
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 31 m 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; 
viii. 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; 

ii. provide further details of the proposed grass pave finish; 
iii. 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; 
ii. 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 m2 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: 

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

Phase 3 
• 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 36.7m2 to two bedroom plus den units with a floor area of 130.4m2. 

• 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: 

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

• 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 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 

• reducing parking from 50 stalls to 49 stalls for Phase 1 
• 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: 

• energy efficiency through orientation of windows 
• 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: 

• the construction of a Park and Tot Lot between Central Spur Road and the Galloping 
Goose Trail 

• 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: 

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

• 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 

• the development includes a variety of expressive roof forms 
• architectural features such as balconies and recesses have been used to articulate the 

proposed buildings 
• strong colours are proposed to add visual interest to the buildings 
• the use of corrugated metal and fiber cement panels is consistent with the 

recommended wall cladding materials listed in the Design Guidelines 
• a mix and range of unit types are proposed with the floor area of individual units ranging 

from 36.7m2 to 130.4m2. 
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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: 

• the design of building entrances facing Tyee Road 
• the design and appearance of the "Sky Home" end units 
• 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 
Stalls 

Zone 
Standard 

Small 
Stalls 

Tandem 
Stalls 

Total Regular 
Stalls 

Zone 
Standard 

Small 
Stalls 

Tandem 
Stalls 

Total Regular 
Stalls 

Zone 
Standard 

Small 
Stalls 

Tandem 
Stalls 

Total 

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: 

• 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: 

• 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. 

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

Planning and Land Use Committee Report 
Development Permit with Variances Application No. 000404 for 701 Tyee Road 

September 17, 2015 
Page 9 of 11 



- 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, 

Division Development Deps ' 

Report accepted and recommended by the City Manager: 
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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 
(DA-H) 

Phases 1 & 2 
(DA-H) 

Zone Standard 
(DA-H) 

Phase 3 
(DA-J) 

Zone Standard 
(DA-J) 

Total Project 
(Phases 1,2 and 3) 

Site Area (m2) 2366.83 4372.59 n/a 2395.14 n/a 6767.73 

Total Floor Area (m2) -
max. 

2771.15 5683.02 9855.85 5067.42 n/a 10750.44 

Density (Floor Space 
Ratio) - max. 

1.17 1.3 2.25 2.12 2.35 1.59 

Geodetic Height (m) -
max. 

22.55 25.29* 24 33.01* 31 n/a 

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) 
Rear (Central Spur Road) 
Side (Gaudin Road) 
Side (Bay Street) 

7.25 
3.5 
Nil* 
Nil* 

11 
3.5 
Nil* 
Nil* 

2 
3.5 
3.5 
4 

7.25 
3.5 
Nil* 
3.5* 

2 
3.5 
4 
4 

n/a 

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 17 2 19 

Visitor parking required -
min. 

6 10 10 9 9 19 

Bicycle Storage (Class 1) 
provided 

28* 159 0 159 

Bicycle Storage (Class 1) 
required - min. 

40 89 89 53 53 144 

Bicycle Rack (Class 2) 
provided 

6 18 0 18 

Bicycle Rack (Class 2) 
required - min. 

6 12 12 6 6 18 
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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, AO.02, AO.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. 
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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 



LeFevre 
PROPERTY AGENTS LTD.  

Aug 20th, 2015 

Mayor Lisa Helps 
Members of Council 

RE: RAILYARDS FINAL DEVELOPMENT PERMIT APPLICATION AREAS H & 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 I 
• 3 storey wood frame apartment building 
• 40 suites 
• 57 parking 

Phase I + II 
• 4 storey wood frame apartment building 
• 78 suites 
• 113 parking 

Phase I + II + III 
• 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, 

Chn^Le Fevre 1 
President & CEO 
Le Fevre & Company Property Agents Ltd. 



Received 
City of Victoria 
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1. On Street Parting - Refer to Civil 
2. Central Spur Road - Refer to Civil 
3 Extended Sidewalks - As per city standards 
4. Bridges Part Tot Playground with Natural Play Area (150+sqm) 
5. Informal Boulder Slope Retention n. 
6.5% Sloped Asphautt TraH Connection \ 
7. CIP Conrete Steps - Typical \ 
8. Entryways to Lobbys - Unil Pavers Over Slab 
9. Fire Tuck Access Route - Grass Pave - Refer to Civil 
10. Semi-privale Garden Terraces - Unit Pavers Over Slab 
11. City Sidewalks • As per City Standards - Refer to Civil 
12. CIP Conrete Access Ramp at 5% 
13. Pedestrian Connector Paths - Crushed Llmstone with Edgers 
14. Planted Garden Terraces - CIP Concrete Planters on Slab 
15. Bermed Perimeter Planting 
16. Proposed Tyee Entry Plaza with Seating - Crushed Umestone 
17. New Bus Stop 
18. Proposed "Welcome To VJc West' Signage 
19. Planted Swale 
20. Bridge Dedication Area 
21. Access Drives into Parkades 
22. Waste Access Point 
23. Galloping Goose Trait 
24. Viewing Terrace 
25. OpBn Lawn Area 
26. Bike Racks 
27. Sloped Pubic ROW Connection To TraH - CIP Concrete 
28. Private Patios - Unit Pavers Over Slab 
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/T\ Blow-up Plan of Tots Play Area 
\HO77 1:75 

j Swing - front profile 
LO07J i:3o 

©Slide and climbing structure 
1:30 

- side profile 

GALVANIZED STEEL FLATE UOUNTEO 
FLUSH SI/ (A) TAUPERPROOT FASTENERS 

GALVANIZEO STEEL BUTTON 

NOTES: 
1) HARDWARE TO BE SOURCED BY 
CONTRACTOR 
2} CONTRACTOR TO FROVIOE SHOP D'AGS 
FOR AIL Y/ATER FEATURE HARDY/ARE 

/T'N Glavanized Steel button and face plate 
U63T7 |;5 /T\ CIP concrete runnel on top of curb-wall 

1:15 

Button activated water source to runnel 
1:15 
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TOO DiA. PERFORATED DRAIN 
PiPF WRAPPED BY >5MM 

MINUS DRAIN ROCK 

COMPACTED S'JBGRADE AS SPEC. 

STEPS BEYOND 

Q Stacked Boulder Retaining Wall 
1:30 

TOO OIA PERFORATED DRAIN 
PIPF WRAPPED BY >SMM 

MINUS DRAIN ROCK 

COVPAC1F.O SUBGRAOE AS SPEC. 

j Sloped to Drain Tile at Edge of Path 
' 1:30 

MfchuMM 

Concrete Edger at Pathways 
1:30 ' 

CRUSHED LIMESTONE PAVING TYPE 0. TYJ 

CiP CONCRETE PAVING BAND. 
LIGHT SjANOBlAST FINISH (AS PER SPEC.J 

PLANTING, REFFR TO PI ANTING P 

200mm GRANULAR RASE 
GPOWNC MEDIUM 

COMPACTED SUBGRADE 

NOTES: 

SAWCUT CONTROL JOINTS 
4MV X 25 MM OP ACROSS 
WIDTH OF WALKWAY. SEE 
LAYOUT PLAN. WITHIN IB 
HOURS OT FINISHING SLABS 

C.I » CONCRETE JOINTING 

I0M 0 400 HOR IN BOTH DIRECTIONS AT CI 
BASE MATERIALS (19 MM UVUT WELL GRADED. CflUSHEO 
ROCK) C0UPAC1ED TO UN. 9S/5 MOD. P30CTCR 

•FILTER FABRIC 
VOiO fill. AS REQUIRED. SEE SPEC 
DRA'NACF ROCK. SEE SPEC. 

STRUCTURAL SLAB. SEE ARCHITECTURAL DRAWINGS 

> PAVING TYPE A • C.I.P. CONCRETE PAVING ON SUB 

C.I.P. CONCRETE JOINTING 

10M 0 400 HOR. IN BOTH DIRECTION'S. AT CL 

BASE MATERIALS (19 VU IBNUS. WEIL GRADED. 
CRUSHED ROCK) C0MPAC1E0 TO VU 95Z MOD 
PROCTOR 

FREPARED SUBGRAOE TO SE REVIEWED BY CEOTECH 

PAVING TYPE A - C.I.P. CONCRETE PAVING 

PRECAST CONC. UNIT PAVER CN SLAB; HAND 
TIGHT WITH FINE SWEPT JOINTS TO MAX 3mm 
WIDTH 

COMPACUO SANO SETTINC AS SPECIFIED 

FILTER FABRIC 

VO(D FILL AS REQUIRED. SEC SPEC. 
DRAINAGE ROCK. SEE SPEC. 

STRUCTURAL SLAB. SEE ARCHITECTURAL ORAWNGS 

PRECAST CONC. UNIT PAVER CN GRADE; HAND 
TIGHT WITH FINE SWEPT JOINTS TO MAX 3mm 
WDTH 

COMPACTED SATO SETTING AS SPEOFIEO 

ROADWAY It PEDESTRIAN BUTD-UP 
10" TOR FIRE LOASWIC. 12" REGULAR CONDITION 
REFER TO CIVIL SPECIFICATIONS 

COMPACTED SUBGRADE. REFER TO SPEC 

FILTER FABRIC 

VOID FILL AS REOUlREO. SEE SPEC. 
DRAINAGE ROCK. SEE SPEC. 

STRUCTURAL SLAB. SEE ARCHITECTURAL DRAWINGS 

CRUSHED STONE PAVING ON SUB 

, !l ii 

' 1/4* MINUS CRUSHED LIMESTONE 
FINES COMPACT WITH CRUSHER 

^ DUST 

s 
•> 
* COMPACTEC SUBGRADE 

V PAVING TYPE B - CRUSHED STONE PAVING ON GRADE 
' 1:10 

\ PAVING TYPE C - CONCRETE UNIT PAVERS ON SUB 

TIGHT WITH FINE SWEPT JOINTS TO MAX 
3mm WDTH 

— COVPACTFD SANO SETTING AS SPECIFIED 

FILTER FABRIC 

'OID Fi|L AS REQUIRED. SEE SPEC. 
ORA'NACE ROCK. SEE SPEC 

STRUCTURAL SLAB. SEE ARCHITECTURAL DRAWINGS 

PRECAST CONC. UNIT PAVER SLABS ON 
GRADE; HAND TIGHT WITH FINE SWEPT JOINTS 
TO MAX 3mm WDTH 
COMPACTED SAND SETTING AS SPEOFIED 

FEOESTKIAN BULD-UP 

— COMPACIEO SUBGRADE. REFER TO SPEC 

PAVING TYPE C-2 • CONCRETE UNIT PAVERS ON GRADE 
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ISSUED FOR 

A 28 JAN/15 DEVELOPMENT PERMIT 
B 24 JUL/15 DEVELOPMENT PERMIT REVISIONS 

/Sr 

METRIC 

f oa mrot cout» i 

ARCHITECT 4 PRIME CONSULTANT 

RAILYARDS, LOT H & J 

PAVING DETAILS 

L0.08 



DIALOG 

300 MIN 300 V'N 

LC.I.P^CONCRETE STAIRS - TYPICAL 

stanchlon-enos 

STANCHlON-UlODLC 

STANCHION-ENDS. SIM 

45UM X 10 PANTED STEEL "ANPBA'L, 

BRACKET WOONTEO TO RAMP 

- V.tlO STANCHION TO ROW X ?OMM 
BASE P. ATE 

- FOUR THREADED RODS ANCHORED IN10 
CONCRETE C/w EDOXr 

stano CTi - uodir (AT RAVP) 

f3 \ Steel Handrail Blow-up Details 
WoyTis 

THREADED RODS ANCHORED WTO 
CONCRETE C/W EPOXY 

A5 X 10 VM. GALVANIZED 
STEEL STAHCII'CN. TYP.. V.ELD 
10 HANDRAIL BAR 

THREADED RODS ANCHORED 
INTO CONCRETE C/W EPOXY 

SUP RESSTANCF: VEO'UU 
SHOT eusr riNisii ON EACH 
TREAD. TYP AS PER SPEC 

TACTILE VWRIRIL I 
coves i 

AS PER BC0C ACCESSB'L'TY . 
HA'.'MTOIX I 

, SLOPED EDGE AT STAIRS 

A 78 JAM/13 OEVELOPLCNT PERMR 
B 2AXU1S DEVELOPMENT PERMIT REVISIONS 

ARCHITECT A PRIME CONSULTANT 

RAILYARDS, LOTH & J 

STAIR AND RAILING DETAILS 

L0.09 



(/ 
11 i\ liA OPENING |\ / 

Vv ' ! W 

11mm HOLES 
FOR OPTIONAL ANCHORING. 
HON-CORROSIVE MOUNTING 
HARDWARE NOT INCLUDED. 

NOTES: 
JJCONTRACTOR TO SUPPLY ANO 
INSTALL RECEPTACLES W/ 
NON-CORROSIVE HARDWARE ANO OP 
CONCRETE RASE. 
2) UTTER ANO RECYCLING RECEPTACLES 
TO BE POWDERCOATED BLACK. 
3) RECEPTACLES TO E BOLTED TO 
PAVERS, AS PER MANUFACTURERS 
INSTRUCTIONS 

II 

JMLEJWi 
.1 4-
i! 

PAVING TYPE A 

.lir-lldilboi-
- COMPACTED SUBGRADE 

ELCVATIQN-BACK 
j„ | ,j| 

ELE VA TON-PROMT 
i I:I hi 

, RECYCLING RECEPTACLE W/ LOCK- OPTIONAL ITEM 

NOTE: BOLLARDS TO BE POWDERCOATED 
BLACK. AS PER SPEC. COLOUR SAMPLE TO 
BE PROVIDED FOR REVIEW FOR APPROVAL 
8YLANOSCAPE ARCH. 

PAVING TYPE A / 

CP CONCRETE FOOTING 

- 200mm GRANULAR BASE 

-COMPACTED SUBGRADE Mife 
UrlV .̂%,̂  
::^i_.j^M:rr'cirn icziji: 

rA STEEL BOLLARD • SURFACE MOUNT (REMOVABLE) 
\S«/ 1:10 

3) PROVIDE SHOP DRAWWG. 

STEEL BICYCLE RACK ("LOOPY" BY FRANCES ANDREW 
OR APPROVED EQUIVALENT) AS PER SPEC. BIKE 
RACK TO BE INSTALLED IN-GROUND TO DEPTH OF 
J00MM. AS PER MANUFACTURERS INSTRUCTIONS. 

NOTES: 
1) EMBED IN CONCRETE SUB PER 
MANUFACTURERS INSTRUCTION 

CIP CONCRETE SLAB 

COMPACTED SUBGRADE 

I BIKE RACK 

BOLT DOWN SLEEVE 

NOTE: BEAD OF CLEAR 
CAULKING TO BE APPUED AT 
BASE OF BOLLARD TO MITIGATE 
ANY LATERAL MOVEMENT. 

DETAIL-STEEL BOLLARD (REMOVABLE) 
BENCH- As per City Standard 

DIALOG 

I PAVING TYPE A 
200 MM GRANULAR 
CP CONC FOOTING (DEPTH TO BE 
AS PER MANUFACTURERS SPEC, 
CONTINUOUS W/ SANDBLAST 
FINISH 

A TB JAN/15 DEVELOPMENT PERMRT 
O 2AAIU1S DEVELOPMENT PERMIT REV1SOHS 

wmrra< *miow. rwim 

FAILYARDS, LOTH & J 

ITE FURNISHINGS 

1.0.10 



gi 

r: 

< v^VVX\-/(< • 
I AWN PLANTING CM CRAOF 

S, Ivyw.' 

-SODDED LAWN, SEE SPEC. 
-PLANTING MEDIUM. SEE SPEC. 

-SCARIFY SURFACE OF 5UBGRADE 
PRIOR TO GROWING MEDIUM 
INSTALLATION 

)AA >A,A UA i-Aa-fefl 

SOODED LAWN. SEE SPECIFICATIONS 

— SAND FILL. SEE SPEC 

FILTER FABRIC CONTINUOUS, SEE SCEC. 
DRAIN ROCK. SEE SPECIFICATIONS 

PROTECTION BOARD AND 
WATERPROOFING. SEE ARCH. 

STRUCTURAL SLAB. SEE ARCH. 

MULCH. SEE SPECIFICATIONS 

— PLANTING MEDIUM, SEE SPEC. 

SHRUB/TREE PLANTING ON GRADE 

-SCARIFY SURFACE Of SUBGRADE 
FRiOR TO GROWING MEDIUM 
INSTALLATION 

MULCH, SEE SPECIFICATIONS 

PLANTING MEDIUM. SEE SPEC. 

FILTER FABRIC CONT. 

STYRCFOAU VOIDING AS 
REOUIREO. SEE SPEC. 

DRAIN ROCK. SEE SPEC. 

PROTECTION BOARD ANO 
WATERPROOFING. SEE ARCH. 

STRUCTURAL S'.AB. SEE ARCH 

SHRUa/TREX.PLANTING. ON SI.AB 

CS .,0 

PfC 
.~^6c' 

I 

:o 

EOGE OF GROUNDCOVER AREA. 
-SIDEWALK EDGE 

-DISTANCE FROM EDGE IS HALE THE 
SPECIFIED ON-CENTER SPACING 

u 

\ GROUND COVER PUNTING 

- PLANT CENTER 
- ROW 

TRIANGULAR SPACING AT 
SPECIFIED ON-CENTER 
DISTANCE. SEE PLANT 
SCHEDULE 

MULCH- SEE SPECIFICATIONS 

— ENSURE FULL CONTACT BETWEEN 
ROOTBALL AND PLANTING MEDIUM 

PLANTING MEDIUM - SEE SPEC. 

REFER TO 1/Le2.50 SOIL PROFILE 

REINFORCED RUBBER HOSE OR SIMILAR 
MINIMUM #12 GALVANIZED WIRE WITH 2" PLAY 

SET CROWN OF ROOTBALL 25 ABOVE 
FINISH GRADE AND REMOVE BURLAP AND 
TWINE FROM TOP HALF OF ROOTBALL 
MULCH - SEE SPECIFICATIONS 

DIALOG 

m_i i i_. i i_i i n i u 11_! i ui i _. 
=a i Ej & IE311=11 lj=a 11=11 lil IE 
DTP==JN=NT 11=0=11 I-|=I 

©SHRUB PLANTING 
nts 

SE* CROWN OF ROOTBALL 25 
ABOVE FINISH GRADE AND REMOVF 
BURLAP AND TWINE FROM TOP 
HALF OF ROOTBALL 
MULCH. SEE SPECIFICATIONS 
FINISH GRADE 
FERTILIZER TABLETS 
RANTING MEDIUM. SEE SPEC 
REFER TO 1/Le2.50 SOIL PROFILE 

FINISH GRADE 
FERTILIZER TABLETS 
2x2x2' WOOD STAKE - KEEP CLEAR OF 
ROOTBALL, STAIN BLACK 
PLANTING MEDIUM TYP.. SEE SPEC. COMPACT 
UNDER ROOTBALL TOR FIRM STABLE BASE 

NOTE: 
- ONE STAKE PER TREE CM 
WNOWARD SIDE. SECOND STAKE ON 
LEEWARD SIDE (UNLESS OTHERWISE 
DIRECTED) 

/T\ CONIFER PLANTING ON SLOPE SWIFts 

TREE PLANTING 
yf iy ht5 

A JBJAKni DEVELOPMENT PERMIT 
B 2JJDU15 CeVELOPMEHTPER^rrfiEV 

REMOVE BURLAP, WIRE £c STRING thb WJvrnat«rr^o*"arTmLjc>ULmHotK u*o. 
FROM TOP HALF OF ROOTBALL ,ffrai,ro "•"wm-wwmtHrw.-, 

ml aueacM > mc nu unJCTwt i>Lns oneivms iiTtto 
MULCH. SEE SPECIFICATIONS 

RCpatTrcouMTWctaueouasorA to n« coamt «nt 
80 HT. SOIL SAUCER FOR 
WATERING OURING 
ESTABLISHMENT PERIOD 

wwttb»wpkh*ih»ou rue cojjuluki we au 

ARCHITECT & PRIME CONSULTANT 
——oiewcmtbcnwsbwr MDUONflNMItlC 1l«LW«Ct*II*£n 

900mm GROWING MEDIUM 

RAILYARDS, LOT H & J 

PLANTING DETAILS 

L0.11 



DIALOG 

2\ Section through Public trail at entry to Bultding 1. 
Ua«7 1:30 

-CtJ nnnii! 

V 

1 

r£\ Section through Public Trail at new Bus stop location 
Uo.i27" t:30 

A 28 JAFUL S OEVEIOPUEWT PERMIT 
B 34JULST» DEVELOPMENT PERMIT HCVS*OH5 

^0° 

.(V 

TH» racrrors rrtwa-7-! ua uwr tot at us 

It un«Mtc.l TOTH rr 

. 

Section through top of Public connection/ROW bwtween Buildings 2 & 3 
Y 1:30 " 

t Section through Public Entry Plaza and entry to Building 3 

ARCHITECT & PRIME CONSULTANT 
wudo tc utarrecnm ormtwoa 
nract^johfuwwotc 

OWNER: 

RAILYARDS, LOT H & J 

LANDSCAPE SECTIONS 1-4 

L0.12 



DIALOG 

A 

V 

V 

I Section through boulder retaining wall, swale and Galloping Goose 
' V.JO 

/^6~\ Section through planted slope at trail connection 
Uo.iy 1:30 

A 2iJAW» reVELOFMEHTPERUCT 
8 24JUU13 OEVELOPVENT PERMIT revlschs 

roncujnncmkmi 

ARCHITECT & PRIME CONSULTANT 

tm mnmm 

V 

V 

V 

V 

h'A 
f) 

JL 

Section at steps Into Bridges Park 
Uo.13/ T:30 " 

/T\ Section through Tots Play Area in Bridges park 
\L0ty 1:30 

RAILYARDS, LOT H & J 

LANDSCAPE SECTIONS 5-8 

piotoate bt14/15 

L0.13 


