CITY OF

VICTORIA

Planning and Land Use Committee Report
For the Meeting of October 1, 2015

To: Planning and Land Use Committee Date: September 17, 2015

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Development Permit with Variances Application No. 000404 for 701 Tyee
Road (Railyards)

RECOMMENDATION

Staff recommend that Committee forward this report to Council and that after giving notice and
allowing an opportunity for public comment, that Council consider the following motion:

“That Council authorize the issuance of Development Permit Application No. 000404 for
701 Tyee Road, in accordance with:

1. Plans date stamped August 24, 2015.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
i.  reduce the north setback (Gaudin Road) from 3.5m to nil;
ii.  reduce the south setback from 4m to nil for Phases 1 and 2;
iii.  reduce the south setback from 4m to 3.5m;
iv.  increase the height in DA-H from 24m to 25.49m for Phase 2;
v. increase the height in DA-J from 31m to 33m for Phase 3;
vi.  reduce parking from 50 stalls to 49 stalls for Phase 1;
vii.  reduce parking from 185 stalls to 178 stalls;
vii.  reduce the bicycle storage (Class 1) from 40 stalls to 28 stalls for Phase 1.
3. The Development Permit lapsing two years from the date of this resolution.
4. Revised plans to the satisfaction of staff that:
I. either enclose or screen the proposed garbage enclosure adjacent to Gaudin
Road;
. provide further details of the proposed grass pave finish;
il provide comprehensive details relating to landscaping for Phases 1 and 2;
iv. provide reduced annual landscaping maintenance costs within Bridges Park
and along Tyee Road.
5. Referral to the Advisory Design Panel for a comprehensive review and with particular
attention to the following issues:
I the design of building entrances facing Tyee Road;
. the design and appearance of the “Sky Home” end units;
iii. the treatment of parkade walls that project above grade.
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6. An amendment to the Railyards Master Development Agreement, to the satisfaction
of staff, to:

i. address proposed revisions to the public parking required in conjunction with
Bridges Park and the path from Tyee Road to Central Spur Road;

ii. secure cost estimates for all required on-site services, off-site services and
public amenities prior to any building in proposed Phase 1 being occupied.

7. A Public Access Easement registered on title, to the satisfaction of staff, to secure
public access through the site from Tyee Road to Central Spur Road.

8. A Statutory Right-of-Way registered on title, to the satisfaction of staff, to secure
public access to the Victoria West Entry Park and public pathways located on private
land adjacent to Tyee Road.

9. That Council authorize staff to execute an Encroachment Agreement for a fee of
$750 plus $25 per m? of exposed shored face during construction, in a form
satisfactory to staff.

LEGISLATIVE AUTHORITY

In accordance with Section 920(2) of the Local Government Act, Council may issue a
Development Permit in accordance with the applicable guidelines specified in the Official
Community Plan, 2012. A Development Permit may vary or supplement the Zoning Regulation
Bylaw but may not vary the use or density of the land from that specified in the Bylaw.

Pursuant to Section 920(8) of the Local Government Act, where the purpose of the designation
is the revitalization of an area in which a commercial use is permitted, a Development Permit
may include requirements respecting the character of the development, including landscaping,
siting, form, exterior design and finish of buildings and other structures.

Pursuant to Section 920(8) of the Local Government Act, where the purpose of the designation
is the establishment of objectives for the form and character of commercial, industrial and multi-
family residential development, a Development Permit may include requirements respecting the
character of the development including landscaping, siting, form, exterior design and finish of
buildings and other structures.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit with Variances Application for the property located at 701 Tyee Road.
The proposal is to construct 144 residential units in three phases on Lots H and J (the
undeveloped portions) of the Railyards development.

The Application proposes the following variances from the Zoning Regulation Bylaw:-

e reducing the north setback (Gaudin Road) from 3.5m to nil

¢ reducing the south setback from 4m to nil for Phases 1 and 2; this setback variance
will be 3.5m on completion of the development

¢ increasing the maximum allowable building height in DA-H from 24m to 25.49m for
Phase 2

e increasing the maximum allowable building height in DA-J from 31m to 33.01m for
Phase 3

e reducing the bicycle storage (class 1) from 40 stalls to 28 stalls for Phase 1; the
number of bicycle stalls will exceed the number required by the Zoning Regulation
Bylaw for the entire project following the completion of Phase 2
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reducing parking from 50 stalls to 49 stalls for Phase 1
reducing parking for the completed project from 185 stalls to 178 stalls.

The following points were considered in assessing this Application:

The applicant wishes to develop the site in three phases and, as each phase must be
reviewed against the Zoning Regulation Bylaw, this results in some variances that will
not exist, or will not exist to the extent proposed, at the completion of the project.

The proposal is generally consistent with the Railyards Development Guidelines,
however, staff recommend that some minor revisions are made to the plans to address
issues relating to garbage areas and landscaping.

An amendment to the Railyards Master Development Agreement (MDA) is required to
address proposed revisions to the required public amenities, namely the public parking
associated with Bridges Park and the path from Tyee Road to Central Spur Road. The
MDA should also be amended to ensure that any necessary cost estimates and security
is provided before the proposed Phase 1 building is occupied.

The Application proposes 195 parking stalls, however, 17 of the stalls are either small
car stalls or tandem stalls and do not meet the requirements of Schedule C of the Zoning
Regulation Bylaw. The parking requirement for this project is 185 stalls, therefore, the
proposal would result in a seven stall parking variance.

BACKGROUND

Description of Proposal

The proposal is for 144 residential units on the undeveloped portions of the Railyards
development. Specific details include:

The development would be constructed in three phases. Phase 1 would be located at
the corner of Gaudin Road and Central Spur Road and would consist of 40 residential
units. Phase 2 would be located immediately to the south of Phase 1 and would consist
of 38 residential units. The final Phase would be located immediately to the north of the
Point Ellice Bridge and would consist of 66 units.

The tallest buildings would be located on Tyee Road with the building heights ranging
from three to seven storeys. Building elements fronting Central Spur Road would range
from two to three storeys in height.

The proposed 144 units would be in the form of apartments units ranging from studios
with a floor area of 36.7m? to two bedroom plus den units with a floor area of 130.4m?.
The development would have the appearance of several individual buildings above a
shared underground parkade.

Access to the underground parkade would be provided in two locations directly off
Central Spur Road.

The proposed finishing materials include corrugated metal cladding and fiber cement
panels

As required by the Railyards MDA, the plans indicate that the land located immediately
to the north of the Point Ellice Bridge will be dedicated to the City for future bridge
improvements/expansion

The proposal includes the construction of a Park and Tot Lot between Central Spur
Road and the Galloping Goose Trail. A “parkette” and neighbourhood signage will be
provided at the corner of Bay Street and Tyee Road.
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The proposed variances are as follows:

e reducing the north setback (Gaudin Road) from 3.5m to nil as a result of the
underground parkade projecting above grade

e reducing the south setback from 4m to nil for Phases 1 and 2; this setback variance
will be 3.5m on completion of the development

e increasing the maximum allowable building height in Development Area H from 24m
to 25.49m

¢ increasing the maximum allowable building height in Development Area J from 31m
to 33.01m

¢ reducing the bicycle storage (class 1) from 40 stalls to 28 stalls for Phase 1; the
number of bicycle stalls will exceed the number required by the Zoning Regulation
Bylaw for the entire project by 15 stalls following the completion of Phase 2

e reducing parking from 50 stalls to 49 stalls for Phase 1

e reducing parking for the completed project from 185 stalls to 178 stalls (7 stall
variance).

Sustainability Features

As indicated in the applicant’s letter dated August 20, 2015, the following sustainability features
are associated with this Application:

e energy efficiency through orientation of windows

e reduced water use through xeriscaping in the plant selection and low-flush/dual-flush
toilets with low-flow features

installation of energy-star appliances

provisions for future electrical charging station

motion sensor lighting within parkade and corridor locations

energy saving lighting in public space locations.

Active Transportation Impacts
The Application proposes the following features which support active transportation:

159 Class 1 (secure storage) bicycle stalls

18 Class 2 bicycle racks

new public footpath from Tyee Road to Central Spur Road

new public footpath (which can accommodate bicycles) from Central Spur Road to the
Galloping Goose Trail.

Public Realm Improvements
The following public realm improvements are proposed and are required by the Railyards MDA:
e the construction of a Park and Tot Lot between Central Spur Road and the Galloping
Goose Trail
e the construction of a “parkette,” public footpaths and neighbourhood signage at the
corner of Bay Street and Tyee Road.

In addition to the above, the applicant will also be constructing a new bus stop on Tyee Road.
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Existing Site Development and Development Potential

The Application site is located within Development Areas H and J of the CD-5 Zone, Railyards
Residential Commercial District, which permits apartments, live/work and park uses with a
maximum floor space ratio (FSR) of 2.25:1 in Development Area H and 2.35:1 in Development
Area J.

Data Table

The data table is attached as Appendix 1 and compares each phase of the proposal with the
regulations for Development Areas H and J in the existing C-5 Zone, Railyards Residential
Commercial District. An asterisk is used to identify where the proposal is less stringent than the
existing zone.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on August 25, 2015, the Application was
referred for a 30-day comment period to the Victoria West CALUC. At the time of writing this
report, a letter from the CALUC had not been received.

This Application proposes variances, therefore, in accordance with the City's Land Use
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the
variances.

ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan (OCP) identifies this property with in Development Permit Area 13:
Core Songhees. The applicable Design Guidelines are the Railyards Development Guidelines.
The proposal is consistent with these Guidelines as follows:

o the proposed design reflects the industrial nature of the site and is complimentary to the
completed phases of the Railyards development

e the proposal contributes to the public park system in the Victoria West Neighbourhood
by providing a park, children’s play area“and several public footpaths through and
adjacent to the site

« the buildings with the highest residential density are located adjacent to the Point Ellice
Bridge

e the development includes a variety of expressive roof forms

e architectural features such as balconies and recesses have been used to articulate the
proposed buildings

e strong colours are proposed to add visual interest to the buildings

e the use of corrugated metal and fiber cement panels is consistent with the
recommended wall cladding materials listed in the Design Guidelines

e a mix and range of unit types are proposed with the floor area of individual units ranging
from 36.7m? to 130.4m>.

Planning and Land Use Committee Report September 17, 2015
Development Permit with Variances Application No. 000404 for 701 Tyee Road Page 5 of 11



Notwithstanding the above, staff recommend that Council consider referring the Application to
the Advisory Design Panel for a comprehensive review with particular attention being made to
the following issues:

e the design of building entrances facing Tyee Road
¢ the design and appearance of the “Sky Home" end units
o the treatment of parkade walls that project above grade.

Proposed Variances
Parking

The Application proposes a total of 195 parking stalls within an underground parkade.
However, 17 of these stalls are either identified as small car stalls or tandem stalls and do not
meet the requirements outlined in Schedule C of the Zoning Regulation Bylaw. As the proposal
requires 185 parking stalls and only 178 stalls meet the Schedule C requirements, the
Application technically results in a seven stall parking variance. The total breakdown of parking
stalls is outlined in the table below and an asterisk marks where a variance occurs:

PROPOSED PARKING
Phase 1 Phase 1 & 2 Phase 1,2 & 3
Regular | Zone Small | Tandem | Total | Regular | Zone Small Tandem | Total | Regular | Zone Small | Tandem | Total
Stalls Standard | Stalls | Stalls Stalls Standard | Stalls Stalls Stalls Standard | Stalls | Stalls
49* 50 5 3 57 100 99 8 5 113 178* 185 12 5 195

Notwithstanding the above, the proposal would result in parking ratio of approximately 1.2
parking spaces per dwelling unit which is considered appropriate to address parking demand for
an apartment development in this location. In addition, the small car and tandem stalls will still
be available for use by residents.

Height

The Application seeks a height variance in Development Area H from 24m to 25.49m and in
Development Area J from 31m to 33.01m. The building elements exceeding the maximum
allowable building heights are solely parapet roof elements on the tallest feature buildings
situated adjacent to Tyee Road. These parapet features have been included to address the
Railyards Development Guidelines that recommends that buildings are designed with expressive
roof forms.

Bike Parking

The applicant proposes to provide the majority of the bicycle storage in Phase 2 of the
development. Therefore, at the completion of Phase 1 a 12 stall Class 1 bicycle parking
variance is proposed. When the entire project is complete, the bike storage provided will
exceed the Zoning Regulation Bylaw requirements by providing storage for 159 bicycles.
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North Setback

The main north-facing building elevation is setback 3.5m from Gaudin Road. However, the
underground parkade wall projects over 2m above grade and is located immediately adjacent to
the property line. The plans indicate that the exposed wall would have a “green wall” treatment.
Staff recommend that Council consider referring the application to the ADP to review, amongst
other elements of proposal, the treatment of the exposed parkade walls that are clearly visible
from public vantage points.

South Setback

Both Phases 1 and 2 would be constructed up to the proposed phasing line but the subsequent
phase of development would occur immediately to the south of the preceding phase. The CD-5
Zone requires a 4.5m south setback, however, the completed project would be setback 3.5m
from the property line. This is a result of the land immediately to the south of the development
being dedicated to the City for the purpose of future improvement to the Point Ellice Bridge.

Recommended Plan Revisions
Garbage Area

Initial plans submitted by the applicant indicated a garbage pickup location on Central Spur
Road. However, to accommodate garbage truck manoeuvres, a turning head would likely have
been required that would have had a significant impact on the proposed Bridges Park. As such,
the plans now indicate that a garbage pick-up area will be provided immediately adjacent to
Gaudin Road. The Railyards Development Guidelines state that recycling and garbage areas
should be fully enclosed within buildings, rather than in an open air location. Therefore, it is
recommended that Council consider requesting revised plans that enclose the garbage area or
satisfactorily screen it from public views.

Surface Treatment and Landscaping

The Application proposes extensive areas of grass pave surface treatment to accommodate
emergency fire truck access adjacent to Tyee Road. Staff recommend that Council consider
requesting that the applicant provide further details of the grass pave treatment to ensure it is
both visually acceptable and has long term durability.

In addition, the revised plans should include all landscaping elements associated with each
phase of the project regardless of whether that landscaping is temporary in nature. The plans
submitted do not comprehensively illustrate this level of landscaping detail.

With particular regard to Bridges Park and and along Tyee Road, in an effort to reduce annual
maintenance costs, staff recommend that Council consider requesting that the applicant provide
revised plans that will reduce the annual maintenance costs. This can be achieved by reducing
the shrub bed areas and revising the plant palette.

Railyards Master Development Agreement

The Railyards MDA requires that the following public amenities be constructed in conjunction
with Lots H & J:

e Bridges Park and Tot Lot
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Public Parking (Bridges Park — 6 stalls)
Bridge Dedication Landscaping

Victoria West Entry Park (Tyee & Bay)

Path from Tyee Road to Central Spur Road.

The Application responds to the above as follows:
Bridges Park and Tot Lot

The Bridges Park and Tot Lot would be constructed at the southern end of the site, adjacent to
the Galloping Goose Trail, consistent with the MDA requirements and the Railyards
Development Guidelines.

Public Parking (Bridges Park)

The applicant is no longer proposing parking spaces specifically for Bridges Park. Instead the
Application proposes to use this space for additional park area which allows for a public footpath
link to the Galloping Goose Trail with a gradient of less than 5% making it accessible to cyclists.
Staff recommend that Council consider supporting this solution as it encourages modes of
active transportation and, given the location of the park, visitors are likely to cycle or walk to it.

Bridge Dedication Landscaping

The applicant proposes to dedicate a landscaped area immediately to the north of the Point
Ellice Bridge to the City, consistent with the MDA.

Victoria West Entry Park

The Victoria West Entry Park is proposed on the corner of Tyee Road and Bay Street and would
consist of a small “parkette” with seating, pedestrian pathways, an improved transit stop and a
new neighbourhood sign. The design and layout of these features are considered to be
generally consistent with the Railyards Development Guidelines, however, the “parkette” and
some of the pathways are located on private land and public access to these must be secured
by a Statutory Right-of-Way.

Path from Tyee Road to Central Spur Road

A public pathway is proposed between Tyee Road and Central Spur Road consistent with the
MDA. The MDA requires that the pathway be dedicated as Park, however, due to liability and
maintenance concerns resulting from the underground parkade being located directly under the
pathway, staff recommend that Council consider securing public access along this corridor by
means of a Public Access Easement.

MDA Amendments

In light of the above, staff recommend that Council consider that the proposed design solution
for the required public amenities are acceptable and that the MDA be amended to address the
changes relating to the public parking for Bridges Park and the path from Tyee Road to Central
Spur Road.
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In addition, the MDA envisaged that the cost estimates and securities for required on-site
services, off-site services and public amenities be linked to subdivision approval. As the
Application now proposes a different approach to site subdivision, staff recommend that the
MDA be amended to secure the necessary cost estimates and securities before the proposed
Phase 1 building is occupied.

Encroachment Agreement

With any project of this scale that has significant excavation adjacent the road Right-of-Way,
construction methods often require a form of underpinning which can result in material being left
in the public Right-of-Way. The resulting material (typically rock anchors) present no concerns
to the public interest, however, an Encroachment Agreement between the City and the
developer is required. The staff recommendation that is provided for Council's consideration
includes direction to allow staff to enter into an agreement, if the Development Permit
Application is approved by Council and if underpinning is deemed necessary to facilitate the
construction. :

Community Garden

When considering an earlier phase (Lot E) of the Railyards development, Council made the
following motion:

That staff be directed to explore with the applicant and the Victoria West Community
Association the possibility of including a community garden with the phasing of Lots H
and J.

In discussions with the applicant, it is apparent that the provision of a community garden is not
feasible for the following reasons:

e The developer is required to complete Bridges Park and Tot Lot, Victoria West Entry
Park, the final sections of Central Spur Road and dedicate land to the City adjacent to
the Point Ellice Bridge in conjunction with Lots H and J.

e There is a substantial grade change from the east to west property boundary.

e The most logical location for a community garden, on the land least affected by the
change in grade, would be where the Bridges Park and Tot Lot is proposed. Converting
part of this area to a community garden would likely compromise the ability to provide a
satisfactory footpath link from Central Spur Road to the Galloping Goose Trail or would
result in the loss of the Tot Lot.

It should be noted that neither the MDA, the applicable CD-5 Zone nor the Railyards Design
Guidelines identify the need for, or require that the Developer provide, a community garden at
this location.

Resource Impacts

There are resource impacts anticipated with this proposal. As per the MDA, several public
amenities will be provided as part of the of the Railyards development. Once completed, the
maintenance of Bridges Park, the Tot Lot as well as the Tyee Road improvements will rest with
the Parks Division. It is estimated that the annual maintenance of the landscaping and play
structures will add approximately $60,000.00 in annual maintenance costs. This estimate is
based on 2015 rates and the operational impact is expected in 2018. The breakdown is as
follows:
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- shrub beds: $37,000.00 (weed, mulch, fertilize and prune)

- new trees: $5,000.00 (fertilize and prune)

- turf areas: $4,000.00 (mow, trim and fertilize)

- irrigation infrastructure: $2,000.00 (water meter fees, spring/winter maintenance)
- playground maintenance: $7,000.00 (repairs and fiber surface grading)

- garbage pickup: $5,000.00.

Additional capital implications are that the playground will require replacement in 15 years at an
estimated cost of $150,000.00 (plus inflation) and a full time employee (FTE) of 0.75 will be
required to maintain this additional inventory.

The landscape areas in Bridges Park and along Tyee Rd are extensive. In an effort to reduce
annual maintenance costs, staff recommend that Council consider requesting that the applicant
provide revised plans that will reduce the annual maintenance costs.

CONCLUSIONS

The proposal to construct 144 residential units on the undeveloped portions of the Railyards
development is considered generally consistent with the Railyards Development Guidelines.
However, it is recommended that Council consider referring the Application to the ADP for a
comprehensive design review.

The applicant wishes to develop the site in three phases and, as each phase must be reviewed
against the Zoning Regulation Bylaw, this results in some variances that will not exist, or will not
exist to the extent proposed, at the completion of the project.

An amendment to the MDA is required to address proposed revisions to the required public
amenities, namely the public parking associated with Bridges Park and the path from Tyee
Road to Central Spur Road. The MDA should also be amended to ensure that any necessary
cost estimates and security is provided before the proposed Phase 1 building is occupied.

ALTERNATE MOTION

That Council decline Development Permit with Variances Application No. 000404 for the
property located at 701 Tyee Road.

Respectfully submitted,

\& AA /
Jim Handy, Senior Planner — D€velopment dtha inne Dlrector

Agreements, Development Services Sustainable PI ning and Community
Division Development Department

Report accepted and recommended by the City Manager:

Date: S,r‘n‘i 23 / 5
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List of Attachments

Appendix A — Data Table

Aerial plan

Zoning plan

Letter from Architect dated August 16, 2015
Letter from applicant dated August 20, 2015
Plans dated August 24, 2015.
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Appendix 1: Data Table

Zoning Criteria Phase 1 Phases 1 & 2 Zone Standard Phase 3 Zone Standard Total Project
(DA-H) (DA-H) (DA-H) (DA-J) (DA-J) (Phases 1, 2 and 3)

Site Area (m?) 2366.83 4372.59 n/a 2395.14 n/a 6767.73

Total Floor Area (m?) — 277115 5683.02 9855.85 5067.42 n/a 10750.44

max.

Density (Floor Space L 1.3 2.25 2.12 2.35 1.89

Ratio) — max.

Geodetic Height (m) — 22.55 25.29* 24 33.01* 31 n/a

max.

Storeys 3 4 n/a 7 n/a n/a

Site coverage (%) 47 45 n/a 43 n/a 43

Open site space (%) 53 55 n/a 57 n/a 57

Setbacks (m) — min.

Front (Tyee Road) 7.25 11 2 7.25 2 n/a

Rear (Central Spur Road) | 3.5 3.5 3.5 35 39

Side (Gaudin Road) Nil* Nil* 3.5 Nil* 4

Side (Bay Street) Nil* Nil* 4 3.5* 4

Parking provided 49* 100 78* 178
(does not include the
proposed 17 small
car and tandem
stalls)

Parking required — min. 50 99 99 86 86 185




Appendix 1: Data Table

Visitor parking provided 6 74 2 19
Visitor parking required — | 6 10 10 9 9 19
min.

Bicycle Storage (Class 1) | 28* 159 0 159
provided

Bicycle Storage (Class 1) | 40 89 89 53 53 144
required — min.

Bicycle Rack (Class 2) 6 18 0 18
provided

Bicycle Rack (Class 2) 6 12 12 6 6 18
required — min.
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16 August 2015

City of Victoria

Sustainable Planning and Community Development Department
1 Centennial Square

Victoria

BC V8W 1P6

Attention: Jim Handy, MCIP RPP Senior Planner

Dear Jim,

Re: 701 Tyee Road
Development Permit No. 000404

In response to our revised DP submission dated Aug 14, 2015, this letter contains our response for
the design rationale of variances that we are requesting:

» Variance on maximum building height of Building 3,

See the Architectural drawing, A3.11. The Building 3 rooftop finishes at geodetic height, 31.00m, the
maximum allowable height. The only elements built above are the elevator mechanical room and
parapet walls for roofscape articulation. All the habitable space will be under the maximum allowable
height. To create a meaningful gateway feature at the base of the bridge head, we strongly believe
that these roof articulations are necessary from the urban design perspective and worth supporting.

. Variance on bike storage in Phase 1,

See the Architectural drawings, Phasing Plans, A0.05B, A0.06B, A 0.06C. The project will be built in
phases for healthy market absorption. The 28 stalls bike storage room is temporary for Phase 1
residents. Upon the completion of Phase 2, the permanent bike storage room will be provided with
surplus amount of bike storage capacity, better connection to bike lane on Tyee Road, and better

access from building main entries.

. Variance on interior setback,

See the Architectural drawings, A0.02, A0.04. The project will be developed in phases and when
completed will be seen as a fully integrated development across the original legal boundaries of Lot H
and J. For creative public pedestrian access thru the site utilizing an intimate scale of pathways and
building forms, the design provides an unique urban scale within the site. In light of this urban
enhancement, the original interior side setback requirement should not restrict the innovation process
and should not apply to this unique project.

PRINCIPALS

Mg ANDFRSEN, AIDC, 430" DA LFED' a1 ITFFDIRRTTIATA, PUO, PENG , (IO AP IANIERLIERE AIREY LAY 0AL LEEQC AP TYNNWEBSTEN, ALY, AAR, OAA LTI AN DAL B

FRAIC 40D FTATR, SIRC SPNAA, 2AK° (FFA 2D SABIGHOTAYRE. MLENG, D FNA STRUCT FNG. MISTROCTE, FEC Tiv MOGINN 2 ING. 1 FFR 20 THOMAA WU, PNDL DENG, STHUCT ENG, PE, 3¢ ARCHITETTUAE ENCINSERING
HARESK ABOTA, R ENG. FASEDODWIN, AIBT, AAL DAR, HSAA DAVIC MIRER AR’ AAA" 04GR, LUDTAP RO VICILRALSC PENL PE.LEFO' A% B0 TERIOR DECION PLANNING in¢
JGOAT BAKKRER, AIDLT, AL DAL, 3AA FAALFMHEORNZIANDT, ONG, LRED 20 S MONTLOMCRY, P ENG. LEFE 48

ALAK BONIFACT, AIDCY A4 A" Al AORMAN HOTSON, AIDC. ALA" OAA MANTIN WELSEN AIDC, P ENG. * DENETESR "ARCHITECT AIUCT OR "ARCHITECT AR

SIRALD TARSOM. P ENG, CARIA RIACHL P.INC, MARTIR SPARROW, AISC ALA" DAR LITD AR

DVUS CINAAMON. AIDC, ke p” ADRIAN LAD, AAR"T MRAN. LLLD' AP TOMSUPHIRLAND, AMC" 2847 DAA, LLLL' AP

DIALOGDESIGN.CA



JIALOG

Mr. Jim Handy
City of Victoria
August 16, 2015
Page 2 of 2

We trust that this response, including all attachments, will satisfy the prior-to conditions and
requested clarifications for this project. We look forward to the timely issuance of the approved

application.

Yours truly,

DIALOG BC Architecture Engineering Interior Design Planning Inc.

Joost Bakker, Architect AIBC, AAA, SAA, OAA, FRAIC, RCA
Principal, DIALOG

C.C; Chris Le Fevre, The Railyards Development Ltd.

Michael Cheung, DIALOG
Matthew Thomson, DIALOG
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PROPERTY AGENTS LTD.
Aug 20", 2015

Mayor Lisa Helps
Members of Council

RE: RAILYARDS FINAL DEVELOPMENT PERMIT APPLICATION AREASH & J

The development of these areas will see to the perfection of the Railyards.

The application honours the principals of the original M.D.A without variance and
similarly respects all original design guidelines endowed for the project.

The matrix of units that will be realized in this DP application before you will be as
follows:

Phase |
* 3 storey wood frame apartment building
* 40 suites
» 57 parking

Phase | + I
* 4 storey wood frame apartment building
e 78 suites

* 113 parking

Phase | + Il + Il
* 4 storey wood frame and 7 storey concrete frame apartment buildings
* 144 suites
* 190 parking

The Railyards project is a major contribution to Victoria's overall community
sustainability.

The redevelopment of this industrial site into a compact and vibrant community is trend
setting. These last phases of development on parcels H&J will contribute an array of
green building features including the following:

Transit friendly development

- convenient access and proximity to transit
- car sharing parking opportunity

- major bike storage zones

Energy efficiency
530 HERALD STREET, VICTORIA, B.C. CANADA V8W 1S6

TELEPHONE: (250) 380-4900 FAX: (250) 386-8608
EMAIL: LEFEVRE@LEFEVREGROUP.COM



- with the utilization of focussed window locations, the project will provide a high
performance building envelope

Reduced Water Use
- xeriscaping in the plant selection to reduce water utilization
- low-flush / dual-flush toilets low flow fixtures

Electrical efficiency

-CFL lighting at public space locations

-motion sensor lighting within parkade and corridor locations
-Energy-star appliances

-provisions for future electrical charging station

Respectfully submitted.

Yours,

Le Fevre & Company Property Agents Ltd.
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|~~~ COVPACTED SAND SETTNG AS SPEOTED

~ROMWAY & PLOESTRIAN BULD-LP

60
M-

150 25

REFER 10 OVL SPICFICATIONS
A FILIER FRERC

BOARD AND
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e STEEL BICYCLE RACK (LOOPY" BY FRANCES ANDREW
(OR APPROVED EQUIVALENT) AS FER SPEC. BIXE

NOTES:
1) EMBED IN COMCRETE SLAS PCR
MANUFACTURER'S INSTRUCTION

) COLOUR TO BE BLACK W/ MATTE
FINTSH.

%2

) PROVIOE SHOP DRAWING.
4) REFER TO L2.1+ LAYOUT PLAN
FOR LOCATION.
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430 SHRUES
800 1AEES.

~——SOODED LAWN, SEE SPEC.
L ~—PLANTING MEDRIM, SEE SPEC,

G FRIOR T0 GROWNG MEDIUM
INSTALLATION

i
1
o bt i ongs SOODED LAWN, SEE SPCIICATIONS

L pLaNTING MEDWN, SEE
_——"|  srechcancns
| smND UL, SEE SPEC

{ A AT DRI I AR TR
. 2
A

X .a ™~ FROIECTION BOARD AND
- _.~,..-§~.\.~.-'.\..4 ¥ WATERPROOFING, SEE ARCH,
[~ STRUCTURAL SLAB, SEE AROH.
LAY PLANTING CN SLAR

— MULCH, SEE SPECHICANIONS

PLANTING MEQM, SEF SPTC

FRIOR TO GROWNG NEDIUM
INSTALLATION

/
\\/ &

SHRUB/TREE PLANTING ON_GRADE,

— - MULCH, SEL SPECIFICATIONS

PLANTING MEDIUM, SEE SPEC,

-— FILTER FABRIC CONT.

=== STYROFOAM VOIDING AS
REQUIRED, SEE SPEC.

>

VARES

-~ DRAIN ROCK, SEE SPEC.

OTECTION BOARD AND
WATERPRCOTING, SEE ARCH,

t— STRUCTURAL SLAB, SEF ARCH

SURUB/IRCE PLANUNG OY SLAR

@iQueones

~ SCARIFY SURFACE OF SUBGRADE

g—- FILILR FABRIC CONTINUOUS. SEE SPEC.
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PLANT CENTER

ROW

T TRIANGULAR SPACING AT
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DISTANCE, SCE PUNT
SCHEQULE

MULCH- SEE SPECIFICATIONS
—ENSURE FULL CONTACT BETWEFN
RODTBALL AND PLANTING MEDIUM
T PLANTING MEDIUM - SEE SPEC.
REFER 7O 1/1e2.50 SOIL PROFILE

— REINFORCED RUBBER MOSE OR SMILAR

SET CROWN OF ROOTBALL 25 ABD\f
FINISH GRADE AND REMOVE BURLAP Al
TWINE FROM TOP HALF OF ROOTBAU.

MULCH ~ SEE SPECIFICATIONS

FiNISH GRADE

— FERTLIZER TARLETS

L 2x2x2" WOOD STAXE - KEEP CLEAR OF
ROOTBALL, STAIN BLACK

UNDER ROOTBALL FOR FiRM STABLE BASE

MINIJI §12 GALVANIZED YARE VaTH 2° PLAY

-~ PLANTING MEDIUM TYP., SEE SPEC.  COMPACT

NOTE
- ou: STAKE FER YREE CN

ARD SDE, SECONC STAXE ON
mem SIDE (UNLESS OTHERWISE
DHRECTED)

- SET CROWN OF ROOTBALL 25
ASOVE FINISH GRADE AND REMOVF
BURLAP AND TWINE FROM TOP
HALF OF ROOTBALL

MULCH, SEE SPECIFCATIONS

FINISH GRADE

FERTIIZER TABLETS

PLANTING MEDIUM, SEE SPEC
_——— REFER T0 1/162.50 SOR PROTRE

FROM T0P HALF OF ROOTBALL
MULCH, SEE SPECIFICATIONS
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™\ Section through boulder retaining wall, swale and Galloping Goose
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