inheritance Tax
Finally, there could be an escalating federal inheritance tax on inheritances over
$1 million, with 100% of the revenue being used to build affordable housing to
offset the way inheritances contribute to the housing crisis. This would also
address the deeper problem of inequality, which may be a root cause of the
problem. Much more will be needed to reverse the inequality trend, including a
$15 minimum wage, the end of student debt, affordable childcare, and major tax
reforms, but it would be a beginning.

Working Together
With a dependable stream of new revenue, governments could work together to
finance the building of 10,000-20,000 units of new affordable housing in BC, in
partnership with non-profits and agencies such as the Vancouver Affordable
Housing Agency.
While the provincial and federal governments have been asleep on the housing
file for three decades, the City of Vancouver has not. It established The Mayor’s
Task Force on Housing Affordability in 2011, which came up with Vancouver’s
Housing and Homelessness Strategy 2012-2021: A Home for Everyone. In 2014
it established the Vancouver Affordable Housing Agency,[xlix] which has
committed 20 parcels of land for low-cost housing, and in May 2016 it
announced the construction of 358 affordable housing units on four city sites.
Victoria has also been very active in seeking solutions and enabling new rental
developments.
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#15. An Affordable Housing Land Reserve
Land being purchased for affordable housing could be placed in a newly created
Affordable Housing Land Reserve, operating as a Community Land Trust,
through which the land would be taken off the market forever, but the homes
could still be bought and sold for residential purposes. This would guarantee
future affordability for generations to come, while allowing families to own the
homes they live in and to leave them to their children in their wills.[l] This is the
way Vancouver is proceeding, working in partnership with the Vancouver
Community Land Trust Foundation.[li]
BC established a Housing Priority Initiatives Fund in July 2016, so the
foundation is in place; it just needs to receive a lot more money, and then to
focus its expenditures on land purchases to be placed in Community Land
Trusts, to support the development of new housing cooperatives.
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#16. Housing First
The new stream of revenue could enable every municipality in Canada to adopt
the ‘Housing First’ approach to homelessness, giving priority to ensuring that
everyone has a home to live in before focusing on mental illness,, drug and
alcohol addictions. Since starting on its strategy in 2009, Medicine Hat, Alberta,
a city of 60,000, has eliminated 100% of its homelessness, providing secure
homes in supportive or subsidized housing for 875 people, including 280
children.[lii] The Canadian Alliance to End Homelessness’s 20,000 Homes
Campaign is leading the charge to implement Housing First across the country,
calling for 20,000 new homes to be created for the homeless by July 2018.[liii]

#17. Creativity in Providing Affordable Housing
The argument for enabling non-profit housing societies to manage the building
program is that they have a better understanding of the variety of housing
options that are needed, they operate without a profit expectation, and they
enjoy the public’s trust.
In addition to traditional building, new approaches include rent-to-own,
temporary pre-fabricated modular homes, shipping container homes, and the
23

Montreal ‘Grow-Home’ three-story townhouse, where first-time buyers start
with a simple small unit, designed for expansion as a family and its income
grows (see below).[liv]

In Holland, the government has been encouraging self-building, by which new
homes, often in large-scale developments, are financed and customized by
private individuals, not developers, some with help from government stimulus
schemes for families earning less than $29,000 a year (see below). Self-build
now accounts for a third of all homes purchased, by-passing the financial cut
that developers expect to make.[lv]
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Another model is the Whistler Housing Authority, established in 1997 to
address the chronic shortage of staff housing in the resort. Through their work,
more than 1,000 properties are available only to local employees and retirees. If
you want to buy one of the units, and wish to sell, the price increase is limited to
the rise in Canada’s national price index, not the local property market, enabling
Whistler to keeps its units affordable in perpetuity.[lvi] Vancouver’s new
Affordable Home Ownership Pilot Program works on similar principles, with at
least one person needing to be a first-time buyer who works in the city.[lvii]

#18. Student Housing
For student housing, for which there is an urgent need for 20,000 new units in
BC, the universities have said that they are ready and willing to self-finance
their own projects. All that is needed is a provincial arrangement that the debt
would not fall within the government’s total capital debt, which affects the
province’s credit rating. At an estimated $100,000 per unit, this would the most
cost-effective way to relieve the rental pressure in Victoria, Vancouver and
Burnaby.

#19. Passive Homes
To tackle the climate crisis we need—among other things—to eliminate the use
of fossil fuels, in part by using 100% renewable energy in new buildings.
Passive Houses reduce heat-loss by 90%, thanks to their extra-thick insulated
walls and triple-glazed windows, and they need no heat-source apart from a
small electric heat-recovery ventilator. They are zero-emission homes.[lviii]
Based on experience in Victoria, where Rob and Mark Bernhardt are building
Passive Homes, they cost only 4.4% more (see below).[lix] With no heating bill,
the small extra cost can be easily absorbed into the financing. In Brussels,
Belgium, since 2015, every new building, large or small, has been required to be
built to the Passive House standard.[lx] If BC was to build 10,000 to 20,000
sustainable, affordable Passive Homes a year, it would catapult us into world
leadership, and create a wave of similar change around the world.
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#20. Sociable Homes
It is also important to design the layout of new homes to make them sociable, to
address the growing problem of loneliness. The human instinct to connect is
very strong, and when allowed to blossom it builds communities where people
take care of each other. When suppressed, however, due to thoughtless design,
people become isolated, leading to loneliness, which accentuates stress and
mental illness.
For 99.99% of the last million years our ancestors lived together in
communities, doing everything on foot. It was only 70 years ago, in the 1940s,
that planners declared automobile access to be more important than human
contact, restricting humans to sidewalks, and giving approval to suburbs that
often have no sidewalks at all and no places where neighbors can meet and
socialize.
It is important, therefore, that as well as being built to the Passive House
standard, and including green space, allotment gardens and play space, every
new affordable housing project be designed to be sociable, using a participatory
design process and shared leadership, with natural meeting places, and car
access off to one side, like the much sought-after UBC student family housing at
Acadia Park,[lxi] and the pocket neighborhoods that architect Ross Chapin has
designed on Whidbey Island (see below).[lxii] When local considerations
26

require that there must be car-access among the buildings, and not off to one
side, the road can be based on the Dutch principle of woonerf or ‘living street’,
where humans have priority and cars no longer have the automatic right of way.
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#21. New Villages
A growing number of people want more than to live in an affordable home.
They want to live in an ecologically sustainable community where they can
share, grow food, and develop projects together.
They also want to enjoy a stronger sense of community. They want to build a
sharing economy, with a lighter footprint on the Earth. They want to build their
own ecovillages and tiny home villages.
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Tiny home village living in converted whisky-barrels. Findhorn Ecovillage,
Scotland
To turn these desires into reality requires a willingness to train people in the
skills of land development, financing and zoning. In Canada’s early history,
many people went out and built their own towns and villages without much
difficulty. These days, however, the complexity of land development, finance,
investors, planning, zoning, development permit applications and water, sewage
and roads approval means that almost all development is done by developers,
working by professional planners, surveyors and engineers.
The history of cohousing, however, with ten completed projects in in BC, shows
that land development can be managed democratically by the residents
themselves, using professional help where needed.[lxiii] It is possible to
imagine a platform being created that would assist people to create their own
tiny home villages and ecovillages.
We should use a small portion of the affordable housing funds to train people
how to become their own developers, forming Ecovillage Development
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Cooperatives, raising the finance, and navigating the complex world of zoning
and development approval.

Belterra Cohousing, Bowen Island

Conclusion
In these ways, we could turn today’s housing crisis into a great opportunity to
build affordable homes that also build community and are a solution to the
climate crisis.
Could all this happen? It could become a reality if enough people are willing to
get behind it, and make it one of the top BC election issues in May 2017,
alongside tackling the climate crisis and building a new green economy.
It could happen if enough municipal councils, non-profits, businesses and
service clubs get behind it, writing letters demanding solutions such as these.

#22. A Canadian Affordable Housing Alliance
It could also happen if a broadly-based Affordable Housing Alliance were to be
established, as a vehicle through which not just the leading NGOs but also the
millions of Canadians who are struggling to buy a home or pay the rent were
able to organize, the way struggling agricultural workers did when they formed
the first labour unions in the early 1800s.
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It was only after Victoria’s Super InTent City made so many headlines, ruffled
so many feathers and won its court cases in the summer of 2016, assisted by
Victoria’s Together Against Poverty Society and many others, that the city and
the province came together to find $86 million to finance 714 new housing units
for homeless people. Some people complained that the Super InTent City
leadership was activist, but that is exactly what’s needed, not just in Victoria but
every community.[lxiv]
One thing is certain: without deep, intentional solutions this crisis will only get
worse. More millennials will be shut out of home ownership, more people will
experience the stress of unaffordability in the rental market, more people will be
obliged to couch-surf or to remain living with their parents, more people will
live in vans and trucks, more people will become homeless, and more angry
Tent Cities will spring up—and not all will be as well organized as Victoria’s
was.
*
Guy Dauncey is the author of Journey to the Future: A Better World is Possible,
and nine other books. He is an Honorary Member of the Planning Institute of
BC and a Fellow of the Royal Society for the Arts. See
www.journeytothefuture.ca
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ROCKLAND NEIGHBOURHOOD ASSOCIATION

April 5, 2017
Mayor and Council
Regarding the rezoning application for 1201 Fort Street
Dear Mayor and Council,
We would like to respond to Planning’s report.
* When only part of the property is designated “Urban Residential” in the OCP, Planning’s
contention that the proposal is “consistent with Urban Residential” is misleading. Most of the
property is “Traditional Residential”; why should the proposal not be consistent with that?
* Because Fort Street is one way and forces all traffic east, it is not a typical secondary arterial
road. However, Planning is using this designation as a significant factor in determining that this
site is a “strategic location.”
* The proposed luxury units will not “contribute towards the housing need,” when the need is
for affordable, family housing.
* When more than half of the trees will be removed, the proposal can hardly be said to
“contribute to the City’s urban forest” or to enhance Fort Street and the neighbourhood. The
proosed pathway does not retain green space or create park space. What exists now is green
space. A pathway is not a park. Seedlings are not a replacement for mature trees and their
canopy.
* There has not been “adequate consultation regarding the proposed change from Traditional
Residential to Urban Residential for the south portion.” The RNA has not been consulted
regarding the impact of this change at the 11th hour before the new LAP.
* The proposal can not “enhance” the Garry oak ecosystem when it drastically alters the
existing topography. An ecosystem is much more than individual trees.
Clearly, the proposal does not fit with the “local area context” and is inconsistent with many
“relevant policies within the OCP and local area plans.”
The core issues of unacceptable height and massing, the Wall of Pentrelew, and the scale of
such a proposal - which does not fit in with our historic neighbourhood - have not been
addressed in Planning’s report.
Sincerely,

Janet Simpson, President

Alicia Ferguson
To:
Subject:

Christine Havelka
RE: Proposed development @ 1201 Fort Street and 1050 Pentrelew Place

From: Susanne Wilson
Date: April 5, 2017 at 4:25:48 PM PDT
To: <mayor@victoria.ca>, <cthornton-joe@victoria.ca>, <gyoung@victoria.ca>, <pmadoff@victoria.ca>,
<mlucas@victoria.ca>, <jloveday@victoria.ca>, <bisitt@victoria.ca>, <ccoleman@victoria.ca>,
<malto@victoria.ca>
Subject: Proposed development @ 1201 Fort Street and 1050 Pentrelew Place
Dear Mayor Helps and Councillors Alto, Coleman, Isitt, Loveday, Lucas, Madoff, Thornton-Joe
and Young,
I am writing to express my concerns regarding the development proposed by Abstract
Developments at 1201 Fort Street and 1050 Pentrelew Place which I understand is on the agenda
of the Committee of the Whole tomorrow, April 6, 2017.
* The loss of the only open and treed green space along the Fort Street corridor between Wharf
St. and Richmond Ave. as well as the loss, through demolition, of the building that has been
occupied by the Truth Centre Church for many years. The loss of this excellent facility with its
auditorium, meeting spaces, kitchen, etc. will be a loss to the entire city given the lack of this
kind of space for cultural, art and community activities and gatherings. I consider allowing
this development would represent a loss to the surrounding neighbourhoods and to the entire
city.
* The proposed development's scale, height, mass and design does not respect the unique
heritage aspects of the area and greatly exceeds what is allowed in the current zoning nor is it in
keeping with what Rockland residents envision in the Official Community Plan for this area.
* The development has no provision for supportive, subsidized or affordable rental housing of
which this city is in such dire need.
The proliferation of this kind of stratified, expensive housing ignores this pressing need.
Sincerely,
Susanne Wilson
1377 Craigdarroch Road
V8S 2A8
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Dear Councillors,

I am writing in regards to the proposal for 1201 Fort/1050 Pentlerew by Abstract. As a Victoria resident
who is not directly affected by this specific proposal, I am writing to express my concern for the scale of
this proposal and to object to rezoning application necessary for a development of this size to go
forward. I am not opposed to increasing density, in fact, when done tastefully and thoughtfully, I am in
favour of it. This development attains neither of those ideals. This proposal is an attempt to change the
character of the Rockland area. It is a clear case of making decisions based on maximization of space
rather than considering the surrounding homes and landscape.
As a homeowner, try to put myself into the situation. If a development came into my neighborhood,
that met existing bylaws, I would have no choice but to accept what came. If a development were
proposed that required variances and a massive shift from the City plan, I would resist it using every
legal and civil tool available. If this development is allowed to move forward as it is currently proposed,
what is to stop a similar situation from happening in my neighborhood? If a church or community
centre comes up for sale, could it be rezoned and turned into a development that not only changes my
neighborhood, but potentially impacts my largest investment? As with anything, this isn’t an isolated
decision, if it is approved, it could be cited in the future, for other developments.
Please ensure that this particular development does not go forward as is. Send it back for revisions that
consider the community. Make sure that the requirement of neighborhood consultation doesn’t
become a “formality” that doesn’t lead to any form of consensus building. Make sure that the rights of
all property owners are respected.
When we consider our developments from a collective and even generational perspective, we build a
better world for everyone.
Best Regards

Carey Newman
2508810528

Alicia Ferguson
To:
Subject:

Christine Havelka
RE: 1201 Fort St.

From: Errol Miller
Date: April 5, 2017 at 11:11:41 AM PDT
To: <pmadoff@victoria.ca>
Subject: 1201 Fort St.
Dear Councilor:
Regarding the redevelopment of 1201 Fort St.
The request for rezoning this property is a test case for what we want Victoria to be.
The argument has been made that we need greater density in Victoria to prevent the in-migration
from other parts of the country from moving to areas outside our city where they will buy homes.
We have no obligation to find housing for everybody who wants to move here, especially those
who are buying property for speculation or for holiday homes. These are homes where the
owners spend a few months here when it suits them; the rest of the time they live in warmer
climates or somewhere else in Canada or the world. These people will be taxpayers but they will
never be citizens who contribute to community life.
We do have an obligation to find housing for people who live and work here full time. These are
the people who contribute to a healthy community. They could be owners or renters, but they
have a stake in what happens in Victoria, the Island and the Province.
We need affordable housing that is close to schools and services for families, for those who are
employed here and those who want to come here to be employed, for the working poor and those
on welfare so that they have money for necessities, for the homeless so that they have an
opportunity to improve their situation.
Yes, increase density, but do it slowly and thoughtfully. Victoria is a beautiful city because of its
smallness and its green areas. Putting up ugly high rise buildings (30 stories? Ridiculous) as fast
as possible will destroy it’s attractiveness. Think about those citizens back in the ‘60’s and ‘70’s
who decided it was not a good idea to tear down the heritage buildings in the Old Town in order
to put up new high rise buildings. We are facing the same situation now. So far most of the
towers being constructed are being built on former parking lots or replacing buildings of little
heritage or material value. However the appetite for more sites will mean that there will be
increased pressure on buildings and land that should be preserved.
Although the buildings planned in the green area at 1201 Fort are a maximum of six stories, this
development represents the loss of land that makes the area attractive. Develop it as is planned
and it becomes an eyesore. It will be too crowded with buildings and at six stories high it will
dominate the whole area. The reason for the extra height and density is so the developer can
1

make more profit, which is not a good reason to ruin the neighbourhood. If it must be developed
(I would prefer a park) the number and size of buildings must be reduced.
We have contradictory impulses.
We are attracted by greenery and wildlife, shrubs, grass, trees, flowers, birds and butterflies and
want to live close to them. So we buy the land, clear it of the greenery, put up a building, put in
paved roads and sidewalks and then wonder where nature went.
We are attracted by unique architecture, heritage homes that have character, small-scale
buildings that have a personal feel, quiet, walkable environments, businesses that are personable,
customer oriented. Then we allow developers to tear those structures down and replace them
with big, ugly cookie cutter, rectangular buildings that have no appeal and pack as many people
into them as possible in the name of efficiency and profit.
Is this the way we want Victoria to go? Will this be a livable city in the future? Is this a city that
tourists will want to visit? Will it be a city that looks like every other North American city?
City Council had better stop and think. Other cities in the world have stopped this type of
development and are much more attractive than Victoria. Look around. We need leadership now
to preserve what is attractive about Victoria and improve on it in the future.
Sincerely,

Errol Miller
#106 1149 Rockland Ave.
Victoria.
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Address: 1201 Fort Street and
1050 Pentrelew Place

The City is considering a
Rezoning application
proposing the construction of
2 multifamily buildings and 12
townhomes

A new development is being
proposed in your community.

Why should this interest us all?

Abstract's Proposal for 1201 Fort/1050
Pentrelew:

View from Fort (Internet)

View from Pentrelew (Google Maps)

Truth Centre/Pentrelew Family Estate
 In Rockland
 1201 Fort and 1050 Pentrelew
 Runs to 1010 Pentrelew

Where is this?

House

Govemmem

From: Official Community Plan, 2012 (Amended in 2015)

Cor serv e Rocklarxfs
historic architectural and
landscape character

1010 F5NP.E.EV

View North from 1010 Pentrelew

All images from Proposal Submitted

93 units
 5 story building
 6 story building
 123 story townhomes

View Southeast from Pentrelew/Wilspencer

View East from Pentrelew

What is being Proposed?

2nd lowest of six levels of density 
"primarily of multiunit residential"
Floorspace ratios (FSR) generally
1.2:1 up to 2:1 in strategic

Midrise, multiple dwelling
Height shall not exceed 12m and 4
stories





Single family dwelling
Height 7.6m and 2 stories
No roof deck

The majority of the property is RlB L




The City Zoning Bylaw shows:
The parcel on Fort is R3AM2

Lowest of six levels  "primarily
groundoriented building forms"
Floorspace ratios of 1:1

the majority is Traditional Residential!





The property has mixed zoning:
 The Official Community Plan (2012) shows:
 the parcel on Fort as Urban Residential

What is the current Zoning?
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From VicMap  City of Victoria mapping system w/zoning highlighted
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From Official Community Plan Page 160
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> Creates unreasonable expectations for future proposals

> Loss of limited Rockland greenspace

> Adverse impact on neighbourhood with no positive return

> Height is unnecessary and does not complement adjacent buildings

> Massing and scale is excessive

> Proposal is unreasonable for the Zoning

> Incompatible with vision for City and neighbourhood

Why is this a problem?

Continue to conserve the historic architectural and
landscape character of the neighbourhood.
Enhance connections to Urban Villagos in Fairfield,
Oonzalos. and Jubilee.
Support the maintenance of existing dwellings and large
lot character through sensitive infill that presorvos green
space and estate features
Support greenway connection and opportunities for

21.24.4
21.24.5
21.24.6

21.24.7
new parkland.

Undortake a local area plan to enhance Stadacona Village —
at Oak Bay Avenue and Fort Street.

21.24.3







Growth envisioned for next 30 years for all of city less
Urban Core and town centres is 2,000 new people
This proposal puts up to 15% of the 30year growth on
one site in one year.
This development belongs in Urban Core or Town
Centres not in a residential area.

City of Victoria Growth Management Concept:

X

X

Support mixed use development along the
Fort Stroot frequent trarsit corridor.

21.24.2

X

Encourage a diversity of population ana housing m
consideration of the neighbourhood's heritage and
estate character.

21.24.1

Strategic directions include

From: Official Community Plan, page 161

21.24

Rockland Strategic Directions in OCP:
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From: Official Community Plan
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for new parkland.

Loss of greenspace  lost opportunity

Insensitive to existing dwellings.
Reduces greenspace.

Not applicable

Contrary to vision: 1 unit to 93.

Not applicable

Partially  no mixed use on this property

estate character.

No consideration for heritage and

incompatible with Vision for City and Neighbourhood

This is not a request for variance but a
complete rejection of zoning

Diagram shows proposed plan with current
zoning superimposed:
 Most of the units (at least 50) are on lots
designated for two single family dwellings
 Setbacks are ignored
 Landscaping requires reduction of narrow
road for Pentrelew access road
 Rooftop decks are proposed
 Height restrictions are ignored
 Even the portion in R3AM2 ignores
zoning restrictions
 FSR ratios from bylaw are ignored
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Image from Proposal Submitted  zoning added in blue
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>Proposal is unreasonable for the Zoning
1

Proposed  Image from Proposal Submitted

Current  Image from Google Street view



All houses currently on Pentrelew away
from Fort are single family or duplex.

5story building of 34 units, a 6story
building of 47 units and twelve 3story
townhomes.

Urban Village  Cook Street/Oliphant was
53 units.
Abstract's largest to date  Black and
White is 77 units
Nearest apartments in R3AM2 zone are
26 and 21 units each.



Includes limited visitor parking

114+ cars

At least 154 residents (using Statscan
averages), but a potential of 300+ people



Equals about 58 2,000 sq ft homes


exceeds 1:1 for RlB or 1.2:1 for R3AM2
(this is not a strategic location)

Floor space ratio: 1.379:1



 116,513 sq ft floor space





 173 Bedrooms









Proposal includes (facts in black from
proposal):
 Proposal is for 93 units. For comparison:

>Massing and scale is excessive

For comparison this building is 84 units

*
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Note: the Cook/Oliphant building was reduced to 16.5m in an Urban Village  this
proposal is primarily on traditional residential land  not an Urban Village.

Zoned for 12m (7.6m for portion on RlB)
Zoned for 7.6m
Zoned for 7.6m

Images from Proposal Submitted

Building 1 is 21.1m high
Building 2 is 18m high
Townhouses are over 10m high

 § r~

ifl
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^Height is unnecessary and does not complement
adjacent buildings

Entrance to
Secondary
parking

/

>o>

Parking lot onsite used weekdays and for special events

Typical parking on Pentrelew during all Art Gallery or Langham Court Theatre Events

*

No positive impact on housing issues in Victoria  high
end units are proposed

Proposal provides only 1 visitor parking site for every 10
units

AGGV recently approved for growth on other
side of Pentrelew creates greater pressure

Loss of parking on street and any overflow at Truth
Centre for AGGV, Langham Court events

Increased traffic creates congestion on narrow road
(Wilspencer/Pentrelew barrier was removed for safety)

Parking and traffic flow already a problem in area and
this proposal further narrows road at arrows

o

>Adverse impact on neighbourhood with no
positive return

7 bylaw protected trees will be removed

More than half of existing trees will be removed
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Proposed View from Fort street (Proposal)

Current View from Fort street (Google Streetview)

View of the proposed pathway from Pentrelew side provides no sense of greenspace

IT

Loss of any greenspace between dominating buildings
with narrow gaps.

One of the last greenspace sites on Fort St.

Site has 6 trees over 10m high  5 will be
removed (incl both Sequoias)



What is changing: (from p. 43 of proposal)

Losing an opportunity to meet OCP objective:
"support greenway connection and opportunities for
new parkland"

>Loss of limited Rockland greenspace

...but decides to propose
apartments on single family
dwelling site anyway

If this is approved, where next?
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Rockland
Strategic Directions

MAP 30

It is requested that council consider the points made in this
presentation and ask the developer to resubmit a proposal
that respects the vision of the OCP.

The
case
for
such
significant
exceptions requested in this proposal
is unconvincing.

The OCP provides a vision for the next
30 years, Council should stick with the
plan unless there is strong reason to
make an exception.

A developer purchases land
knowing the OCP and Zoning...



>Creates unreasonable expectations for future
proposals on the part of developers

REDEVELOPMENT OF VICTORIA TRUTH CENTRE SITE: 1201 Fort Street & 1050 Pentrelew Place
I am opposed to the redevelopment of the Victoria Truth Centre as proposed by Abrtract Developments because it goes
against the spirit of Official Community Plan, the city zoning, the community character of our street established in the
1930’s, and, the Rockland neighbourhood, as well as the 3-4 storey Fort Street corridor. The proposal for this property
should not be accepted for reasons of design, massing, and scale. Sadly, I have also lost faith in the developer and the zoning
process, that, in my opinion, he manipulates very adeptly.
When I first met Mr. Miller, in the spring of 2016, he was visiting the residents on Pentrelew Place to introduce himself. He
had just ‘bought’ the property. “Bought”, that is, not in the sense that you and I would understand the term, as in owned;
but, more in the sense that it was the property on which his offer had just been accepted. (The actual ‘owing’ was to come in
about 7 months.) He stated that he had no plans as yet for the property. However, he acknowledged that my concept of 1015 homes, of say 2 ½ stories each, something in the historical style of this 1930’s neighbourhood, was simply ‘not enough’.
Nor, I learned, was it ‘enough’, to double the density, and cram 35-40 modest townhouses of 2 ½ stories on the site. From
this experience, I learned that he possessed very strong ideas of what he wanted, despite his profusions to the contrary.
Shortly thereafter, given only a few days notice, but with abundant curiosity, I was able to re-arrange my schedule in order
to attend the first meeting at his new ‘iconic’ building on Oak Bay Avenue. (I wouldn’t want to live near that one.) From that
meeting, I was encouraged to believe that his company was actually interested in “engaging” with our neighbourhood about
the prospective property development. Still, he professed to have no ideas.
Three weeks later, when I attended the second meeting, it was apparent that he heard little or nothing of our concerns. The
detailed master plan for the site presented to us that night disregarded nearly everything we expressed. (I’m still
bewildered by that second building. Where did that come from?) Forcefully, he demonstrated without any apology, that the
zoning was irrelevant, the Official Community Plan had no value as it was out-dated. We were simply not current. And,
because of his frequent and ongoing meetings with the planning staff at City Hall, there was no need to adjust the designs.
According to Mr. Miller, the planning staff at City Hall really liked these plans. Of course, this comment was meant to convey
a much stronger suggestion: that our opposition was already compromised. The future “engagements” lived up to my fears;
they were nothing more than sales presentations.
It was probably this last meeting that encouraged the owners of 1050 Pentrelew to give up their leadership of our group.
They sold their property to Abstract. It was and would be futile to try to affect change. Their house would be physically
stuck between the 1225 Fort Street Condominium and this “done deal.” The tactic of compromising the leading voice left us
without leadership.
Over the intervening months, two suggestions have been made to me by Mr. Miller. We should be glad that he is the buyer,
because someone else would build something worse. And, secondly, that if this rezoning is not approved, he would stick to
the current zoning, and build the largest, bulkiest and ugliest building that he can to fill up the Pentrelew site.
Thereafter, I must admit, my interest in attending more meetings dissipated. I did not attend the last meeting in October, as
I did not see the need, given that the plans had already been forwarded to City Hall. And, as you may have heard, the Official
Community meeting was a disaster. Need I say more about this meeting? What meaningful changes to the plans came of
this?
Let me reiterate: in my opinion, there have been sales presentations about this project: but, there has not been
“engagement” with the local residents. (Unless you count the happy purchase of 1050 Pentrelew.) I imagine when one uses
this term “engagement”, it is meant to have some meaning, beyond, say, two strangers bumping into each other on the
street. There has certainly not been any meaningful compromise or adjustment to the plans on Abstract’s part to the
suggestions of the neighbourhood community. Sorry, I’m wrong. He did add another townhouse to the Great Wall of
Pentrelew, but it was not because we asked for it. I imagine he had another point in mind.
I am against the proposal for the development of 1201 Fort Street and 1050 Pentrelew Place for these reasons, the number
of buildings, building heights, their massing, the scale. And, most importantly, because the plans were not developed with
the suggestions of the neighbourhood.
Sincerely
Don Cal
1059 Pentrelew Place
Victoria, BC

Alicia Ferguson
Subject:

RE: Rezoning Proposal for 1201 Fort/1050 Pentrelew

From: Doug Woodall
Date: April 6, 2017 at 8:46:51 AM PDT
To: <mayorandcouncil@victoria.ca>
Cc: <pmadoff@victoria.ca>
Subject: Rezoning Proposal for 1201 Fort/1050 Pentrelew
This morning Council will hear two reports from the planning department re: this proposed
development.
I wish to address the following as a nearby resident in Rockland:
a) I endorse concerns forwarded by the Rockland Community Association including a letter in
response to the plan that was submitted April 5th. Specifically, I ask that Council take very
seriously the disputed points about green space; urban forest and walkways not being park; and
the concerns about density; affordability; and design.
b) There has not been a consultation with the community. There has been one "presentation" in
an inadequately-equipped hall
that was found at the last minute after having to be moved from an initial location that was too
small. It was held on one of the coldest nights of the year and so many people who showed up at
a first designated location could not stand around outside waiting for the second to be found.
c) The proposal is so far from fitting the neighbourhood community plan and its current zoning
that I consider it should be dismissed forthright.
d) The anticipated additional traffic and parking does not take into account the small circular
flow of Pentrelew including the increased volume that will wind itself to and from Rockland or
on the narrow street leading up to Moss St. adjacent to the Art Gallery.
e) The plan with its huge size and anticipated number of homes ought to be considered in light of
the proposed expansion of the Victoria Art Gallery where already it has been determined that
there will be heavy demands for parking when events are held there and at the neighbouring
Langham Court Theatre to the point where creative solutions are having to be found.
f) Rockland has but one small pocket park, an anomaly for a community area. The city has
recommendations for amount of park and green space, and this would be ideal for same to assist
the Rockland area to come closer to that recommendation. What with its unique large trees and
well-established vegetation, it would lend itself easily to same. Further, as someone who walks
down Fort Street daily, it is my experience that it is the first place up from Cook Street where
walkers including tourists can stop after climbing partway up the hill, take a breather, read their
maps to orient themselves to the Gallery, the Castle and Government House. The expansion of
the Art Gallery should attract even greater numbers of walkers who would use well-planned,
friendly-user space.
g) This is a unique property. I only wish is that it could have been used for the development of
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community services such as day care or similar meeting space, or for housing non-profit service
organizations if not held as park and green space in part or full.
h) The proposed design for housing and condos does not reflect the older style and heritage
designs in the neighbourhood.
I urge you please to consider rejecting this first design by the developers. We all know that they
have proposed a much larger development than will be accepted but are looking forward to
Council compromising. I further urge that no development proceed unless it fits with the existing
Rockland Community zoning and plan, or until the neighbourhood plan is revised in the upcoming 18 months. This is just wrong, and represents the planned push by the developer and
others to creep further up from Fort Street.
Let's leave the condo / apartment 3-4 storey style on the north side of Fort and not create a
corridor of same on both sides. Let's honour Rockland as one of Victoria's oldest and most
beautiful neighbourhoods with its unique vegetation and trees as well as property designs.
Respectfully submitted:
Douglas E. Woodall
Owner/Resident
1011 Moss St., Victoria
cc: Pamela Madoff, Liaison Councillor for Rockland
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