
HAP20-0002
416 Royal Ave 
Heritage Alteration Permit



To issue a Heritage Alteration Permit for a mixed-
use building with variances to site coverage and 
building height. 

Proposal



Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Public Hearing
Second & Third Readings

May 2, 2020

May 17, 2021

Final Reading
Heritage Alteration Permit

Council 
Approvals

Development Process

Building Permit

Ongoing

June 1, 2021

Oct 5, 2021



Context Map



Subject Property Map



3 storey building, 38 residential units and 1 CRU 

Rental only subzone applies- portion of the units 
are intended to cater to hospital staff, visitors or 
hospital related institutions only 

Parking reductions:
 10% for rental only subzone

 5 stalls for providing a Modo Car (located on site)

 5 stalls for providing long-term bicycle parking 

Project/technical details



Heritage Advisory Committee was not operational 
during the review of the HAP. Applicant provided a 
Heritage Report  by a Registered Heritage 
Professional

Proposed variances:
 Site coverage increase to 73% 

 Building height 

Project/technical details



Site Plan



Elevations

heightHeight variance- 10.97m 



Elevations



Materials



Renderings



Renderings



Renderings



Landscape Plan



Official Community Plan- encourage new 
development, additions and renovations to 
existing development which are compatible with 
the form and character of the existing context

Support the creation the affordable and safe 
rental, non-market and/or special  needs housing 

Context sensitive- transition from the hospital to 
single-family residential 

Development Policy



Staff Recommendation

Staff recommend support of the Heritage 
Alteration Permit



Conclusion of Staff Remarks


