
 

The primary changes to the 1588 North Dairy submission are as follows: 
 

1) The provision of an underground parkade 
2) The addition of rear ground level units, increasing the total units from 56 to 62 
3) An increased vehicle parking ratio from 0.84 to 1.08 (48 to 67 stalls) 
4) An increase in bicycle parking ration from 1 (56 stalls) to 1.66 (102 stalls) 
5) The addition of 5 scooter/motorcycle parking stalls 
6) The addition of a bicycle repair and cargo bike/family bike room adjacent the main entrance 
7) The increase of the rear wing setbacks (from 20 to 25’ all floors, additional 15’ to 40’ on fourth floor) 
8) An adjustment to the proportion of brick cladding versus cedar, increasing the area of warm natural cedar 
9) An increase of planted greenspace by 27% (430.2 m2 to 547.2 m2 ) 
10) The addition of a private communal outdoor firepit and gathering space at rear or building 

 
 
 

1) The provision of an underground parkade 
 
- Additional analysis was conducted in collaboration with the project’s geotechnical (Ryzuk) and structural 

(JSH) engineers to better understand the additional costs associated with providing a parkade within the 
site’s challenging soil conditions (see attached memos from Ryzuk Geotechnical and JSH Engineering for a 
condensed summary of the challenges associated with building on the site). After taking into consideration 
the additional units gained at the ground level it was deemed possible to provide a parkade under today’s 
current market conditions. 
 

2) The addition of rear ground level units, increasing the total units from 56 to 62 
 
- By moving to an underground parkade, the rear of the building at the ground level was converted to ground 

level units with rear yard space. Additionally, two patio units were added facing towards Keats street and 
one patio unit was added facing towards Wordsworth street. The additional patio units with front doors 
facing the street extend the activated and interactive pedestrian landscape to include both Wordsworth 
street and Keats street. The addition of four units with private yards that include both planting and grass 
will be attractive options for future residents with small pets or children. 

 
3) An increased vehicle parking ratio from 0.84 to 1.08 

 
- The previous application proposed 47 surface parking stalls for 56 units (a ratio of 0.84). The new proposal 

combines 56 secure underground parking stalls, with 11 secure surface parking stalls for a total of 67 stalls 
for 62 units. The impact of the remaining surface parking is minimized by using a narrow one-way vehicle 
access, angled stalls, permeable pavers and river rock. Of the 11 surface parking stalls, 6 will be designated 
visitor stalls for easy access. The parking study by Watt Consulting Group was updated based on the new 
unit mix, and found that when deriving parking demand based on comparable unit types in the area total 
residential parking demand was 48 vehicle stalls plus 6 visitor stalls, 54 in total. 

 
4) An increase in bicycle parking ration from 1 (56 stalls) to 1.66 (102 stalls) 

 
- Although the parking provided in the new proposal exceeds the demand calculated by Watt Consulting 

Group, the updated proposal has also taken into consideration the sites unique location adjacent numerous 
bike routes and amenities. By utilizing a more efficient bicycle layout the new design is able to provide over 



 

1.5 times the Saanich bylaw requirement for bicycle parking. The new proposal includes 102 secure 
underground bike parking stalls that are immediately adjacent the ramp for easy access. This compliments 
the future bicycle improvements that will be developed through the Shelbourne Valley Action Plan. 

 
5) The addition of 5 scooter/motorcycle parking stalls 

 
- Within the new secure underground bicycle parking room there is an additional 5 stalls for scooters, 

mopeds or motorcycles. The opportunity to securely park alternative modes of vehicle transport within the 
parkade will be an asset to the wide range of purchasers that will be attracted to the proposed project’s 
unit mix. 

 
6) The addition of a bicycle repair and cargo bike/family bike room adjacent the main entrance 

 
- The emphasis on cycling as an alternative mode of transit is continued through the addition of a highly 

visible bike room with an entrance adjacent the main pedestrian entrance to the proposed building. The 
proposed room will include 4 spaces for oversized cargo or family bikes as well as a dedicated bicycle repair 
station. 

 
7) The increase of the rear wing setbacks 

 
- To improve the proposed building’s transition to the single family/duplex homes to the north the setbacks 

were increased and additional stepping of the fourth floor was added. The entire two rear wings are set 
back an additional 1.4 m, increasing their setback from 6.1 m to 7.5 m. To further improve the transition to 
the north the fourth floor of the two wings was setback an additional 4.7 m from the third floor below. The 
setback from the fourth floor of the wings to northern property line is now 12.2 m. The fourth floor of the 
wings facing into Keats Street and Wordsworth Street has also been setback 1.9 m from the third floor 
below to minimize the perceived mass of the building extending up Keats Street and Wordsworth Street. 
Finally, the total height of the building has decreased by 0.65 m as a result of parkade redesigns. The 
culmination of these changes has dramatically improved the shadow impacts of the proposed project. 
Drawing A14 in the revised submission package demonstrates that the project no longer shadows the rear 
yards of either of the two homes to the north in fall or spring. The shadows only cross slightly over the 
fence into the northern properties side yards, whereas previously the shadows crossed over into the rear 
yards in the fall and spring. 

 
8) An adjustment to the proportion of brick cladding versus cedar 

 
- The previous design of the proposed building utilized more brick in wider sections across of the front of the 

building (3 sets of windows wide). The revised design has narrowed the brick sections to 2 sets of windows 
wide across the building. This change further breaks up the façade of the building while providing more 
area of the warmer cedar soffit and cladding. In the revised design. 

 
9) An increase of planted greenspace from 430.2 m2 to 547.2 m2 

 
- The revised design of the proposal has significantly more planting area. Although there is still a need for a 

modest amount of surface parking at the rear, the total amount of planting area was able to be increased 
by 27 percent. As the updated attached Landscape Concept drawing shows the rear of the building is 
significantly more landscaped. The total amount of trees has also increased from 29 to 30 trees as well. 

 



 

10) The addition of a private communal outdoor firepit and gathering space 
 
- To provide an attractive and usable shared private outdoor space at the rear of the building, the area above 

the parkade ramp was raised and covered to create additional space. The intent is to create a communal 
hearth for the building that could be used across several seasons. The space includes a large fire bowl 
surrounded by seating, some secluded seating, and a wooden trellis for a sense of enclosure. The space is 
surrounded by planting beds and is accessible via a ramp for inclusivity. 

 
 


