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HUDSON WALK, 
755 Caledonia Ave. 
VICTORIA, B.C. 

PROJECT DATA 

DrawngNo 

AO .01 

TOTAL FLOOR AREA: 10943.22m2 

FLOOR SPACE RATIO: 

BUILDING AREA OVERVIEW: 

RESIDENTIAL 

RETAIL/ COMMERCIAL 283.64 m2 

PARKINS 9YSRVIEYY; 

VEHICLE PARKING REQUIREMENTS: 
LOADING OFF-STREET REQUIRED 
APARTMENTS 0.7 PER UNIT = 0.7 x 178 = 
RETAIL COMMERCIAL 1 PER 37.5m2 = 283.64 m2 / 37.5m2 
VISITORS' CARPOOLS 10% OF 125 
NEIGHBOURING OFFICE BUILDING 

PROVIDED 2 
125 

TOTAL 

PROPOSED VEHICLE PARKING: Phase TOTAL 
N/A 
N/A 

PROVIDED 6 

RETAIL/ COMMERCIAL 1 PER 205m2 FOR FIRST 5000m2 GROSS AREA 
283.64 m2 / 205m2 = 2 
CLASS 1 =• 50% = 1 
CLASS 2 = 50% = 1 PROVIDED 6 

RESIDENTIAL OVERVIEW: 

BREAKDOWN PER PHASE: 

BREAKDOWN PER UNIT TYPE: 
STUDIO 
1 BEDROOM 
2 BEDROOM 
TOWNHOME 

38-49 m2 
48-63 m2 
67-121 m2 
55-131 m2 

TOTAL 

teceived 
Gty of Victoria 

NORTH-EAST VIEW 

PR9JECT 'NP9RMATK»N TABLE 



Received 
City of Victoria 

MAY 0 7 2015 
Manning & Development Department 

Development Services Division 

FAR OVERLAY 

A0.06 

HUDSON WALK, 
755 Caledonia Ave., 
VICTORIA, B.C. 



2 \ FAR - LEVEL 4 TO LEVEL 7 

Area Schedule (FAR) 

Level 

TOWNHOUSE 
TOWNHOUSE 
SUITES 
CORE 
RETAIL CORE 
STORAGE/LOCKERS 

LEVEL MAIN LEVEL 5 
LEVEL MAIN | LEVEL 6 |TOWER UNITS" 

1209.8 SF 
LEVEL MAIN "RETAIL CORE I LEVEL 7 | TOWER UNITS" 

[LEVEL 7 
LEVEL MAIN 1678.2 SF 
LEVEL MAIN RETAIL CORE | TOWER UNITS" 

LEVEL MAIN RETAIL 
LEVEL MAIN SUITES 
LEVEL MAIN AMENITY 

LEVEL 8 
| LEVEL 9 
| LEVEL 9 
LEVEL 9 

[LEVEL 10 
ILEVEL 10 

| TOWER UNITS" 

LEVEL MAIN 
LEVEL 2 
LEVEL 2 

TOWNHOUSE 
CORE 
STORAGE/LOCKERS 
CORE 

| TOWER UNITS" 

1293.4 SF 
[LEVEL 11 [TOWER UNITS 
I LEVEL 11 [CORE 

2t« CANADA 

TOWER UNITS 10823.5 SF 
| LEVEL 12 
|LEVEL 12 

[TOWER UNITS" 
[CORE LEVEL 3 

PODIUM LEVEL 12 
[LEVEL 14_ 
FEVEL 14 

593.991 
LEVEL 3 
PODIUM [TOWER "UNITS 

[c(3RE 
LEVEL [ TOWER UNITS" | LEVEL 15 | TOWER UNITS 
'For: '5 
LEVEL 15 

[LEVEL 16 
| LEVEL 16 

| TOWER UNITS" 

LEVEL 16 593.991 
[LEVEL ROOF I CORE 
LEVEL ROOF 
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MATERIAL FINISHES 

BRICK VENEER - HEBRON - ONYX IRONSPOT. SMOOTH FINISH 
PAINTED ARCHITECTURAL CONCRETE w/ 20mm REVEALS / * CC-546 METROPOLIS (B.Moora) 
PAINTED ARCHITECTURAL CONCRETE w/20mm REVEALS /* AF-685 THUNDER (B Moore) 
PAINTED ARCHITECTURAL CONCRETE w/ 20mm REVEALS /" AF-655 SILHOUETTE (B Moore) 
CLEAR SEALED ARCHITECTURAL CONCRETE 
CLEAR GLAZING IN PREFINISHED ALUMINUM FRAMES r SILVER 
CLEAR GLAZING IN PREFINISHED ALUMINUM FRAMES r BLACK 
VERTICAL SPANDREL GLAZING IN ALUMINUM FRAMES r OFF WHITE • WHITE DIAMOND 
HORIZONTAL SPANDREL GLAZING IN ALUMINUM FRAMES r LIGHT GRAY - SILVER MARLIN 
CLEAR GLAZING IN PREFINISHED ALUMINUM RAILINGS/" SILVER 
PREFINISHED ALUMINUM GATES AND PICKET RAILINGS f BLACK 
CLEAR LAMINATED GLASS AND STRUCTURAL STEEL CANOPY.' * BLACK 
PREFINISHED METALS (LOUVERS TO MATCH FRAMES) 
PREFINISHED MISCELLANEOUS METALS/" BLACK 
ARCHITECTURAL LIGHTING WALL MOUNTED 
SERVICE LIGHTING WALL MOUNTED 
ALUMINUM GUARD RAIL 
INSULATED RAISED METAL PANEL IN PREFINISHED ALUMINUM FRAMES /" CC-546 METROPOLIS (B Moore 
INSULATED RAISED METAL PANEL IN PREFINISHED ALUMINUM FRAMES /"AF-685 THUNDER (B Moore) 
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13 MATERIAL FINISHES 

1. BRICK VENEER - HEBRON - ONYX IRONSPOT. SMOOTH FINISH 
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5. CLEAR SEALED ARCHITECTURAL CONCRETE 
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CITY OF 
T VICTORIA 

Planning and Land Use Committee Report 
For Meeting of October 16, 2014 

To: Planning and Land Use Committee Date: September 25, 2014 

From: Mike Wilson Senior Planner - Urban Design, Development Services Division 
Subject: Development Permit Application with Variances #000375 for 755 Caledonia 

Street - Application to permit subdivision and construction of a 16-storey, multi-
unit residential building 

Executive Summary 

The purpose of this report is to provide information, analysis and recommendations regarding a 
Development Permit Application with Variances for the property located at 755 Caledonia 
Street. The applicant proposes a mixed-use development called the "Hudson Walk" which will 
include residential and commercial uses within a 16-storey building. The proposal represents 
the first phase of a two-phase development. The applicant proposes to subdivide the existing 
parcel. 

The following points were considered in assessing these applications: 

® Two variances to the Zoning Regulation Bylaw are proposed including the 
location of residential uses at grade and an increase in building height from 43 m 
to 46 m. Both variances are considered appropriate for this location. 

» The proposal is generally consistent with the applicable design guidelines found 
within the Downtown Core Area Plan, 2011. 

• The provision of a through-block carriageway in this location is consistent with 
City Policy and the applicant has offered to secure public access over this area 
via a legal agreement. 

• Underground parking will be provided with access off Caledonia Avenue. The 
applicant proposes a total of 210 parking stalls. 

The Application was presented to the Advisory Design Panel (ADP) on August 27, 2014. The 
ADP recommended that Council support the Application subject to conditions. The applicant 
has revised the Application in accordance with the recommended revisions. 

Staff recommend that Council support this Application. 

Recommendations 

That Development Permit with Variances #000375 for 755 Caledonia Avenue proceed to a 
Hearing, in accordance with plans date stamped August 18, 2014, for Development Permit with 
Variances #000375, subject to: 

1. Development meeting all Zoning Regulation Bylaw requirements, except for the following 
variances: 
a. Section 6.8.1 (e) - Variance to permit residential use on the first storey; 
b. Section 6.8.3(c) - Variance to increase building height from 43 m to 46 m. 
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2. The registration of a legal agreement to secure public pedestrian and vehicle access 
over the proposed through-block carriageway to the satisfaction of the City Solicitor and 
the Director of Sustainable Planning and Community Development. • . 

3. That Council authorize City of Victoria 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 the City Solicitor and the Director of Engineering and Public Works. 

4. Final plans to be in accordance with the plans identified above to the satisfaction of the 
Director of Sustainable Planning and Community Development. 

Respectfully submitted, 

A.C /Ly 
DeblSa^Direcfor 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 
Jason Johnson 

Date: 

MW:aw 

S:\TEMPEST_ATTACriMENTS\PROSPERO\PL\DP\DP000375\PLUSC PLANNING REPORT TEMPLATE REZ2.DOC 

Mike Wilson 
Senior Planner - Urban Design 
Development Services Division 

Planning and Land Use Committee Report 
Development Permit with Variances Application #000375 for 755 Caledonia Avenue 

September 25, 2014 
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1.0 Purpose 

The purpose of this report is to provide information, analysis and recommendations regarding a 
Development Permit Application with Variances for the property located at 755 Caledonia 
Avenue. 

2.0 Background 

2.1 Description of Proposal 

The applicant is proposing a mixed-use development called the "Hudson Walk" that will include 
residential and commercial uses within a 16-storey building. The applicant proposes to 
subdivide the parcel as this proposal represents the first phase of a two-phase development. 

Underground parking (210 stalls) will be provided with access off Caledonia Avenue. A through-
block carriageway is proposed connecting Herald Street with Caledonia Avenue. 

Two variances to the Zoning Regulation Bylaw are proposed with respect to the location of 
residential uses at grade and an increase in building height from 43 m to 46 m. 

Exterior building materials include: . 

e brick veneer 
® painted architectural concrete with reveals 
• clear glazing in prefinished aluminum frames 
s aluminum guardrails and gates 
• vertical spandrel glazing. 

Landscaping materials for the mid-block carriageway and open space include: 

o pavers and flush concrete curbs 
® tree grates 
• planter walls 
• various tree and shrub species (noted on planting plan) 
e exterior lighting. 

2.2 Sustainability Features 

The applicant has provided a LEED scorecard and is intending to meet as many of the. 
requirements as indicated. The applicant indicates that they are targeting 51 points. This would 
equate to a LEED Silver standard but certification will not be sought. The LEED scorecard has 
been attached to this report. 

2.3 Existing Site Development and Development Potential 

The site is currently vacant and has remained in an excavated state for several years. The CA-
60 Zone, Radius District, permits a range of uses including commercial and residential. The 
density allowance within this Zone is set at a base of 3:1 FSR without the provision of amenities. 
If the amenities are provided in accordance with the Master Development Agreement, the 
density entitlement increases to 4.85:1 FSR. This Application proposes a density of 2.96:1. 

Planning and Land Use Committee Report 
Development Permit with Variances Application #000375 for 755 Caledonia Avenue 

September 25, 2014 
Page 3 of 8 
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2.4 Data Table 

The following data table compares the proposal with the CA-60 Zone, Radius District. An 
asterisk is used to identify where the proposal is less stringent than the CA-60 Zone. 

Zoning Criteria Proposal 
Existing 

Zone Standard 
CA-60 

Site area (m2) - minimum 3727.7 n/a 

Total floor area (m2) - maximum 11,016 n/a 

Density (Floor Space Ratio) - maximum 2.96:1 3.0:1 

Height (m) - maximum 46* 43 

Storeys - maximum 16 n/a 

Site coverage (%) - maximum 50.5 n/a 
Setbacks (m) - minimum 

Front - Caledonia 3 1/5 setback ratio 
over 10 m in height 

Rear - Herald 3.1 1/5 setback ratio 
over 10 m in height 

Side - East 
Side - West 

13.4 
0.86 

4.5 
0 

Parking 210 (proposed) 120 (minimum) 
Visitor Parking - minimum 10% of total 
parking provided 12 12 

Bicycle Storage - minimum 207 173 

Bicycle Rack - minimum 12 8 

2.5 Legal Description 

Lot 1 of Lots 712, 713, 714, 715, 716, 723, 724, 725, 726, 727, 728 and 729, Victoria City, Plan 
VIP83911 except that part in Plan VIP86828. 

2.6 Relevant History 

The property was rezoned in 2009 to the site-specific CA-60 Zone, Radius District. The Zone 
permits a base density of 3:1 FSR, if amenities are not provided, and a maximum density of 
4.85:1 FSR, if amenities are provided, that include the following: 

• underground parking only, no surface parking permitted 
• at least 330 parking spaces in excess of zoning requirements 
• at least 20% open site space 

Planning and Land Use Committee Report 
Development Permit with Variances Application #000375 for 755 Caledonia Avenue 

September 25, 2014 
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• a 3 m wide carriageway secured by Statutory Right-of-Way linking Herald Street 
and Caledonia Avenue 

• at least 8800 m2 of floor area exclusively for residential use. 

Following rezoning, the previous landowner excavated the site in preparation for development 
and to remediate the site in accordance with the Provincial Ministry of Environment Site 
Contamination Regulations. The site was remediated, but the previous landowner did not 
proceed with the project that was envisioned at the time of rezoning. The site remains in an 
excavated state. 

2.7 Consistency with Design Guidelines 

The subject property is designated within Development Permit Area 2 (Heritage Conservation), 
Core Business. The objectives of the designation are to conserve and enhance the character of 
the Downtown, realize the architectural potential of the area and encourage revitalization of the 
area through design control of new infill buildings and landscaping. Design guidelines that apply 
to Development Permit Area 2 are the Advisory Design Guidelines for Buildings, Signs and 
Awnings and the Downtown Core Area Plan (DCAP), 2012. 

2.7.1 Design Guidelines for Buildings, Signs and Awnings (1981) 

These Guidelines state that an acceptable application will include consideration of an attractive 
streetscape and that the architecture and landscaping of the immediate area be identified and 
acknowledged. In evaluating a design, particular emphasis will be placed on these general 
aspects: design approach, relevancy of expression, context, pedestrian access, massing, 
scale, roofline, street relationship and landscape plan. The Application is generally consistent 
with the Guidelines, however, staff have provided further analysis on minor design-related 
issues in Section 4 of this report. 

2.7.2 Downtown Core Area Plan (2011) 

The intent of the Guidelines contained within the DCAP is to ensure new development is 
integrated into the existing neighbourhood in a sensitive manner. The Guidelines provide 
direction to animate the street frontage with landscaping and entrances to residential units that 
are easily identifiable. The Application is generally consistent with the guidelines, however, staff 
have provided further analysis on minor design-related issues in Section 4 of this report. 

2.8 Community Consultation 

In compliance with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Variances, the Application was referred to the Downtown Residents Association 
(DRA) for comment. A letter from the DRA is attached to this report. 

This Application proposes variances, therefore, consistent with the City's Land Use Procedures 
Bylaw, it requires notification, sign posting and a Hearing. 

Planning and Land Use Committee Report 
Development Permit with Variances Application #000375 for 755 Caledonia Avenue 
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2.9 Consistency with Master Development Agreement 

There is a Master Development Agreement (MDA) registered on the property's title as part of a 
previous Rezoning Application process. The MDA details delivery of public amenities required 
for the density lift, but it also permits development to proceed under the base density scenario 
without the provision of amenities consistent with the regulations in the CA-4 Zone. 

3.0 Issues 

The following issues are associated with this Application: 

• at-grade building interface with through-block carriageway, Herald Street and 
Caledonia Avenue 

• increase in building height 
• Statutory Right-of-Way 
° encroachment for underpinning. 

4.0 Analysis 

4.1 At-Grade Interface with Through-Block Carriageway, Herald Street and Caledonia 
Avenue 

The subject site presents some challenges with regard to changes in grade. The site generally 
slopes from east to west. The through-block carriageway also slopes downward from south to 
north. The applicant has proposed stairs between the retail units and the through-block 
carriageway in order to deal with the change in grade. 

With regard to Herald Street, the applicant proposes retail uses set back 3.1 m from the street 
edge. Due to the change in grade, the entry points to the building are separated by up to five 
stair risers. Staff had suggested revisions to this interface in order to provide retail units that are 
designed to meet the grade of the public sidewalk. The applicant has maintained the proposed 
stairs stating that there are significant cost implications to rectifying this issue. This issue was 
reviewed by the ADP, and no concern was expressed with respect to this issue. 

The applicant proposes residential units at grade fronting Caledonia Avenue. This requires a 
variance from the Zoning Regulation Bylaw. Staff recommend that the Committee support this 
variance as the subject site is on the northern edge of the Central Business District. It is 
expected that the opposite side of Caledonia Avenue will include residential uses at grade. 

4.2 Increase in Building Height 

The applicant proposed an increase in building height above the CA-60 Zone standard of 43 m. 
The plans, as shown, indicate a 45 m fall building. The applicant proposes a 3 m increase in 
height to 46 m. The additional metre in height is requested in order to provide some minor 
flexibility in design development as the project moves through to working drawings. The 
applicable DCAP policy envisions buildings potentially up to 60 m in this location. Staff 
recommend that the Committee support the proposed increase in building height. 

Planning and Land Use Committee Report September 25, 2014 
Development Permit with Variances Application #000375 for 755 Caledonia Avenue Page 6 of 8 



( 

4.3 Statutory Right-of-Way 

The applicant has offered a Statutory Right-of-Way for public access (vehicle and pedestrian) 
over the through-block carriageway. Staff recommend that this agreement be finalized prior to a 
Hearing. 

4.4 Encroachment for Underpinning 

The proposed development includes an underground parking structure, if the excavation 
requires anchor-pinning into the City Right-of-Way during the excavation process, this would 
need to be legally secured to the satisfaction of the Director of Engineering and Public Works 
and the City Solicitor. This will allow temporary shoring anchors to be placed in the public 
Right-of-Way under all infrastructure and then abandoned once shoring is no longer required. 
The anchors will be left in the Right-of-Way as there is no practical way to remove them once 
the building walls are installed. There should be no impact to the existing City of Victoria or 
utility infrastructure. 

5.0 Resource Impacts 

There are no resource impacts anticipated with this development. 

6.0 Conclusions 

The proposal to construct a 16-storey residential building is consistent with many of the design 
guidelines prescribed within Development Permit Area 2 and has benefited from design 
revisions as recommended by the ADP. The proposed variances, related to an increase in 
height and to allow residential uses at grade, are both considered appropriate given the local 
context and relevant City policies. Staff recommend that the Committee support the Application. 

7.0 Recommendations 

7.1 Staff Recommendations 

That Development Permit with Variances #000375 for 755 Caledonia Avenue proceed to a 
Hearing, in accordance with plans date stamped August 18, 2014, for Development Permit with 
Variances #000375, subject to: 

1. Development meeting all Zoning Regulation Bylaw requirements, except for the 
following variances: 
a. Section 6.8.1 (e) - Variance to permit residential use on the first storey; 
b. Section 6.8.3(c) - Variance to increase building height from 43 m to 46 m. 

2. The registration of a legal agreement to secure public pedestrian and vehicle 
access over the proposed through-block carriageway to the satisfaction of the 
City Solicitor and the Director of Sustainable Planning and Community 
Development. 

Planning and Land Use Committee Report 
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3. That Council authorize City of Victoria 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 the City Solicitor and the Director of 
Engineering and Public Works. 

4. Final plans to be in accordance with the plans identified above to the satisfaction 
of the Director of Sustainable Planning and Community Development. 

7.2 Alternate Recommendation (Decline) 

That Council decline Development Permit with Variances #000375 for 755 Caledonia Avenue. 

8.0 List of Attachments 

® Zoning map 
• Aerial map 
® Letter from Applicant dated June 9, 2014, and September 18, 2014 
• LEED Scorecard dated September 19, 2014 
• Plans date stamped September 18, 2014 
• Letter from Downtown Residents Association dated August 20, 2014. 
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September 16, 2014 

City of Victoria 
1 Centennial Square 
Victoria, BCV8W 1P6 

Dear Mayor Fortin and Council, 

RE: Hudson Walk Phase 1, 755 Caledonia Ave. 
Development Permit Application #000375 
Design Response, Advisory Design Panel Review, August 27th 

The Townline Group of Companies on behalf of PTR Development Holdings LTD. is pleased to provide 
this letter outlining our design response for Hudson Walk from both comments/recommendations 
provided by the Advisory Design Panel (ADP) on August 27th. . 

The draft minutes of the ADP recommend that Council approve the Development Permit Application 
subject to the following; 

• Reconsideration of the design of the roof termination to further accentuate the top of the 
building possibly through further colour change or other minor articulation. 

In response to this, Raffi Architects have extended the colour change to be pronounced on the upper 
two storeys of the tower. Further, the upper cornice detail has been emphasized to appear stronger 
and the use of glass canopies further helps the upper articulation of creating a prominent tower top. 
Options to increase glazing on the upper floors of the tower were explored however with the already 
significant amount of glazing, the changes made the overall tower design appear incoherent. A simple 
3D snapshot from digital model is enclosed for reference. 

e Reconsideration of the design of the entrance facing the carriageway such that it is more 
prominent when viewed from both Herald Street and Caledonia Avenue and to further develop 
the native garden on the corner of Caledonia Avenue and the carriageway. 

The residential canopy has been redesigned to extend further out, making it more visible from both 
Herald Street and Caledonia Avenue. Further, signage has been added to assist in way finding to the 
main residential entrance off the Carriage Way. This includes signage on the south facing wall by the 
residential entrance which will be visible from Herald Street and a monument sign featured as part of 
the native garden and. visible from Caledonia Ave. A simple 3D snapshot from digital model illustrating 
this is enclosed for reference. 

o Consideration of better security measures for the patio of the northwest town house 

An ornamental fence has been added to patio at this location. Further security measures will be 
implemented as the building design is refined including exterior lighting along the loading bay. 
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• Consideration of an architectural element to better wrap the corner at Caledonia Avenue and the 
carriageway. 

The proposed landscaping element (i.e. native garden) at the Northeast corner of the building has been 
revised to help transition from the sidewalk into the Carriage Way. The grades of this feature have 
been changed to include stepped seat walls and a monument sign. The patio on the second floor of the 
townhouse unit on this corner has been opened up to the North and East. A simple 3D snapshot from 
digital model illustrating this is enclosed for reference. 

A number of further revisions have been made to Hudson Walk based on comments and 
recommendations from City staff reviews of the project. These include: 

o Addition of a gate with man-gate at the proposed loading bay off of Herald Street; 
• Addition of an ornamental rock pattern on the roof of the podium intended to mimic the outline 

of Victoria Harbour. This will be a visually stimulating feature for residents and occupants of 
nearby buildings; 

• Creation of an active secondary entrance off of Caledonia which will serve as a secured 
secondary entrance for residents in the building; 

• Vine planters on the retail podium on the upper trellis have been deleted as directed by 
Townline based on consideration of the panel discussion from the August 27th ADP meeting. 

Towniine is excited to move ahead with the development of Phase 1 of Hudson Walk. We are pleased 
that City staff has provided their general support and constructive feedback on the project to date and 
feel confident in our plans to commence construction in early 2015. We look forward to Hudson Walk 
becoming an important part of downtown Victoria and another successful part of the Hudson District. 

Justin Filuk 
Development Manager 
iustin.filuk@townline.ca 

CC: Rick Ilich, President Townline, Group of Companies 
Steve Jedreicich, VP Development, Townline Group of Companies 

Enclosed: Supplementary Design Illustrations 
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September 19, 2014 

City of Victoria 
1 Centennial Square 
Victoria, BCV8W1P6 

Dear Mayor Fortin and Council, 

RE: Development Permit Application - " Hudson Walk" Phase 1, 
755 Caledonia Avenue, Victoria, B.C. Legal - PID 027-272-338 Lot 1 of Lots 712,713,714,715, 
716,723,724,725,726,727, 728,729 Victoria City Plan VIP 838911 

The Townline Group of Companies on behalf of PTR Development Holdings LTD. is pleased to submit a 
development permit application for Phase 1 of Hudson Walk at 755 Caledonia Ave. Situated on the 
former Radius site, Hudson Walk will be a two phased development that will be an integral part of 
Townline's flourishing Hudson District. Please find below a summary of the design and general 
supporting information outlining the project details, requested variances and project phasing. 

Project Information 

The entire Radius site is 6185 mz (66,500 s.f.) and is bounded by Caledonia Avenue to the north, Herald 
Street to the south, Blanshard to the east. The site sits adjacent to the fronting commercial and office 
use along Douglas Street. The entire site slopes at approximately 5% from Blanshard to Douglas and 
has been sitting excavated to approximately 2.5 levels below grade since it was purchased by PTR 
Development Holdings LTD. A previous development permit (i.e. Development Permit #000248} was 
approved for the entire site in November 2011. 

This development permit application is being submitted under the existing CA-4 (Central Area 
Commercial Office District) zoning at a site density of 3:1 FSR. A phasing strategy for the subject 
property is discussed later in this letter, however the intent is only to develop Phase 1, equivalent to 
60% of the site (i.e. 372.7 m2) and apply for subdivision to split Phase 2 for future development. 

Project Overview 

The proposed application for Phase 1 of Hudson Walk is for a mixed use residential and commercial 
development that will consist of a 13 storey tower on top of a 3 storey podium. This phase will also see 
the construction of mid-block connection from Herald Street to Caledonia Street providing an extension 
of the "Carriage Way" from the Hudson District. This will provide a logical link between the two blocks, 
creating a unique urban experience that mixes pedestrian, bicycle and vehicular uses. 

The proposed Hudson Walk Phase 1 building includes 170 residential units ranging in size from 38 m2 up 
to 130 m2with a mix of studios, 1 and 2 bedroom units, podium garden units and at-grade townhouse 
units. Similar to our Hudson Mews project which recently completed in June of this year, Hudson Walk 
is being planned as a purpose built market rental building. The demand and interest in our Hudson 
Mews project has helped to inform our unit types and the building amenities which will include a 
resident lounge, gym and outdoor amenity space. Our recent market data from the Hudson Mews 
project indicates there will be a continued demand for rentals in downtown Victoria from students, 
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urban professionals, young families and seniors. Units will feature contemporary finishes and unique 
features such as built in workstations, large balconies with rewarding views. 

The retail component of the project will provide 760 m2 (8200 s.f.) of commercial space fronting off of 
Herald Street and lining the Carriage Way. The easy connection across Herald Street will provide a 
coherent extension of the retailers at the Hudson building and in the Victoria Public Market. This will 
space will likely attract a complementary tenant(s) and will further enhance the urban renewal in this 
area of Downtown Victoria. 

Underground parking will provide 210 parking stalls which will serve the residential and commercial uses 
of the building as well as provide excess capacity for nearby office buildings. Parking access will be 
focused on the West side of the building at Caledonia Street utilizing an existing access into the parkade 
used for the building at 1803 Douglas Street. The project will also accommodate 219 bike parking stalls 
for both residential and commercial tenants through a series of secure bike rooms that are easily 
accessed. 

Architectural and Landscape Design 

Phase 1 of Hudson Walk will feature a contemporary architectural style which respects the existing 
Heritage Conservation Area by combining classic elements and design cues from Downtown Victoria. 
Beginning at Herald Street, the three storey podium provides a strong visual connection and vista 
termination from the Carriage Way at the Hudson Block. City of Victoria design guidelines have been 
implemented to create a strongly articulated street wall effect along Herald Street in between the 
adjacent Jack Davis and 1803 Douglas office buildings. This portion of the project will be dedicated to 
street level retail uses that will encourage pedestrian flow into and around the building. Street 
furniture, glass canopies and numerous store front entrances will make this area very active and vibrant 
for pedestrians. 

Above the two-storey retail units are residential garden units accessed of an exterior courtyard and 
resident amenity space. As one continues along the Carriage Way, a central plaza identified by varied 
paving patterns marks a transition point to the residential section of the building. A prominent main 
entrance into the residential tower is featured creating a strong sense of place for residents. This entry, 
canopy will clearly demarcate the building entrance from both Caledonia and Herald Streets. Likewise, 
a wayfinding scheme of lighting, signage and other urban design elements will help to identify the main 
entrance to the residential tower. . 

The 13 storey tower sits atop a three storey podium, stepping back from a street wall along Caledonia 
and clearly illustrating a massing transition which illustrates a bottom, middle and top section of the 
building. Ground floor townhouse finished in brick wrap around this bottom of the building and down 
Caledonia, while upper floor units feature expansive glazing and generous patios. 

The landscape design mimics that of the Carriage Way of the Hudson Block, street trees are strategically 
placed to create a strong pedestrian environment but also to allow for parking and loading zones to 
service the needs of the building tenants. The Northeast corner of the building features an indigenous 
shade garden that will soften the corner of the building, serving to enhance the pedestrian experience 
into the Hudson Walk and along Caledonia Street. 

The current building shown for Phase 2 is of the same architectural style as that of Phase 1 featuring 
stepped street walls of brick, large windows and modern elements such as aluminum and glass 
balconies. The two buildings will be linked off of the Carriage Way, Phase 2 contemplates a prominent 
stepped courtyard which will address the grade difference and create a rewarding plaza space with 
opportunities for cafes, a restaurant patio or other programmed uses. 
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Phasing Strategy 

A massing and design scheme has been considered by Townline and has been shown as part of this 
application for context purposes only. Phase 2 is envisaged to be a 6 storey, 2458 m2 (26,500 s.f.) 
mixed-use office and commercial building linked to Phase 1 off of the Carriage Way. This phase would 
see the addition of 240 underground parking stalls and the requisite secured bicycle parking. The 
parking between phases would be linked at planned connection points and centrally accessed off the 
main entrance point off of Caledonia. 

Our seeking application for Phase 1 only at this time is in part due to a conservative approach to the 
considerable investment in building out the entire project. The office market in Victoria at this time 
does not support the development of office space without a secure anchor tenant. Should an 
opportunity to develop this Phase be presented, Townline will proceed with a Phase 2 development and 
building permit for this portion on Hudson Walk. Further, the City of Victoria's 2012 OCP document 
now supports a density in this area of downtown at 6:1 FSR and should market conditions favour a 
larger project in the future, Townline may seek to rezone the second portion of the site and revise the 
strategy for Phase 2. To summarize, the Phase 1 and Phase 2 statistics are as follows: 

Phase 1 (for Development Application) Phase 2 (for context purposes onlv) 

Site Area 3727.7 m2 2458.9 m2 

Residential 10199.11 m2 N/A 

Commerical 795.14 rn2 TBD 

Office/Commercail N/A 7,376.7 m2 

Parking 210 space 240 spaces (max) 

Bicycle Parking 219 spaces TBD 

FSR 2.95:1 3:1 (balance) 

Subdivision Application and Air'Space Parcel Submission 

A subdivision application to create two separate parcels as designated by Phase 1 and Phase 2 is being 
submitted concurrently to the City of Victoria's Land Development Section. As the project proceeds 
into detailed design, an Air Space Parcel proposal will also be developed that will be presented to the 
City for initial review. 

It should be noted that this subdivision and phasing strategy has been discussed and received input from 
senior planning staff at the City of Victoria. 

Variances Requested 

This application is seeking the following two variances: 

• Ground floor residential with street entrances - The residential component of phase 1 of the 
tower contemplates at grade townhouse units fronting off the carriageway and off of Caledonia 
Street. The CA-4 district does not permit ground floor residential use. The rationale behind this 
is twofold; first the townhouse units introduce a different unit typology to the project which will 
broaden the appeal of the complex for renters. Secondly, Townline's analysis of the local 



(" ( 

market does not feel that retail or commercial at this end of the Carriage Way or along 
Caledonia would be successful. 

• 3.0 metre height variance for residential tower (CA-4 Height Limit is 43m) - a 3.0 metre height 
variance is requested to allow for the building to sit at 45m above the average grade calculated 
for the entire Radius site which is 19.89m. As we are at this stage only seeking development 
approval for Phase 1, the average grade calculation on this portion of the site results in our 
current design exceeding the 43m limit. Preliminary discussions with City of Victoria planning 
staff confirmed support for this variance, understanding that the preliminary massing design of 
the project considered the average grade of the entire Radius site and also be mentioned that 
Victoria's Official Community Plan from 2012 envisages this area have a 60m height limit. The 
2m. height variance will allow for any variances in the design that may arise once final structural 
engineering is completed for the project. 

Other Project Highlights and Benefits 

Townline is committed to ensuring its efforts towards development are as sustainable as possible. Our 
"Down to Earth" corporate policy mandates we seek to construct buildings that are durable, efficient 
and rewarding places to live. Hudson Walk is currently being designed to satisfy a number of building 
performance and site development criteria as outlined by the LEED ® New Construction (NC). A LEED ® 
NC scorecard have been completed and attached with this development application submission. Our 
intention is to achieve as many of these measures as possible while still ensuring that the project 
delivers rental units that are affordable to the Victoria market. 

The project will also bring forth street front improvements on both Herald Street and most importantly 
will be an initial piece in the development of the Caledonia Greenway as designated by the City of 
Victoria's Greenways Plan. 

It goes without saying that Hudson Walk will play an important role in the urban renewal underway in 
this area of Downtown Victoria. Townline's investment in the Hudson District will only prompt further 
interest for further development in the immediate vicinity. The recent success in our opening of the 
Hudson Mews Rental Tower and the Victoria Public Market are indicative of the growing popularity of 
this neighbourhood as a destination for both tourists and locals. 

Townline is excited to move ahead with the development of Phase 1 of Hudson Walk. We intend to 
submit a Building Permit shortly after Design Panel with the focus on starting construction as soon as 
possible. Our aim is to start construction by the end of the year. Our experience thus far in working 
with the City of Victoria staff on both the Hudson, Victoria Public Market and Hudson Mews has been 
very rewarding and we wish to extend our gratitude for the cooperation and support in helping our 
projects become a success. If you have any questions on the submission or would like further details, 
please contact me directly at 604.276.8823 ext 259. 

Sincerely, 

Justin Filuk 
Development Manager 
iustin.filukOtownline.ca 

cc Rick lllich, President, Townline 
Steve Jedericich, VP Development, Townline 
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1715 Government Street 
Victoria, BC . 
V8W1Z4 
250.386.5503 

Mayor Dean Fortin and Council 
City of Victoria 
No.1 Centennial Square 
Victoria, BC 
V8W1P6 

August 20, 2014 

Re: Development Permit #000375-755 Caledonia Avenue 

Dear Mayor Fortin and Council, 

The DRA LUC has met with the developer's representatives and has reviewed the drawings for 
the above mentioned project. 

DRA Members are supportive of the following: 
• Configuration of the midblock walkway and arrangement of the commercial space and 

parking access. 
• Revision of the project to a taller concrete building of superior build quality to the 

previously proposed project. 
• Members support the liveability and privacy that concrete buildings provide. 
• The developer is commended that higher quality cladding materials appear to be 

specified for the proposed building. 
• Members are supportive of the relaxation to allow residential use on the identified 

portions of the first storey. Members also would support live work on the first storey but 
acknowledge that the applicant would prefer not to engage in the necessary rezoning to 
achieve that use. 

• Members are supportive of the minor height variance as it appears to affect areas not 
visible from street level. 

Members concerns are: 

• The tower portion does not differentiate or step back the upper most floors in any 
significant way. The application shows a colour change on the top floor only. Some 
additional differentiation/articulation would provide some visual interest as well as de-
accentuating the upper floors. Some form of overhang is recommended on the top floor 
for both aesthetics and weathering/maintenance protection. 



• Members are cor.,. Jned that the colour pallet for many aowntc i buildings tends to the 
grey tones and lacks vibrancy. The developer is encouraged to utilize some "less bleak" 
colour tones if possible. 

• Rather than just plain transparent panel deck guards it is suggested additional dividing 
bars be added and perhaps some translucent panels for visual interest as was most 
effectively and attractively utilized on the adjacent Hudson and Hudson Mews projects. 

The DRA generally supports this proposal and is supportive of the higher density and concrete 
construction now proposed. 

Sincerely, 

Ian Sutherland 
Chair Land Use Committee 
Downtown Residents Association 

cc Planning and Development Department 


