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UNFINISHED BUSINESS

Development Permit with Variances Application No. 900404.for 7Q1 Tve.e Road

Councilreceivedar@thatprovidedinformationonrevisedplansandthe
pre-condit¡ons require'd for Developmenf Permit with Variances Application No. 000404 for 701 Tyee

Road.

Motion:
i[Gs-moued by Councillor Madoff, seconded by Councillor Alto, that Council, after giving notice and

allowing an opportunity for public comment, Council consider the following motion:
',That Councii authorize thå issuance of Development Permit with Variances Application No. 000404 for

701 Tyee Road in accordance with:

1 . Plans date stamped February 9, 2016.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following variances:

a. reduce the north setback (Gaudin Road) from 3'5m to nil;

b. reduce the south setback from 4m to nil for Phases 1 and 2;

c. reduce the south setback from 4m to 3.5m;
d. increase the height in DA-H from 24m to 25'49m for Phase 2;

e. increase the height in DA-J from 31m to 33m for Phase 3;

f. reduce parking from 50 stalls to 49 stalls for Phase 1;

g. reduce parking from 185 stalls to 178 stalls;
ñ. reduce ine Oic-ycte storage (Class 1) from 40 stalls to 28 stalls for Phase 1.

3. The Development Þermit lapsing two years from the date of this resolution.

4. The amendment to tne näityarãs Máster Development Agreement being registered on title, to the

s. ä:ì?it"riit Ti*r'r" starr to execute an Encroachment Asreement ror a fee or $750 plus $25 per

m2 of exposed shored face during construction, in a form satisfactory to staff." 
Ĉarried Unanimouslv
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ñ,V VICTORIA

Council Report
For the Meeting of March 10, 2016

To:

From:

Council Date: February 25,2016

Jonathan Tinney, Director, Sustainable Planning and Community Development

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

RECOMMENDATION

That after giving notice and allowing an opportunity for public comment, Council consider the

following motion:

"That Council authorize the issuance of Development Permit with Variances Application
No. 000404 for 701Tyee Road in accordance with.

1. Plans date stamped February 9, 2016.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the

following variances:
a. reduce the north setback (Gaudin Road) from 3.5m to nil;

b. reduce the south setback from 4m to nil for Phases 1 and 2;

c. reduce the south setback from 4m to 3.5m;
d. increase the height in DA-H from24m to 25.49m for Phase 2;

e. increase the height in DA-J from 31m to 33m for Phase 3;

f . reduce parking from 50 stalls to 49 stalls for Phase 1,

g. reduce parking from 185 stalls to 178 stalls;
h. 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. The amendment to the Railyards Master Development Agreement being registered

on title, to the satisfaction of staff.
5. 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."

EXEGUTIVE SUMMARY

The purpose of this report is to inform Council that, in accordance with Council's motion of
October 1, 2015, the Application has been referred to the Advisory Design Panel (ADP) and the

applicant has provided revised plans in response to the ADP recommendations. The applicant

has also addressed the pre-conditions recommended in the staff report to the Planning and Land

Use Committee (PLUC) dated October 1,2015. The PLUC report along with the meeting minutes
are attached.

February 25,2016
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This report also responds to the Council direction that staff investigate "the feasibility of retaining
the provision in the Master Development Agreement of the City acquiring ownership title to the
public access from Tyee Road to Central Spur Road, including the legal mechanism and pros and
cons".

Referral to Advisory Design Panel

The Application was referred to the Advisory Design Panel meeting on October 28,2015. A copy
of the Panel minutes and the applicants' response to the Panel recommendations (letter dated
December 11, 2015) are attached to this report and can be summarized as follows:

the southern termination of Central Spur Road has been designed to maximize space
allocated to "Bridges Park and Tot Lot", provide a safer environment adjacent to the Park
and provide better access to the Park and connection to the Galloping Goose Trail for
pedestrians and cyclists
the applicant has proposed interim tree planting along the southern edge of Phases 1 and
2 to soften the appearance of the development prior to the commencement of construction
on the subsequent Phase
to reduce the potential risk of conflict between an operational Park and childrens play area
with a major construction site, the applicant proposes that the "Bridges Park and Tot Lot"
be constructed with Phase 3 of the development
the building entrances on Tyee Road have been designed to collaborate with the
landscaping proposed as part of the "Victoria West Entry Park" to creat the atmosphere of
a "City in the Park".

Revised Plans

As required by the Council motion dated October 1, 2015, revised plans have been submitted
that:

. screen the proposed garbage enclosure adjacent to Gaudin Road

. provide details of the proposed grass pave finish

. provide comprehensive details relating to landscaping for Phases 1 and 2

. reduce annual landscaping maintenance costs within Bridges Park and along Tyee
Road (see section relating to Resource lmpacts below).

Amendment to Master Development Agreement

A draft amendment to the Railyards Master Development Agreement (MDA) has been prepared
and, based on the remaining development proceeding in three phases, the key revisions to the
existing Agreement are as follows:

the northerly section of the "Victoria West Entry Park" will be constructed as part of Phase
1

the area defined as "Bridge Dedication and Landscaping" will be dedicated to the City with
the deposit of the phased strata plan for Phase 1

the "Bridges Park and Tot Lot", southerly section of the "Victoria West Entry Park", public
pathway from Tyee Road to Central Spur Road and landscaping of the bridge dedication
area must be completed before any building associated with Phase 3 is occupied
public parking in conjunction with "Bridges Park and Tot Lot" is no longer required

February 25,2016
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. the Developer will provide the City with a security equivalent to 12Qo/o of the total cost of
constructing an amenity before obtaining a Building Permit for the Phase of development
in which the amenity occurs

o a Statutory Right-of-Way (SRW) will be registered over the lands for the accommodation
of the public pathways from Tyee Road to Central Spur Road and associated with the
"Victoria West Entry Park" with the deposit of the phased strata plan for Phase 1.

Staff recommend that, after giving notice and allowing an opportunity for public comment,
Council consider issuing the Development Permit with Variances Application subject to the
amendment to the MDA being first registered on title, to the satisfaction of staff.

Public Footpath from Tyee Road to Central Spur Road

Under the terms of the MDA, the Developer is required to construct a public pathway through the

site connecting Tyee Road with Central Spur Road and dedicate this land as City Park. The

applicant is proposing a pathway design that is consistent with this MDA requirement, however,

the Application proposes an underground parkade structure under the land earmarked for this
pathway. Due to liability and maintenance concerns resulting from the underground parkade

being located directly under the pathway, staff have recommended that Council consider securing
public access along this corridor by means of an SRW.

One underground parkade, serving all three phases of the proposed residential development is

considered to be a prefereable design solution for the project. lf Phase 3 of the development
were to have a self-contained underground parkade allowing for a strip of land not encumbered
with an underground structure, then it would be necessary to construct an additional parkade

entrance and, critically, Central Spur Road would have to be extended to provide vehicular access
to the parkade potentially impacting the size and design of Bridges Park. ln addition, an extended
Central Spur Road may conflict with pedestrian movements from the new pathway to Bridges

Park (the current design shows the pathway connecting directly to Bridges Park and the Galloping
Goose Trail).

Acquisition of the land by the City and dedication of the pathway as a park would make the
arrangements for the parkade underneath unnecessarily complicated as it would require complex
legal agreements and would still leave the City potentially exposed to liability in relation to the

untergiound parkade. On the other hand, the same public rights of access could be easily

secured through a SRW in favour of the City with the strata retaining ownership of the property.

Subject to Council's directions, the SRW could make the City responsible for all surface
operations and maintenance, while the strata would be responsible for the underground structure
only. The strata would have no ability to limit public use or access to the pathway except where

reasonably required for construction or maintenance of the underground structure. Rather, the
pathway would be subject to City regulations under the Parks Regulation Bylaw. Thus, for all
practical purposes, the pathway would be the same as a City Park, notwithstanding that the

ownership of it would remain with the strata. A properly drafted SRW offers all the advantages,
without most of the disadvantages, of actually acquiring the property'

Resource lmpacts

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. Based on the plans presented to Council on October 1,2015, it was

estimated that the annual maintenance of the landscaping and play structures would add

February 25,2016
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approximately $60,000.00 in annual maintenance costs. ln an effort to reduce annual

maintenance costs, staff recommended that Council consider requesting that the applicant
provide revised plans that will reduce the annual maintenance costs. The applicant responded

and new plans have reduced the estimated annual maintenance costs by $t8,050.00 (revised

annual cost of $41,950.00). This estimate is based on 2015 rates and the operational impact is

expected in 2018. The ongoing cost of this amenity equals a 0.03% tax increase. The

breakdown is as follows:

- shrub beds: $18,750.00 (weed, mulch, fertilize and prune)
- new trees: $5,000.00 (fertilize and prune)
- turf areas: $6,000.00 (mow, trim and fertilize)
- irrigation infrastructure: $1,200.00 (water meter fees, spring/winter maintenance)
- playground maintenance: $ 6,700.00 (repairs and fiber surface grading)

- garbage pickup: $4,300.00.

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. This capital implication equals a 0.12o/o lax
increase.

Conclusion

Staff recommend that, after giving notice and allowing an opportunity for public comment, Council
consider issuing the Development Permit with Variances Application subject to the amendment to
the MDA being first registered on title, to the satisfaction of staff.

Respectfully submitted,

Jonathan Tinney, irector

\l\M
Jim Handy, Senior Planner -
Development Ag reements
Development Services Division

Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manager:

Date:
List of Attachments

. PLUC Report dated October 1,2015

. PLUC Minutes dated October 1,2015

. Council Minutes dated October 1,2015

. Advisory Design Panel Minutes dated October 28,2015
o Letters from applicant dated December 11,2015
. Revised plans dated February 9,2016
. Draft Amendment to Master Development Agreement.
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CITY OF

VICTORIA

Planning and Land Use Committee Report
For the flleeting of October 1,2O18

lo:

From:

Subject:

Planning and Land Use Committee Date: September 17,2015

Jonathan Tinney, Director, Sustainable Planning and Community Development

Development Permit with Variances Application No. 000¿104 for 701 Tyee
Road (Railyards)

RECOMIT'IENDATION

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 Eylaw 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;
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;

i¡. 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 Panelfor 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;
¡ii. the treatment of parkade walls that project above grade.

Planning and Land Use Committee Report
Development Permit with Variances Application No. 000404 for 70'1 Ïyee Road
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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 Çentral 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 RighÞof-Way registered on title, to the satisfaction of staff, to secure
public ¿¡ccess to the Victoria West Entry Park and public pathways located on private

land adjacent to Tyee Road.
g. 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

ln 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
Bytaw but may not vary the use or density of the land from that specified in the Bylaw.

Pursuant to Section 920(S) 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

charåcter 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
o 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

Planning and Land Use Committee Report
Development Permit with Variances Application No. 000404 for 701 Tyee Road
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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 lhe 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 neces$ary 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 Bytaw. The parking requirement for this project is 185 stalls, therefore, the
proposalwould result in a seven stall parking variance.

a

a

a

a

BACKGROUND

Description of Proposal

The proposal is îor 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.

r 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 367m2 to two bedroom plus den units with a floor area of 130.4m2.

. The development would have the eppearance 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.

Planning and Land Use Committee Reporl
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The proposed variances are as follows:

o 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
o increasing the maximum allowable building height in Development Area J from 31m

to 33,01m
o 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
Bytaw lor the entire project by 15 stalls following the completion of Phase 2

r 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 lowflushldual-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
o enêrgY saving lighting in public space locations.

Active Transportation lm pacts

The Application proposes the following features which support active transportation

. 159 Class 1 (secure storage) bicycle stalls
r 18 Class 2 bicycle racks
o 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 lmprovements

The following public realm improvements are proposed and are required by the Railyards MDA:

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

r the construction of a "parkette," public footpaths and neighbourhood signage at the
corner of Bay Street and Tyee Road,

ln addition to the above, the applicant will also be constructing a new bus stop on Tyee Road

Planning and Land Use Committee Report
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Existing Site Development and Development Potential

The Application site is located within Development Areas H and J of the CD-S Zone, Railyards
Residential Commercial District, which permits apartments, live/work and park uses with a

maximum floor space ratio (FSR) o12.25:1 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.

Comm u n ity Gonsultation

Consistent with the Community Assocration Land Use Committee (CALUC) Procedures for
Processrng Rezoning and Variances Applicatìons, 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 Officiat Community Plan (OCP) identífies 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

r 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
r the buildings with the highest residential density àre located adjacent to the Point Ellice

Bridge
. the development includes a variety of expressive roof forms
o 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
o 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.

Planning and Land Use Commitlee Report
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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 lhe 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:

Phase 1 & 2Phase 1

Zone
Standard

Small
Slalls

ïandem
Stalls

Total Regular
Stalls

Zone
Standard

Small
Stalls

Tandem
Stalls

Total Regular
Stalls

Regular
Stalls

Zone
Standard

Small
Stalls

Tandem
Stalls

12 5100 99 I 5 113 17$', 18549* 50 5 3 57

PROPOSED PARKING

Phase 1,2 & 3

Notwithstanding the above, the proposal would result in parking ratio of approximately 1.2
parking spaces per dwel¡ing unit which is considered appropriate to address parking demand for
an apartment development in this location. ln 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 lhe Zoning Regulation Bylaw requirements by providing storage for 159 bicycles,

Total

195

Planning and Land Use Committee Report
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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-S

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

lnitial 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.

ln 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
withLotsH&J:

Bridges Park and Tot Lota

Planning and Land Use Committee Report
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o Public Parking (Bridges Park - 6 stalls)
. Bridge Dedication Landscaping
. Victoria West Entry Park (Tyee & Bay)
r 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 Gallôping 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. lnstead the
Application proposes to use this space for additional park area which allows for a public footpath

link to the Galloping Goose Trailwith a gradient of less than 5% making it accessible to cyclists.

Staff recommend ihat 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

ðome of tne 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

ln 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,

Planning and Land Use Committee Reporl
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ln 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 suþdivision, 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 statf 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 fhe possibility of including a community garden with the phasing of Lats H
and J.

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

r 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 Fark 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 lmpacts

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. lt is estimated that the annual maintenance of the landscaping and play

structures will add approximately S60,000.00 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
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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. ln 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.

coNcLUsloNs

The proposal to construct 144 residential units on the undeveloped portions of the Railyards

deveiopment is considered generally consistent with the Railyards Development Guidelines.

However, it is recommended that Council consider refening 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 necessery

cost estimates and security is provided before the proposed Phase 1 building is occupied.

ALTERNATE ñ'IOTION

That Council decline Development Permit with Variances Application No. 000404 for the

property located at 701 Tyee Road.

Respectfully submitted,

t/s'
I

Jim Handy, Senior Planner
Agreements, Development
Division

;¡¡{""0'"*
'tt

Sustainable ing and Community
Development Depa

Report accepted and recommended by the City Manager:

Date:

Planning and Land Use Committee Report
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List of Attachments

. Appendix A - Data Table

. Aerial plan
o Zoning plan
¡ Letter from Architect dated August 16, 2015
o Letter from applicant dated August 20, 2015
o Plans dated August 24,2015.
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Appendix 1: Data Table

Total ProJect
(Phases 1,2 and 3)

6767.73

10750.44

1.59

nla

nla

43

57

nla

178
(does not include the
proposed 17 small
car and tandem
stalls)
185

Zone Standard
(DA.J)

nla

nla

2.35

31

nla

nla

nla

2
3.5
4
4

86

Phase 3
(DA.J)

2395"14

5067.42

2.12

33.01*

7

43

57

7.25
3.5
Nil*
3.5*

78*

86

Zone Standard
(DA-H)

nla

9855.85

2.25

24

nla

nla

nla

2
3.5
3.5
4

oo

Phases 1&2
(DA-Hl

4372.59

5683.02

1.3

25.29"

4

45

55

11

3.5
N¡I*
N¡¡*

100

99

Phase I
(DA-H)

2366.83

2771.15

1.17

22.55

3

47

53

7.25
3.5
N¡I*
N¡I*

4g*

50

Zoning Criteria

Site Area (m2)

Total Floor Area (mz) -
max.

Density (Floor Space
Ratio) - max.

Geodetic Height (m) -
max.

Storeys

Site coverage (%)

Open site space (%)

Setbacks (m) - min.
Front (Tyee Road)
Rear (Central Spur Road)
Side (Gaudin Road)
Side (Bay Street)

Parking provided

Parking required - min



Appendix 1: Data Table

19

1 I

159

144

1 I

18

I

53

6

2

o

0

53

0

6

1 0

89

12

17

10

159

89

1 I

1 2

6

ft

28*

4A

6

6

Visitor parking provided

Visitor parking required -
min.

Bicycle Storage (Class 1)
provided

Bicycle Storage (Class 1)
required - min.

Bicycle Rack (Class 2)
provided

Bicycle Rack (Class 2)
required - min.
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16 August 2015

Clty of Vlctoria
Sustainable Plannlng and Community Development Department
1 Centennlal Sguare
Vlctoria
BC V8W 1P6

Attentlon: Jim Handy, MCIP RPP Senlor Planner

Dear Jim,

Re: 7Ol Tyee Road
Development Permit No. OOO4O4

In response to our revised DP suÞmission dated Aug 14, 2015, thls letter contalns our response for
the deslgn ratlonale of variances that we are requestlng:

. Varlance an maxlmum bulldlng helght of Bulldíng 3,

See the Archltectural drawlng, 43.11. The Building 3 rooftop flnlshes at geodetlc height, 31.00m, the
maximum allowable helght. The only elements bullt above are the elevator mechanlcal room and
parapet walls for roofscape artlculatlon. All the habltable space will be under the maximum allowable
helght. To create a meanlngful gateway feature at the base of the brldge head, we strongly believe
that these roof articulatlons are necessary from the urban deslgn perspectlve and worth supportlng.

, Va¡lance on bike storage In Phase í,

See the Archltectural drawlngs, Phaslng Plans,40.058, 40.068, A 0.06C. The proJect will be built in
phases for healthy market absorption. The 28 stalls blke storage room ls temporary for Phase 1
residents. Upon the completion of Phase 2, the permanent blke storage room wlll be provided wlth
surplus amount of blke storage capaclty, better connectlon to blke lane on Tyee Road, and better
access from buildlng maln entries.

. Varlance on intertar setback,

See the Archltectural drawlngs, A0.02, 40,04. The project will be developed in phases and when
completed wlll be seen as a fully integrated development across the orlginal legal boundarles of Lot H

and J. For creatlve public pedestrian access thru the slte utlllzlng an lntlmate scale of pathways and
building forms, the deslgn provides an unlque urban scale wlthln the slte. In llght of thls urban

enhancement, the orlglnal lnterlor slde setback requlrement should not restrlct the lnnovation p.rocess

and should not apply to thls unique project.

Fnri{llâtf.Í
,Át[ft.l¡t¡. ñltl', ¡¡¡'. n¡Â, I lt¡' ôP lllf,g?ttrdr.Átit'.ÀJr^'.1¡t¡( |ilr S
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Mr. l¡m Hôndy
City of Vlctorla
August 16, 2015
Page 2 oî 2

We trust thät thls response, lncludlng all attachments, wlll sat¡sfy the Prlor-to conditlons and
requested clarlficatlons for thls proJect. We look forward to the tlmely lssuance of the approved
appllcatlon.

Yours truly,

DIALOG BC Archltecture Englneerlng Interlor Deslgn Planning Inc.

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

Prlnclpal, DIALOG

c.c. Chris Le Fevre,
MlchaelCheung,
Matthew Thomson,

The Railyards Development Ltd.
D¡ALOG
ÞIALOG



PROPERTY AGENTS LTD.
Aug 20h,2015

Mayor Lisa Helps
Members of Council

RE: RAILYARDS FINAL DEVELOPMENT PERMITAPPLICATION 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 appllcation before you will be as
follows:

Phase I

. 3 storey wood frame apartment building

. 40 suites. 57 parking

Phase l+ !l
. 4 storey wood frame apartment building
. 78 suites
. 113 parking

Phasel+ll.+lll
. 4 storey wood frame and 7 storey concrete frame apartment bulldlngs
. 144 sultes
. 190 parking

The Railyards project is a major contrlbution to Vlctoria's overallcommunity
sustainabillty.

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

Transit friendly development
- convenlent access and proximity to transit
- car sharing parking opportunlty
- major bike storage zones

Energy efficiency

530 HERALD S'TRËÊT, VICTORIA; B.C, CA¡.¡¡OT V8W 1S6
TELEpHoNEt (25O) 380-4900 FAx: (250) 386-8608

E¡¡I¡ I,: LEFEVRE@LEFEVRËGRO UP. COM



- wlth the utillzatlon of focussed wlndow locations, the proJect will provide a high
performance building envelope

Reduced Water Use
- xeriscaping in the plant selection to reduce water utillzation
- low-flush / dua!-flush toilets low flow flxtures

Electrical efficiency
-CFL lighting at public spacê locatlons
-motion sensor llghtlng wlthln parkade and corridor locations
-Energy-star appllances
-provisions for future electrical charging statlon

Respectfu lly subm itted.

Yours,

*.-"¿-

c Fevre
& cEo

Le Fevre & Company Property Agents Ltd.

t)
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2.

Council meeting
October 1,2015

REPORTS OF THE COMMITTEES

Planninq and Land Use Committee - October l. 2015

1. Development Permit with Variances Application No. 000404 for 701 Tvee Road

lRailvards)
It was moved by Councillor Thornton-Joe, seconded by Councillor Alto, that after giving

notice and allowing an opportunity for public comment, that Council consider the following
motion:
"That Councit 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:
a. Reduce the nofth setback (Gaudin Road) from 3.5m to nil;
b. Reduce the south setback from 4m to nil for Phases 1 and 2;

c. Reduce the south setback from 4m to 3.5m;
d. lncrease the height in DA-H from 24m to 25.49m for Phase 2;

e. lncrease the height in DA-J from 31m to 33m for Phase 3;
f. Reduce parking from 50 sfa//s fo 49 stalls for Phase 1;

g. Reduce parking from 185 sta//s fo 178 stalls; and
h. Reduce the bicycle storage (C/ass 1) from 40 stalls to 28 stalls for Phase 1.

3. The Development Permit lapsing two years from the date of this resolution.
4. Revrsed plans to the satisfaction of staff that:

a. Either enclose or screen the proposed garbage enclosure adiacent to Gaudin
Road;

b. Provide further details of the proposed grass pave finish;
c. Provide comprehensive details relating to landscaping for Phases 1 and 2; and
d. Provide reduced annual landscaping maintenance cosfs within Bridges Park and

along Tyee Road.
5. Referralto the Advisory Design Panelfor a comprehensive review and with particular

attention to the following tssues:
a. The design of building entrances facing Tyee Road;
b. The design and appearance of the "Sky Home" end units; and
c. The treatment of parkade walls that proiect above grade.

6. An amendmentto the Railyards Master Development Agreement, to the satisfaction of
staff, to:

a. Address proposed revisions to the public parking required in coniunction with
Bridges Park and the path from Tyee Road to Central Spur Road; and

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

7. A Pubtic 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 Councit authorize statf to execute an Encroachment Agreement for a fee of $750
ptus $25per m' of exposed shored face during construction, in a formsatisfactory
to staff."

Carried Unanimously
2. Development Permit with Variances Application No. 000404 for 701 Tvee Road

(Railvards)
It was moved by Councillor Thornton-Joe, seconded by Councillor Alto, that Council direct
that staff report back to Council after the application is reviewed by the Advisory Design
Panel, on the feasibility of retaining the provision in the Master Development Agreement of
the City acquiring ownership title to the public access from Tyee Road to Central Spur
Road, including the legal mechanism and pros and cons. Carried Unanimously

Page I of I



4. DEVELOPMENT APPLICATION REPORTS

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

Committee received a report regarding an application for 701 Tyee Road (Railyards). The
application is to authorize the design, siting and landscaping for a 144 unit apartment to
be constructed in three phases.

Committee discussed:
. Concerns regarding the smaller vehicle parking spots and the type of vehicles that

could be accommodated.
. Affordability and the range of housing types that will be built.
¡ Sustainability features and if there is an opportunity to request that LEED

standards be incorporated.
. Concerns from the Community Association regarding the lack of community

gardens and affordable housing.
. The pathway and if there was a way to ensure the City will retain the right-of-way.

Action It was moved by Councillor Young, seconded by Councillor Coleman, that
Committee recommends this report be forwarded to Council and that after giving
notice and allowing an opportunity for public comment, that Council consider the
following motion:

Committee discussed:
. Why the park cannot be built at the onset.

o The area will be under construction and the land will be used as a staging area
for equipment.

. The lack of affordability options and inclusionary zoning. There are no legal
requirements built in.

o The public wants more sustainability features looked at.
. The timing of amenities.
. The need to develop policies to ensure that any amenities desired be requested at

the beginning of the application process instead of at the time of the public hearing.
. lf there is a mechanism by which the City remains the owner of the public pathway.

That Council authorize the issuance of Development Permit Application No

000404 for 701Tyee Road, in accordance with:

1. Plans date stamped August 24,2015.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the

following variances:
a. Reduce the north setback (Gaudin Road) from 3.5m to nil;

b. Reduce the south setback from 4m to nil for Phases 1 and 2;

c. Reduce the south setback from 4m to 3.5m;
d. lncrease the height in DA-H trom24m to 25.49m for Phase 2;

e. lncrease the height in DA-J from 31m to 33m for Phase 3;

f. Reduce parking from 50 stalls to 49 stalls for Phase 1;

Page I of 2



g.
h.

3.
4.

a.

b.
c.

d.

5.

a.
b.
c.

o.

a.

b.

7.

8.

I

Reduce parking from 185 stalls to 178 stalls; and
Reduce the bicycle storage (Class 1) from 40 stalls to 28 stalls for
Phase 1.

The Development Permit lapsing two years from the date of this resolution.
Revised plans to the satisfaction of staff that:

Either enclose or screen the proposed garbage enclosure adjacent to Gaudin
Road;
Provide further details of the proposed grass pave finish;
Provide comprehensive details relating to landscaping for Phases 1

and2;
Provide reduced annual landscaping maintenance costs within Bridges Park
and along Tyee Road.

Referral to the Advisory Design Panel for a comprehensive review and with
particular attention to the following issues:

The design of building entrances facing Tyee Road;
The design and appearance of the "Sky Home" end units; and
The treatment of parkade walls that project above grade.

An amendment to the Railyards Master Development Agreement, to the
satisfaction of staff, to:

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

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.
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.
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.
CARRIED UNAN¡MOUSLY 1 5/PLUC21 O

Action: lt was moved by Councillor lsitt, seconded by Councillor Madoff, that Committee
recommends tlrat Council direct that staff report back to Council after the application
is reviewed by the Advisory Design Panel, on the feasibility of retaining the
provision in the Master Development Agreement of the City acquiring ownership title
to the public access from Tyee Road to Central Spur Road, including the legal
mechanism and pros and cons

CARRI ED UNAN I MOUSLY 1 5IPLUC21 1

PLUC meeting
October 1,2015
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MINUTES OF THE
ADVISORY DESIGN PANEL

HELD WEDNESDAY. OCTOBER 28. 2015. 12 P.M.

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:05 P.M.

Panel Members Present:

Absent:

Rod Windjack (Chai|; Brad Forth; Cynthia Hildebrand;
Mickey Lam; Ann Katherine Murphy; Christopher Rowe

Barry Cosgrave; Gerald Gongos; Mike Miller

Staff Present: Mike Wilson - Senior Planner - Urban Design;
Jim Handy- Senior Planner - Development
Agreements;
Charlotte Wain - Senior Planner - Urban Design;
Quinn Anglin - Secretary

Barry Cosgrave joined the meeting at 12:07 P.M.

2. APPLICATIONS

2.1 Development Permit No. 0 Tyee Road

The proposal is to construct units on the undeveloped portion of the
Railyards.

Applicant Meeting Bakker, DIALOG
r. Matthew Thomson, DIALOG

Mr. Handy provided the Panel with a brief introduction of the Application and the areas
that Council is seeking advice on, including the following:
o Design of building entrances facing Tyee Road.
. Design and appearance of the "Sky Home" end units.
o Treatment of the parkade walls that project above grade.

Mr. Thomson and Mr. Bakker then provided the Panel with a detailed presentation of the
proposal.

Panel Members discussed:
. Views of the eight-storey building from the Bay Street Bridge, particularly in relation

to the architectural design and treatment of the south east corner of the building.
o The visibility of the main building entrances from Tyee Road.
. Landscape treatment of the undeveloped areas between phases of construction.
. The proposed crushed limestone finish for pathways and its practicality for strollers,

wheelchairs, and pedestrians. Building entrance canopies should be increased to
provide for adequate weather protection and improve visibility from Tyee Road.

. The lack of dedicated parking stalls for the proposed park.

r

Advisory Design Panel Minutes
October 28,2015
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. The application of colour, particularly on Building 3 to improve the expression of
building volumes.

. The proposed screening of the garbage and recycling area and the proposed access
for garbage pickup.

. Concerns relating to the terminus of Central Spur Road as an adequate vehicle turn
around and on-street parking has not been proposed.

. The expression of the east elevation of the 8-storey building.

. The delivery of the public park is proposed as part of Phase 3 of the development.
Panel members discussed delivering the public park as part of Phase 2'

o Major public pathway between the street and site down is not constructed until the
construction of the final phase.

. The landscape design within the area of the bridge dedication should be considered
by the City prior to the completion of the first phase.

. The proposed landscape screening of the exposed parking garage walls is

acceptable.
. The treatment of the Sky Home end units is acceptable.

Action:
MOVED /

It was moved by Rod Windjack, , that the Advisory Design Panel
recommend to Council that Develo ¡t on No. 000404 for 701 Tyee
Road be approved with consid of
a Further consideration of the at the end of Central Spur Road
a Reconsideration of the sca dscape materiality, and accessibility

of entrances on Tyee
¡ Provision of the playgrou e Phase 2 development.
. Provision of I Phases as they are completed.

Amendment:
OVED / SECONDED

It was moved by Christopher Rowe, seconded by Brad Forth, that the motion be
amended as follows:

That the Advisory Design Panel recommend to Council that Development Permit
Application No. 000404 tor 701 Tyee Road be approved with consideration of the
following:
. Further consideration of the layout and resolution at the end of Central Spur Road.
. Reconsideration of the scale, building finish, landscape materiality, and accessibility

of entrances on Tyee Road.
. Provision of the playground as part of the Phase 2 development.
. Provision of landscape treatment between Phases as they are completed.
. Recommend to City staff that they explore the opportunities for providing

access from Tyee Road to Central Spur Road through the Bridge Dedication
lands.

On the amendment:
CARRIED UNANIMOUSLY

On the main motion as amencled:
CARRIED UNANIMOUSLY

Advisory Design Panel Minutes
October 28,2015
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2.2 Development Permit No. 000439 for 1101 Fort Street

The proposal is to construct a six-storey, mixed-use building with 81 residential units and
ground-floor commercial/retail

Applicant Meeting attendees: Mr. Korbin Dasilva, Abstract Developments
Mr. Sam Ganong, Abstract Developments
Greg Damant, Cascadia Architects lnc.
Andy Guiry, Cascadia Architects lnc.
Peter Johannknecht, Cascadia Architects lnc.
Scott Murdoch, Murdoch de Greef lnc. Landscape
Architects

Ms. Wain provided the Panel with a brief introduction of the Application and the areas
that staff are seeking advice on, including the following:
. The potential impacts on the neighbouringZen building to the east.
. The height of the six-storey street wall along Cook Street and Fort Street
. The blank east elevation as viewed from Meares Street.
. Location of bicycle racks.

Ms. Wain also advised the Panelthat has not yet been presented before
the Planning and Land Use Committee ire any variances

Mr. Damant and Mr. Ganong then with a detailed presentation of the
proposal

Panel Members discussed
. The proposal is a

along Fort Street.
. How the building

but is different to the existing approach

character of Fort Street to the west and the design of
retailfrontages to scale at the street level

. The proposed wood is appreciated, the applicant should explore increasing
this along the retail frontage to aid in breaking up long expansions of glass and to
add warmth to the expression of the building.

. Opportunities to reduce CPTED concerns associated with the east facing blank wall
fronting the rear courtyard and consideration of adding window openings to the wall.

. The landscaped area fronting Meares Street could be improved to offer increased
outdoor amenity space for occupants of the proposed live/work units.

o Opportunities to refine the window placement and increase the recess on the second
and third floors.

Action:
MOVED / SECONDED

It was moved by Christopher Rowe, seconded by Barry Cosgrave, that the Advisory
Design Panel recommend to Council that Development Permit Application No. 000439
for 1101 Fort Street be approved with consideration of the following:
. Revisions to the design of the outdoor amenity space associated with the live/work'

units to provide for increased private outdoor space.
CARRIED UNANIMOUSLY

Advisory Design Panel Minutes
October 28,2015
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3. Approval of Comments on the Proposed Delegation/Exemption Process

. Panel members did not offer any additional comments to those already provided.

4. ADJOURNMENT

The Advisory Design Panel meeting of October 28,2015 adjourned at2:20 P.M.

Rod Windjack, Chair

Advisory Design Panel Minutes
October 28,2015
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10 December 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: 7O1 Tyee Road
Development Permit No. OOO4O4

In response to our revised DP submission dated Dec 10, 2015, this letter contains our response to the
ADP recommendations from your email dated, Nov 4, 2015, and Minutes of the ADP meeting dated,
Oct 28, 2015:

The emaíl dated, Nov 4, 2075

{:iey i.ç¡.u: a :c.a¿,u : Ê d- *þy*.Ç9. !.t t-tç t-

{lse Crs**r:í! rn*lírsn rsf Ortobtr l. requir*s tltr: fclksv¡ing pl;zn revisiçns:

tith*r úït{:l$t;{:: ar ${:retirz lhr,: ¡:troprssr:d ç*r}snç*: t:nr:l*s*rt* arljaccnt tç {i;turJin {Z.rs*d;

Screen to be provided to hide the garbage enclosure, see 43.03
pr*'tid<: {urt:h<:r dr:tails of tht-: ürí}ss p;}vc fini*h;
Attached are to supplementary details from Civil Engineertowards additional information for Fire
truck lane, These will be developed further and stamped by Civilforthe Building Permit,

¡sr*'tiir,: r:*in¡sr*h*nt;ívt: det;zils rr::!;ztitsç trs l;stsdsr:;'tysínç for flhís,";tts )i.;snrl 2-; See L0.01 - L0.13
pravirlt: r¿::rJtsc¿:tl annu¿sl lanrk;r:a7sin1.t rrsisíntcnanr:c r:çsts wíthin fSridçr:s lsark a*d ;sksnç Tyr:e {?aad.

We have worked closely with City Parks Staff to develop a landscape treatment that effectively
reduces the associated maintenance costs with these noted areas.

{}th c r rç.cç ¡N rn e n ri *d p I a rt rr:v í ç i rs n ç

,/Ås; tliscuss¡,:do {h* r*visr:d ç";lan ¡sack;tgc slzc*kl a!ç* arlrlress ¡7142 fçlfawinç

7;rssvirlt slr:taiJs 'sl'all r¡xte:riçr'rJüor:; {{*r {.iard*:r H#me:;, liky Hrsnte:s and Çaraçe fi**rs;}
See 43,13
fil¿:ast: /:n!iure: the lals*llir:ç tsf pfrsns iç cçrrr:ct {i"*. thrz {jiarrS*n l-lames / Çky tlontes s*e¡zz t* ?.se

místabelled) Revised, see A2.41
prrsvírl* enlz*nr:ed de{ailç cf the ç{*r,n 't;sll l:r'¿,:;tl:nt';:rst, See L0.71
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Chy C Vicori

Dtc 1 1 2015
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Mr. Jim Handy
City of Victoria
December 10, 2015
Page 2 of 3

tht: stsutlt eÍ{:v¿ltion rirawing i¡sdirat*s tls;st tl'tt¡ s{:rví{û r(}öt7}/ bikr,: storrsge ärr:í2 ötc. {rrçje$s *ul
{rtsm tht: t-,r&ifi f¿t{:e of tht: lsuilr}inç. Tttís is illu*tratçd tn tl',tt sçuth *lr:vatírsn tlrawing *f builtlinç 2
{retaininç walls, planters and raili¡st7 tsls*væ). 14*ase include rletailç ç{ t?tls treitt'rt*fif ún thç. v/*:st
and nçrth elçvatírsr¡ rlrdwinçs of lst.tildín¡S 2,The foundation / parkade wall to be covered by the
landscape and earth, see 43.02, A3.03

Minutes of the ADP meeting dated, Oct 28, 2075

l¿r3 ít:n :
f4üvrû / 5rc0vûrû
It wae mçved lsy Rad Windiack, serçnded l:ty l3r*d l-*rth, thøt the Advisary Tlesigts ?anel r*c*mmes'zd
ta {}cunr:il that l}*vel*f}rnûnt lermit lapplis;*tian lt}rs. {}0{}4{}4 frsr 7tl'{y** í4tsttd lse apSsr*ver} with
€$nsitì*ratiçn *f th* f*ltawing:

f:¿srther c*nsirleration cf the lay*ut and resolutiûn iÌt tÍ1â end çf S¡sur l4aad
The proposed layout is based on the following rationales and merits to the public,
1) Bigger Park and Tots Play Area,
2) Better access and connections with park, Tyee Road and transit thru public access easement,

bike lane, Galloping Goose trail, etc.
3) Safer environment beside park,
4) Reduced road asphalt surface resulted in less hot island area,
5) Better barrier free access to park,

l1*sonsid*ra*cn the scate, buildit'tç {itti:th, fand:;satpe: m;ttr:riality, ;rt'td &{:{:(}ç:.tílsiliTy af 42ntr#nces *t1
Tye*: {4rs*tl

Building 1 & 2 are to be scaled as subtle and respect the massing of surrounding buildings while
Building 3 is more iconic gateway pairing with other tall office building opposite to Bay Street. The
introduction of Sky homes is to create a transition in scale between proposed lowrise Building 1 &
2 and existing townhouse community. Also, it creates better street presence for this vibrant
neighbourhood.
To be coherent with the character of Railyards, the building finishes has been carefully thought
through and cautiously executed with some fun pop color panels. This is to create the sense of
continuity and to reflect the vision for a diverse of residential community.
Along Tyee Road, the invaluable park space is not only for public enjoyment, but it also acts a
generous front yard for the adjacent buildings. The entrances collaborate with the landscape to
create the atmosphere of "City in the park". Accessibility has been carefully planned.

ftrovísi*n cf tltt: playgr*unrJ ãÏs {}#rt *{ l}ftdçe 2 tletv*l*prne:nt
We want to make sure the park and playground delivered to public in a safe context. The only
and best option is to provide the playground in Phase 3 as a part of the completion of whole
development. This will reduce the risk between park visitors and construction works.

{2r'çvísi*n of landscttp* appliratictnr; ls*twe*¡'t Pht}çes i*s crsmssleteri tn Tsrrsj*ct çvtr i{s ríuratíçn çf
ç*r¡rtructí*n
Noted. There will be a screen of tree pots along the phase boundary between Phases, see phasing
plans A0.05A, A0.06A
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Mr. Jim Handy
City of Victoria
December 10, 2015
Page 3 of 3

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,
Michael Cheung,
Matthew Thomson,

The Railyards Development Ltd.
DIALOG
DIALOG
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NESTED HONEYCOMB CELL LAYOUT

COMPRESSIVE STRENGTH (OPEN CELL NO FILL)

63,936 PSF

444 PSI

EXCEEDS H20
LOADING

EZ ROLilM GRASS PAVER PRODUCT DESCRIPTION

PANEL SIZE - 24" x24" x1"

CELLS PER PANEL - (72) - 2-7/4" HEXAGONAL CELLS

STOCK ROLL SIZE'S - 4' x24' [96 sq. ft.J
4'x 150' [600 sq. ft,)

CUSTOM SIZES AVAILABLE UPON REQUEST

1'-6" x 150' (225 sq. ft.)
2'xL50'[300 sq. ft.)

150'

LATERAL SNAP LOCKS

''SOD'' PLANTING LEVEL INSIDE CELLS

ADIOINING FINISH GRADE

8" MIN.

TECHNICAL SERVICES
LAAA-825-47t6

techservice@ndsp¡o.com

A',

EZ ROLL GRASS ROAD PAVER

ACTUAL FINISH GRADE

SOIL FILL LEVELS INSIDT
PAVER GRIDWORK AFTER
HEAVYWATER DOWN. THIS
IS THE ACTUAL SOD PLANTING
LEVEL.

SOIL INFILL THE COMPOSITION OF THE MATERIAL WILL BE BASED ON

LOCAL CONDITIONS AND DETERMINED BY THE LANDSCAPE ARCHITECT
ORAS SPECIFIED IN THE CONTRACT DOCUMENTS

GRASS SEED OR SOD TYPE TO BE AS SPECIFIED IN THE CONTRACT
DOCUMENTS OR BY DESIGN LANDSCAPE ARCHITECT

4

TYPICAL EZ-ROLI.ï' GRASS PAVER H.V. /FIRE ACCESS DETAIL

0EC r 1 201s

elCity Vifiorio

Depaftnunt
Div¡s¡on

Itlhnning Ðevelopinent

Scry¡cÊs

3

VEHICLE BASE MATERIAL, 3/4" CRUSHED
CLASS 2

ED SOILSCOMP

hrF:s
HEAVY VEHICLE OR FIRE ACCESS ROAD

N. T. S.


