02 SITE ANALYSIS AND
FUNCTIONAL DESIGN CRITERIA

2.1. Overview

This section focuses on the development of the constraints
and opportunities for planning the facility building on site
analysis and preliminary programming of uses and areas on

the property.

2.2. Planning Context

2.2.1.

Regional Marine Context

As illustrated in Figure 1.1, Ogden Point is located within
a large network of ports and destinations along the west
coast of North America. Serving the cruise industry as its
primary business has brought significant economic benefit
to local and regional industry as well as the tourism sector.!
This regional position remains highly competitive with other
cruise and cargo deep-water facilities located further north
on Vancouver Island in Nanaimo and Campbell River.

The absence of a viable rail network and limited transport
accessibility has limited Ogden Point to primarily cruise
operations, becoming the nation’s busiest port of call, from
April to October each year.

] It is important fo note that several Intfernational studies
have been published examining the impacts and benefits
of the cruise industry in more detail which have argued
that cruise generated economies may place more burden
than benefit on a community if not managed from the
perspective of social and environmental impacts.

Port Metro Vancouver is the dominant port in the region,
and Canada's largest container port, handling about 22
million tonnes of containerized cargo annually?. GVHA
had conducted two market analyses studies®, which had
identified various opportunities for cruise and cargo related
opportunities. As part of the functional planning process
an assessment of both previous studies was conducted by
Wavepoint Consulting to verify current opportunities®. The
conclusions were as follows:

2 Martin and Associates, Greater Victoria Harbour Market

Assessment, 20172.

3 Martin and Associates, Greater Victoria Harbour Market
Assessment, 2012, and Bermello, Ajamil & Pariners, Ogden
Point Cruise Market Assessment, 2012

4 Documents reviewed by Wavepoint Consulting included:
* Bermello, Ajamil and Pariners, Ogden Point Cruise Market
Assessment August 16, 2012

®  Martin Associates, Greater Victoria Harbour Authority
Marine Market Assessment 2012, by Martin Associates.

e Cruise Economic Impact Facts and Stats, December 13,

2013

e Business Research and Economics, The Economic
Contribution of Cruise Tourism in Victoria, 2012

2.2.1.1.

Cruise Business®

The length of time cruise ships are in port is subject
fo some variation. However, it is predominately
between five and eight hours. A significant number
of ships stay more than eight hours while some cruise
ship visits last less than a five-hour period.

Ogden Point marine ferminal could reasonably
expect fo see vessel and passenger demand from
two 5,000-passenger cruise ships on pier B and up
to 4,000 passengers from a cruise ship on Pier A.

Victoria, with ifs high level of shore excursion product
offerings, is in a stronger position to meet the needs
of mega size cruise vessels compared to other BC
port of call competitors.

The need to address the berthing and landside
operational requirements from multiple mega size
cruise ships berthed simultaneously at Ogden Point
will significantly impact landside planning and the
amount of space needed to support cruise fraffic at
the Ogden Point terminal.

Wavepoint Consulting - Review of the Previous Market
Assessment for the Cruise and Cargo Sectors prepared for the

Greater Victoria Harbour Authority (GVHA], 2015 p.2

2.2.1.2. Non-Cruise Business®

Lay berth, yacht trans-shipment, cable vessel support
base will continue to be the dominant forms of non-

cruise shipping activity that will find the Ogden Point
marine terminal commercially and functionally viable.

Access fo the Ogden Point marine ferminal is
currently very constrained by the lack of a suitable
fruck route through Victoria. The lack of an adequate
truck route through the City of Victoria to and from
the Ogden Point terminal is a significant factor in
reducing the potential types of non-cruise shipping
activity that would find the site commercially or
functionally attractive location.

It is important to note that Transport Canada’s port
and vessel security regulation can come info play
even if a ship is not necessarily involved in actively
loading or discharging cargo. The maritime security
(MARSEC) regulations have three levels. During @
period of heightened security, the mariner ferminal
operator is required to maintain additional protective
security measures. Thus, the physical location and
types of land use activities allowed on the site

will require careful consideration if they are to be
included or infegrated info areas of the site where
shipping activity will also occur.

6

Ibid.
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2.2.2. Historical and Local Context

The site is located within the traditional lands of the
Songhees and Esquimalt Nations. The approximate area
of James Bay, in which Ogden Point is located, is known
as the Swengwhung Territorial lands. A traditional blessing
in Lekwungen appears on a mural on the Ogden Point
breakwater. Nomed after Peter Skene Ogden, Ogden Point
was developed in the early twentieth century in anficipation
of the Panama Canal construction. Over the past century
the site has seen significant change in the type of industry
that has operated there. A detailed historical timeline,
summarizing key milesfones of the site’s development is

provided in Figure 2.1.

The James Bay community esfablished in 1859, is
characterized by a diverse demographic of residents living
within a mixture of Victoria and Edwardian residential
properties, mid-century modem apartments and small scale
commercial and retail businesses. (Figure 2.2).

Figure 2.2: Transitional Buffer Area

It is a welloved popular, highly valued neighbourhood,
enjoyed by visitors and locals alike. Ogden Point is located
fo the west side of the residential community adjacent to
Dallas Road. This area originally housed workers who were
employed at Ogden Point and other industries along the
waterfront, and now comprises of some remaining hisforic
houses, with larger apartments and townhouse complexes.

A maijor challenge of the adjacency of the Ogden Point Site
is the impacts of helicopter, cruise and industrial activity that
have generated noise, emissions and traffic. Since the site
will remain a working harbour and cruise destination, and
therefore will continue to have impacts on the community, it
is essential that the planning process develops reasonable
strategies to mitigate the impacts through either operational
and management changes or careful layout of the facility to
help “buffer” the community and harbour more effectively.
Figure 2.3 illustrates some early studies for a transitional
buffer area.
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6 Creater Victoria Harbour Authority Ogden Point | Functional and Facilities Plan [July 13, 2016

£55Y) VICTORIA
HARBOUR



2.2.2.1. Dallas Road

Dallas Road is designated as a secondary arterial roufe

by the City of Victoria. The City's Official Community

Plan transportation policies also identify a ‘People Priority
Greenways’ and esfablished biking route on the road. The
major vehicular entry points to Ogden Point are af the Monfreal
and St. lawrence Street infersections. Access to the James Bay
public boat ramp is located just before St. lawrence Street

to the north. Dallas Road has seen increased traffic volume,
seasonally, from tourism (bus, toxi, pedcabs and horse and
carriage), originating to and from Ogden Point, as well as
other areas of the City. A ground transportation plan for Ogden
Point is under preparation at the time of writing this report and
is expected in the fall. Land use and rezoning applications for
Ogden Point will likely require a defailed traffic management
study and plan to supplement the masterplan.

A key challenge for future development of Ogden Point is
reconciling the necessity for traffic requiring access, marine
industrial employment land uses, and cruise activities on
Ogden Point, with the greenways and bike route policies of
the City. Ongoing fransportation discussions with the City
and the James Bay community are essential for the success
of the masterplan and should be considered a priority as the
plan is completed.

2.2.3. land Use and Regulatory Context

2.2.3.1.

Federal and Provincial Regulatory Context

Victoria Harbour waters and water traffic are administered
and regulated by Transport Canada. The harbour seabed

is also controlled by Transport Canada, as far inland as the
Selkirk Trestle. Air traffic into the harbour, including helicopters
and seaplanes, is regulated by NavCanada. The following

provides a list of the primary regulations affecting the property:

e Canada Marine Act, 1998

e Canadian Environmental Protection Act, 1999
e Canadian Environmental Assessment Act, 2012
e Canada Shipping Act, 2001

° BC Environmental Assessment Act, 2002
2.2.3.2.  Capital Regional District

The Capital Regional District (CRD), through the Regional
Sustainability Strategy provides policy and guidance for the
region affecting municipal official community plans.

2.2.3.3.  Municipal Regulatory Confext

Ogden Point is subject o the land use and zoning requirements
of the City of Victoria. The following table summarizes the key
regulatory documents affecting the property.

SUMMARY OF LOCAL BYLAWS AND GUIDELINES

Official Community Plan Bylaw (No. 12-013)

»  Officiol Community Plan Urban Place Designation:
Marine Industrial

»  Development Permit Area DPAT1: James Bay and Outer
Harbour

Zoning Regulation Bylaw (No. 80-159)
»  Current Zoning: M-2 Light Industrial District

Other Relevant Planning Documents
»  James Bay Neighbourhood Plan, 1993
»  Victoria Harbour Plan, 2001
»  Harbour Vitality Principles, 2014

2.3. Current site program and uses

2.3.1.

General Site Layout and Program

Ogden Point is owned by the GVHA as fee simple property
and is 34.7 hectares,(85.71 acres) in area. The land base
area is approximately 13. 7 hectares {33.92 acres). Ogden
Point operated with four deep-sea berths (Figure 2.4). Pier A,
located to the south of the site, offers two berths, 1,000 feet
and 800 feet, with a 100,000 square foot warehouse. Two
berths at Pier B have been extended, at considerable cost
and benefit, to 1,040 feet with the insfallation of a mooring
dolphin. All berths have 9.44 metres to 10.6 metres (31 to
35 feet) of water alongside at zero fide.

Ogden Point is expecting fo see 226 scheduled cruise ship
visits in 2016. This has increased steadily over the past decade
from approximately 186 cruise visits in 2006. The increase has
seen over 500,000 passengers and 200,000 crew enjoy
the Victoria area and region. A key factor in this growth is that
ships are becoming larger with the potential fo reach combined
passenger and crew fotals of 6,000 persons arriving in port.
This will have significant impact with no current infrasfructure

fo accommodate the movement of this amount of visitors to

and from the site. While cruise is the predominant business
which confributes to over 60% of the GVHA general income,
other vessels such as yacht transfer and cable laying ships are
also berthed at the facility. Accommodating and growing this
non-cruise business as well as growth in other marine based
services is crucial to the GVHA in the long term.

Figure 2.5 illustrates the current property and land area of

the facility:

Breakwater

e - 13.73 Hectares/33.92Acres
Land Areaq. (39.57%)

Figure 2.5: Current Property and Land Area

TC Water Lease Area2.56 -
..--—""'"-f

Hectares/6.33 Acres

34.7 Hectares/85.71

Acres Property Area
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2.3.1.1.  Current Buildings and Uses

The distribution of uses on the site is illustrated in Figure 2.6
and summarized in Table 2.1 below:

J Warehouse

Figure 2.6: Distribution of Uses

Table 2.1: Ogden Point Current Building Program Areas

MAP BUILDING NAME FLOOR AREA STOREYS GROSS FLOOR AREA
ebl: m: FT? m: FT?

A James Bay Anglers Assoc. Building 78.40 843.58 1 78.40 843.58
B Whitehall Rowing and Sail 582.37 6,266.30 1 582.37 6,266.30
C Mercury Marine 180.60 1,943.26 1 180.60 1,943.26
D Mercury Marine Ancillary 56.52 608.16 1 56.52 608.16
E Helijet Terminal 164.53 1,770.34 1 164.53 1,770.34
F Helijet Ancillary 25.70 276.53 1 25.70 276.53
G GVHA Maintenance Building Level 1 485.60 5,225.06 1 485.60 5,225.06
H GVHA Maintenance Building Level 2 312.75 3,365.19 1 312.75 3,365.19
| Cruise Terminal, CBSA, Offices and 869.50 9,355.82 1 869.50 9,355.82

Gift Shop
J Pier A Warehouse - Level 1 7,783.30 | 83,748.31 1 7,783.30 | 83,748.31
K Pier A Warehouse - Level 2+3 1,405.36 15,121.67 2 2,810.72 30,243.35
L Breakwater Bistro/Dive Centre 250.00 2,690.00 2 500.00 5,380.00
M Pacific Pilotage 90.48 973.56 1 90.48 973.56
N Victoria Marine Rescue Society 57.96 623.65 1 57.96 623.65
(o] Victoria Harbour Ferry Offices 162.50 1,748.50 2 325.00 3497.00
P GVHA Ancillary 46.50 500.34 1 46.50 500.34
12,552.07 | 135,060.27 14,369.93 | 154,620.45
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2.3.2. Circulation

One of the major concerns for the property is the
management of vehicles during the cruise season. Safety of
pedestrians and sfaff is priority for the GVHA and significant
effort has already been conducted to manage the movement
of people on the site. Figure 2.7 illustrates current circulation
patterns and nodes on the property.

2.3.2.1.  Parking

Parking areas are more ample for various uses on the facility;
however these areas are mostly underutilized during the

off season. Other activities and events on this areas which
should not be precluded in future design layouts.

Figure 2.7: Current Circulation Patterns and Nodes

Parking Areas

Refer to Figure 2.8 for existing key parking areas.

MAP CODE AREA SERVICED ESTIMATED STALLS
A Public Boat Launch and Business Staff/Customers 10
B Helijet Parking 50
C General Use Bus Parking/Vehicles 114
D Staff parking 7
E Staff parking 135
F Bus Parking (Pier B) Up to 42 Tour Buses
G Bus Parking (Pier A) Up to 16 Tour Buses
H General Parking 122
I BC Coast Pilots, Seaspan and General Parking 36
J Breakwater Bistro and Dive Shop 31
K Victoria Harbour Ferry and CVS Sightseeing 15

Figure 2.8: Existing Key Parking Areas

2.3.2.2. Transportation

One of the key aspects of managing the circulation network
is the reduction of the overall demand for large buses by
encouraging pedestrian improvements along the short
distance to and from Ogden Point and the Inner Harbour.
The development of a harbour pathway system with

the David Foster Way passing in front of the facility will
greatly enable improved pedestrian choices. In addition

fo managing bus traffic it is noted that water access fo the
remainder of downtown may be improved so that visitors can
make their way to the City centre through Victoria harbour or
take a tour. This has already been implemented with limited
success but offers greater potential with improvements fo the
existing infrastructure.

@ Stantec

Greater Victoria Harbour Authority | Ogden Point | Functional and Facilities Plan | July 13, 2016 9



2.3.3. Helicopter Noise

Helicopter noise generated form the heliport site, located

on the northwest comer of the property, was evaluated

by creating a baseline analysis of existing property and
determining the noise levels at key monitoring points. Figure
2.9 illustrates the baseline conditions while Figure 2.10
illustrates the impacts of building placement in the proposed
functional layout. The masterplan will further develop
guidelines for landscape and sound atfenuation material
options for the site to further mitigate the helicopter noise. It is
clear by the analysis that the placement of buildings provides
an improved level of noise affenuation; however noise
fravelling to the northeast over the Coast Guard lands cannot
be mitigated without some landscape or structure changes
on the Coast Guard site. It is recommended that additional
study be done with the Coast Guard to explore spatial and
physical opportunities to mitigate this noise.
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Figure 2.9: Baseline Noise Level Conditions
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Figure 2.10: Building Placement Noise level Impact

2.3.4. Geotechnical

Figure 2.1 1 illustrates the overall geotechnical conditions of
the property.

Figure 2.1 1: Geotechnical Conditions of Property

A report prepared by Ryzuk Geotechnical Consultants in
2011 indicated that:

“The original shoreline as documented in 1890 is near

the eastern limits of the site. Most of the Ogden Point area
has since been inilled with seafloor sediment that was
reportedly dredged from areas adjacent to the current/
existing piers. Geotechnical investigations and analyses that
have been undertaken over the past decade by others as
well as ourselves have concluded that the fill materials at the
sife are highly susceptible fo seismic induced liquefaction.
This phenomenon generally affects loose, saturated sands
and results in a loss of bearing strength and possible lateral
flow. The shoreline caissons that were placed in the 19205,
creating the piers and the bulkhead between the piers,

are believed fo be at risk of seismic induced failure in part
from the liquefaction anticipated in the fill soils behind the
caissons, but also because of possible slumping of the soils
beneath the caissons.”

7 Geotechnical Assessment Ogden Point Development Report
prepared by Ryzuk Geotechnical dated October 19, 2011;
Geotechnical Investigation for Proposed Seismic Upgrade &
Addition prepared by C.N. Ryzuk & Associates Lid. dated
May 28, 2010; and Geotechnical Investigation for Proposed
New Terminal Facility by C.N. Ryzuk & Associates lid. dated
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Recommendations for the site included:

1) Removal of the existing berm will be required prior
fo future land development at 79 Dallas Road. It
appears that standard spread footings on native
soils on the southern portion of the site and piled
foundations over the northem portion of the site will
be the most economical solutions.

2] The soils on the western half of the site are
considered high risk for large scale liquefaction,
which could lead to failure of the shoreline caissons
in a seismic event.

3)  If the existing shoreline caissons on the western half
of the site were fo fail, buildings in close proximity
could experience significant foundation failures and
potential collapse as the soil flowed past the piers
fowards the ocean.

4] The cost of improving the stability of the caissons
would almost certainly be cost prohibitive.

5)  Itis recommended that new buildings located on the
west side of the site close to the shoreline caissons
be constructed on a structural slab spanning between
secant ‘blade” walls, which would accommodate the
liquefaction potential.

6)  The easfern portion of the site appears to be
relatively stable without any unique geotechnical
issues.

7)  Buildings located on the east side of the site may
be constructed on standard shallow, concrete
foundations.

Work conducted by Stanfec Consulting Lid. in 2011
provided additional input and limited review on structural
solutions for potential building expansions on the property.
The conclusion of the project team was that while solutions
for building in liquefaction are available, these may be cost
prohibifive for the GVHA. Preliminary recommendations
included the construction of Secant or “Blade” walls as deep
foundations under additions and new buildings in fill areas®.
An illustration of a Secant wall is provided in Figure 2.12.

8 A feasibility study for various building expansion opfions at
different locations within the site at Ogden Point. By Stantec
Consulting ltd. 2011,

2.4. Preliminary Studies and Option

Development

2.4.1.

Functional Planning Criteria

The drivers for the development of the Ogden Point have
been outlined in detail in Section 1 of this report. Based on
these drivers, functional planning criteria were developed
with the GVHA, to identify program and site needs based
on sfrategic planning that was underway in 2015. The
following key criteria or “big moves” were identified as
follows:

1) A future home port option located on Pier A

2)  Improved Terminal infrastructure and layout on Pier
B potentially handling up to 9,000 passenger from
two ships plus up to 5,000 crew members.

3)  Improved and optimized transport circulation for
buses, service vehicles and other modes of transport

4] Improved pedestrian connectivity to the downfown
core and to the waterfront

5] Commercial, institutional and retail development
options for lands alongside Dallas Road, including
the potential for a hotel located near the breakwater

6)  Options for marine industry and services

7] Options for preserving waterfront access and
development for marine activities

8)  Options for public access and amenities

2.4.2. land Uses

Ogden Point provides only a limited land base which is no
longer accessible by rail or major road fransportation routes.
Therefore, in considering land uses the GVHA must manage
its land and water resources to accommodate the long ferm
needs of the harbour and marine industry. However, given
the financial and economic demands of the GVHA's current
assets, and the limited market options for marine services,

it is also important that the GVHA optimize land utilization
through diversification in order to capture economic benefis,
and manage its land resources to maintain its viability as a
major gateway facility.

Figure 2.12: Secant Walls
[source hitp://www.ffgb.be /Business-Units /Bored—Micro-Piles/

Secanspalenwand—-Verbuisd-avegaarsysteem.aspx@lang=en-US)

2.4.2.1. Cruise land Use

Strengthening operations, upgrading facilities (including
homeporting) and developing strategies for new cruise
product opportunities is expected fo result in Ogden Point's
ongoing growth and reputation in the cruise marketplace.
Future development of policy directions of the Ogden Point
Use Plan should support land and water uses that will lead to
growth in the cruise sector:

1) Enhance cruise terminal operations in the harbour to
continue to provide world-class cruise facilities and
services.

2)  Provide land opportunities to capture forecasted
growth and changes in the cruise industry that support
new cruise infrastructure, product and service needs.

3)  Utilize cruise facilities in a manner that optimizes
capacity and operations.

4] Respond fo changing CBSA and US preclearance

and security requirements.

5)  Implement green marine initiafives.

2.4.2.2.  Marine Service Industry land Uses

Numerous marine service industries require water access

or access to marine terminals and include such uses as
customs, pilotage, tugboats, ship fuelling and provisioning,
ships' garbage/waste removal and disposal, environmental
protection/clean-up services, ship repair, marine surveyors

and ship chandlery.

These industries support Ogden Point's ability to function as a
working harbour. In addition, several commercial and industrial
activities that provide services o harbour users, but may not
need water access, can also benefit from being located on
Ogden Point. Some of these uses and related activities may
include container storage and repair, food/agricultural /
aquaculture products, fransshipment facilities, and trucking
operations. A market assessment and business case should be
undertaken for these options to defermine the long term viability:

1) Keep land and water available to accommodate
service industries as the harbour continues to grow.

2)  Support the retention of waterfront land and water
lots in support of marine service industries that
are dependent upon waterfront access or require
proximity to Ogden Point.
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2.4.2.3. Transitional land Uses

Ogden Point is adjacent to the James Bay residential
community. It is therefore advantageous to develop
fransitional areas or buffers to soffen the fransition between
harbour and cruise activity and the adjacent areas. This can
be accomplished by appropriate green belts, landscaping
and walkways or by encouraging light industrial,
commercial, institutional, or retail development that is
preferably predominantly marine orienfed.

1) Strategic infrastructure and development investments
that are compatible with adjacent land uses are
preferred. The GVHA should take into consideration
established activities in adjacent areas, and ensure
quality development in the transitional zone. GVHA
will seek adherence, through the masterplan, to
cerfain design principles that promote quality and
sustainable development, thereby contributing to
overall quality of development and stimulating private
investment that meets public objective.

2.4.2.4. Public Accessibility and Uses

Waterfront access is a limited and key resource for both the
harbour facility and the community at large. The breakwater
provides a popular walkway providing views over the
Salish Sea and therefore, ensuring high quality waterfront
development and amenity is an essential part of the
functional planning process. Implementing new or improved
amenity spaces and circulation routes will greatly improve
connectivity fo the waterfront and the community. These
amenities should be reinforced with effective wayfinding
and cultural and public art programs that provide attraction
and inferest for visitors and strengthen the overall narrative of
the site from the perspective of First Nations and the City of
Victoria.

1] The GVHA will continue to work with the local
community fo enhance harbour/public uses in a
manner that is safe and compatible with harbour and
cruise operations while considering current and future
harbour and community needs.

The masterplan will identify the future land use designations
for each of the uses and planing areas on a short, medium
and long term basis, and either a low or high priority. The

timing of these stages is expected to range over 30+ years.

Short ferm uses of harbour lands must be considered during
the phases leading up to the eventual long term land use

designation. It is critical fo note that due to long lead times
involved in planning for anticipated future needs for major
harbour infrastructure, it is possible that some areas may
lie temporarily vacant prior to ultimate development. It is
important that these areas, or those surrounding harbour
lands, not be sterilized by long term vacancy or short term
uses that are divergent from the land'’s intended strategic
purpose.

Assessment for short term uses should consider establishing
'sunsef periods’ —requirements relating fo removal of goods,
esfablishing appropriate buffers from surrounding uses and
resforation of the land.

2.5. Business Growth and
Opportunities

Changing markefs and demands of the marine industry
make it essential that the GYHA maintain a flexible
development plan for the facility to accommodate a range
of uses associated with a working harbour operation. Apart
from maintaining and improving the infrastructure for cruise
business, the GVHA will continue to seek and market business
opportunities for marine industrial business and services on
the Ogden Point property. These business opportunities may,
in the near and long ferm, include growth in yacht storage
and servicing, cable laydown and vessel support, lay berth,
yacht frans-shipment, vessel cleaning, lumber repositioning,
commercial fishing, and ship building and repairs.

In some circumstances, in order to conduct marine and
service operations and business on Ogden Point, the facility
may be accessed beyond the normal hours of business or on
a seasonal nature.

These factors are important fo the GVHA in operating the
working harbour and ensuring that the facility remains
affractive to the marine market.

2.6. Analysis—Constraints and
Opportunities

2.6.1.

Constfraints and Opportunities

As well as the cruise business and activities on the site
between April and Ocfober each year, Ogden Point is
home fo several key businesses that include services and
goods ranging from marine repair, boat and vehicle sforage,
boat building, restaurant and bar, scuba diving, cable and

warehouse sforage, bunkering, four services to a heliport. A

key outcome of that work identified several opportunities that
were either physical (spatial) or operational, that GVHA may
consider over a 30-year period. Some key findings of the site
analysis work undertaken by the Stantec team are as follows:

2.6.1.1.

Cl

C2

C3

c4

CS5

Constraints

A industrial si . Co
s an industrial site operating for over a century,

management and mitigafion of contaminated

fill will be a primary concern. The GVHA is

in the process of addressing the Certificate of

Compliance (COC) requirements in order to permit

future construction activities to proceed in the future.

Dallas Road experiences high traffic volumes
during the cruise season, which is a major
constraint in the development and operation of

the facility. There is also significant impact to the
adjacent residential community due to the various
modes of fransport used from Ogden Point (buses
and faxis continue fo be the focal points) during the
cruise season. A key success factor for the project
is addressing both transportation management

on site and collaboration with the City of Victoria
in addressing the limitations of Dallas Road.
Confirming future transportation plans for Dallas
Road with the City of Victoria, is a critical sfep in
ensuring that Ogden Point is adequately and safely c8
serviced, and that local community concerns are

mitigated, as development occurs.

V4

There are significant geotechnical and seismic factors
fo be considered in the sfructural support and safety
of existing and new buildings. Since approximately
70% of the site is built upon engineered fill (offen with
unknown origin| it is critical that more detailed studies
for liquefaction and seismic stability are conducted to
manage costs.

development of the facility. Impacts on the local
community, drawing complaints, will need to be
addressed through planning and operational
strategies. It is noted that since vessels are

now required fo follow the MARPOL Annex VI
requirements affecting emissions, a reduction in ship
borne emissions is expected over the next decade.

Several concemns have been raised by stakeholders
on the wave and wind impacts to the facility and the
constraints it places on ship movement and berthing
as well as on land. Wind direction is predominantly
south easterly and westerly. The breakwater hook
provides basin franquillity within the south waterlot
(pilotage area), however wave and ship bow/
stern thruster acfion is affecting the area off the

north side of Pier B and also around the entry info
the Federal water lease area, which is outside the
GVHA boundary. This has placed limitation on any
future development of docks or marina opportunities
without appropriate atfenuation.

Ogden Point is located within a migratory bird
sanctuary boundary which was established in
1923. Future development of the facility may
require environmental review of potential impacts
to wildlife and marine ecosystems.

Sea rise is a concern for all ports globally. Due

fo rising sea levels, storms will make it more likely
that the Ogden Point piers, docks and upland
facilities have the potential to be damaged, crifical
roads submerged and utilities disrupted. As part
of future planning it will be necessary to conduct

a more defailed impact assessment of sea rise

on the facility and create a resiliency plan. The
preparation of the masterplan will identify some
key options to be further developed.

2.6.1.2.  Opportunities

Ships are increasing in size and gross fonnage

which requires careful evaluation of the limits of O]
Ogden Point's physical and operational capacity to
manage and service vessels and passengers. With
the potential for cruise ships arriving in the very
near future, carrying over 4,000 passengers and
2,000 crew, defailed programming of facilities

as well as operational strategies will be confirmed
with the GVHA during the master planning phase.

02

Noise and emission levels from ships, helicopters
and vehicles continue fo be a key concern in the

Pier B offers significant working area that could
be better utilized to manage bus traffic for cruise
visitors as well as stevedoring activities.

There is opportunity to develop a strong buffer

and fransition between the James Bay community
on Dallas Road and the main site. This space
running between both entry points info the site
could be developed with commercial, open space,
institutional and retfail uses to provide amenity for
the local community as well as visitors.
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There are several areas located on the water edge
that would benefit from improved marine docks
and access to the water. This would improve
private and semipublic access.

The current parking, road and bus areas have
functioned well in accommodating traffic flows.
There is an opportunity fo develop better defined
spaces and landscape that would help break
up the “sea” of parking and protect the site from
winds from the southeast and west. Safety and
accessibility will remain the primary concerns

The warehouse located on Pier A has the potential,
with seismic upgrades, to provide other business
opportunities for GVHA. The asset is currently
underutilized, but offers significant area for boat
and marine sforage.

There is an opportunity to create public space on
the end of Pier A which may be developed as an
iconic sfructure seen from the water.

There are options o further develop the beach area
south of the breakwater to accommodate public
amenity spaces such as platforms that provide views
of and access to the water. This would form part of
an improved gateway to the breakwater.

There are several options that should be
considered fo provide renewable energy
generation on the site including, if deemed viable:

i) District energy to provide supplemental power
for shore power

iii) Solar arrays placed on the new raised terminal
and potentially the warehouse

iv] Tidal and wave power generation

Ogden Point has the potential to become a
cultural and educational hub that promotes First
Nation culture as well as marine education. Both
Songhees and Esquimalt Nations would greatly
benefit from business development opportunities to
encourage employment on the property, as well

as spaces fo celebrate their stories on the site—for
the benefit of locals and visitors alike. Open space

and business areas will be integrated into the plan.
Constraints

Opportunities

%

Figure 2.13: Site Constraints and Opportunities
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Figure 3.2: Skefch Rendering of Ogden Point From South East
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3.1.

Overview

This section focuses on the proposed layout and uses of the
plan that will form the foundation for the Phase 4 Masterplan
guidelines and implementation strategy. This section includes
a brief summary of the infrastructure assessment and
approach for the plan, and a summary of the proposed
rezoning and uses sfrategy.

3.2. Layout

The Functional and Facilities Plan layout (Figure 3.1)

has been developed based on extensive discussion and
consultation with stakeholders, the community and GVHA
staff. This plan provides the basis for development of the
masterplan layout which will later illustrate landscape,
architecture and the public realm in more detail supported by
guidelines and development controls.

3.2.1. General Plan

3.2.1.1.  General layout Description
Key Aspects of the Functional and Facilities Plan

The Functional and Facilities Plan (Figure 3.1) illustrates the
following features:

03 FUNCTIONAL AND
FACILITIES PLAN

0 Potential commercial, institutional and retail
development on a parking plinth located along Dallas
Road, including a potential hotel opportunity near the
head of the breakwater walkway

New pedestrian and bike only pedestrian gateway
fo and from the site fo encourage sfronger community
access and visitor accessibility to downtown

Revitalized marine services area allowing for small
yacht storage and boat lift operation

Updated public boat launch

Dedicated open area for celebrating First Nation
cultural events and offering retail

New raised terminal located on Pier B with tour bus
parking beneath the terminal

©O 0 00 0 O

Potential future home of port facilities within the existing
warehouse on Pier A

New hangar for ambulance helicopter integrated with
new heliport terminal

° Revitalized pilotage, emergency rescue docks and
amenities

@ Revised traffic and road circulation layout

Figure 3.1: Functional and Facilities Key Plan
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3.2.2. Plan Areas

The following plan areas are illustrated in Figure 3.4, Figure

3.5, and Figure 3.6.

3.2.2.1. Area A — Aviation and Marine Service

Zone
Context

This zone is currently occupied by the heliport and various
marine industry and service businesses. Extensive parking for
staff, buses and patrons of Helijet and businesses is located
in this area.

Intent

This area will remain for heliport use, industry waterfront
access and marine services. A parkade sfructure is
contemplated to the south of the Heliport terminal to
accommodate for loss of surface parking and bus storage
area. This is considered only as an option if parking cannot
be fully accommodated under the development in Area C.

Layout

The current layout plan indicates the following:

1) The heliport terminal is upgraded and connected
fo a new medical emergency helicopter hanger.
The berm will be removed o accommodate the
additional area required. Tanker access for refuelling
will remain in its present location. A new sound wall
is contemplated on the perimeter of the main landing
pad.

2)  The waterfront area within the Federal water lot area
has the potential fo be developed as a marina dock
and yacht lift area and requires negotiations with
First Nations and Transport Canada. However, the
flight path over the northwesfern comer of the water
may limit the dock expansion. If a marina or yacht
lift facility is implemented It is necessary to provide
wave affenuation/or a permanent breakwater on the
North West comer to maintain basin franquillity fo
profect moored vessels form wave and wind action
that can be quite severe in this area.

3)  The waterfront area directly below the main
helipad landing area and which now utilized for
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a passenger ferry operation fo the downfown has
the potential fo be infilled and expanded. Another
option it fo extend the current paving surface with
a new dock structure. This would greatly help
with any laydown area behind the proposed
marine service building contemplated in this

area. Alternately the GVHA may consider placing
another yacht lift in this are, however bow or stern
thrusters from cruise and other marine vessel will
likely require extensive attenuation to make this
viable.

Layout

The current layout plan indicates the following:

1)

Pier A—The long term development of Pier A
contemplates the development of a home port facility.
Currently the warehouse is underutilized however
cable sforage will require expansion in the short term.
A key decision that will be made is to determine if the
warehouse can be economically retrofitied for seismic
upgrades fo accommodate a home port facility
which will require embarkation and disembarkation

4,500 passengers will likely require in the region of
13,000 m2/140,000 ft2 on two levels.

Pier B—This area has been planned to accommodate
between 25-30 tour buses (up fo 1,650 passengers).
This entails raising the embarking/disembarking
facility above the bus parking and then descending

to ground level at the current location of the terminal.
This plan confemplates a facilities sized for managing
two 4,500 pax vessels berthed at the same time.
Processing up to @,000 pax and disembarking crew
requires significant area as the existing pier is no

3)

The Transportation area is designed to accommodate
a range of multi modal uses. Transit buses parking
(3a) is located in easy access of both Pier A and B,
and within that area both horse and carriage (3b),
limousine and pedcabs pickup is accommodated.
Taxi ranks are located at the centre of the site (3c).
Tour bus parking for Pier A is located in area 3d. Tour
bus parking for Pier B is located under the proposed
new raised terminal (3e). To the east of the taxi rank,
(3f), additional tour buses will be able to wait until
needed fo replace empty spots. This area may also
be used as a location for Food Trucks and other

4)  The area currently occupied by established marine levels, baggage handling, security and provisioning. longer available for lining up at grade outside the fypes of open air market activities in the off 56050N. A
businesses has the potential to become a small - e o ferminal. The current design includes a raised structure central pedestrian space connects the amenity area
° | In addition fo the building a new dolphin will be : i : ' i : do - First Naf
yacht storage facility. It is noted that due fo the required located on the rorth side of Pier A fo which can be incrementally expanded over time with with the community promenade, teaturing First INafion
vehicular access requirements info the site af the accommodate plus 350 mefre length ships. A crifical rolling telescopic enclosed gangways running up and long hO_USGS and craft activifies and the Dallas Road
Dallas Road and St Lawrence Street infersection o . . 1 down the entire length of the terminal. Layout areas pedestrian gateway.
, , L ' limit to placing the dolphin on the south side is that ained f N _
the turning geometries for large vehicles impacts navigation between the breakwater end and the pier ofrehmomfclnit at 18 mgfres/éO eet on the perimeter
the clzvgd'cljdb'le orleohfp create a |<Ergei yacht dé\/ is already limited—an added dolphin on this side of t %pder. A jr ptrﬁceégngﬂw? CBSCf\ ﬁ]ossenger .
S}:OC{ Ulf ing. In this scenario the pondprgw e would likely limit berthing in the future. Preliminary wotu escen ke| er |refc y O\k/)vorT s .? cforrjr\gnumty
f eAOrfO o|ur sfohrey sfrulcturedocc?mdms qhng up space requirements for a home port suggest a facility ga ewoydor pic uphoreos kg)r caps, k£<:||r15| oh other |
to 45 foot lengt vessels. A eTqQ usiness accommodating one vessel with a maximum of tours; or down fo the tour bus area below the terminal.
plan to assess the viability of this site should be
conducted.
5)  The public boat launch will require upgrades. )

A facility for the James Bay Anglers Association
building may be relocated to the north end of the
property, near the ramp, and form part of a integral
lookout area.

3.2.2.2. Area B — Cruise, Marine and Terminal Zone

Context

This zone covers the maijority of the working property. The
uses will continue to be cruise and marine related with
supporting fransportation and staging areas on the uplands
area.

Intent

GVHA's business strategy of expanding its cruise business
requires the continued current use of the Pier A and B
facilities. A continued custfomer-oriented entrepreneurial
approach will build on recent success. The GVHA will
continue strengthening and upgrading operations and
facilities and develop strategies to aftract new cruise
product opportunities. Off season use of the facility will
continue fo facilitate larger vessels ranging from Cable
Laying ships and yacht repositioning vessels to other
marine opportunities that be well serviced in this facility.

@ Stantec

Figure 3.4: Plan Area A

Figure 3.5: Plan Area B
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3.2.2.3. Area C — Commercial, Institutional Retail
and Amenity Zone

Context

This area is currently used for a range of storage and staging
areas for various key cruise and automobile businesses. The
GVHA maintenance depot is also located on this site.

Intent

While these current uses are important part of the GVHA
business income and use of the area, the opportunity fo
develop other uses in this area, as fransitional zone offering
commercial, institutional and retail options is part of this
current functional planning strategy. This has the potential to
provide additional income for the GVHA as well as provide
appropriate options failored to the local community and
Victoria as a whole. This area would act as a much needed
"buffer” between the industrialized component of the sites
and the adjacent residential community.

Layout

1)

2)

3)

4

A major community gateway of approximately 15
metres/ 50 feet in width is provided to encourage
pedestrian and bike access to the downfown area.
It is directly aligned with the Pier B terminal entry.
Pedestrians can freely move back and forth down
info the community promenade where First Nation
longhouses and cultural activities will be located.

A small hotel is currently contemplated near the
entry of the breakwater. This may also be a location
for a microbrewery and restaurant. Other refail
opportunities are located around the breakwater
area that may be comprised of smaller vendors.

This area could accommodate a mixed use building
of a maximum of three sforeys. This may confain
commercial, retail and institutional uses.

This area may accommodate commercial or refail
uses on the site. However the GVHA may wish to
confemplate expanding this as Marine service Area
if viable.

Figure 3.6: Plan Area C

5] Akey feature of this zone is placing parking under
the entire facility and locating the entire development
on a plinth. Since this is located on the area of
bedrock on the site this would likely be economical
fo construct. Current calculations indicate that
200 vehicles can be accommodated under the
conceptual footprint of this structure.

3.2.3. Circulation and Parking

Refer to Figure 3.7 for proposed key parking areas.

MAP CODE AREA SERVICED ESTIMATED STALLS
A Public Boat Launch and Business Staff/Customers 23
B Parkade 16 Buses/ 150 Vehicles
C Business/Staff and Workers 56
D Bus Parking (Pier B) 25-30
E Transit Parking, Tally Ho, Pedcabs, Limousines 7 Buses/5 Limousines
F Taxi Cab Parking 20
G Bus Parking and Limousines (Pier A) 15 Buses/4 Limousines
H Bus Parking (Pier A) 18
| BC Coast Pilots, Seaspan and General Parking 30
J Hotel Parking 76
K Parkade 200
L General Short Term 25
Total Estimated Stalls On Site | 568
Cars 568
Buses/Other 98

Figure 3.7 and Figure 3.8 illustrate the proposed road/
parking layout and pedestrian circulation respectively.

One of the goals of the planning team was fo reduce the
amount of paved road and parking areas in the new plan.
The current plan demonstrates a 16% decrease (estimated
84,500 m? to 71,000 m?) in paved road area. This can
be further reduced by utilizing permeable paving systems in
parking areas, decreasing stormwater runoff on the property.

Emphasis on efficient pedestrian and active transportation
movement was also a goal of the team, which led to the
creation of the community gateway and promenade to Dallas
Road to help facilitate orientation of visitors and locals alike.

The circulation network is tied in with amenity spaces to
create a series of interconnected nodes.
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Figure 3.7: Proposed Vehicle Circulation and Parking

3.2.4. Security

Marine security has become a high priority for all ports and
the marine industry, not only in Canada but internationally.

In considering its land use and the operation of its marine
facilities, the GVHA is required fo follow the requirements of
the Marine Transportation Act and Regulations, both of which
are linked to the Infernational Ships and Port Facility Security
Code established by the International Maritime Organization
(IMO) following the events of 9/11. This requires sfrict
access confrols at port facilities and restricts access to those
employed af facilities and those conducting business at the

harbour. It includes registration of personnel, issuance of
identification cards and in cerfain cases the provision of a
Transport Canada Clearance. It is anticipated that security
controls will continue to evolve given the ongoing perimeter
security discussions between Canada and the United States.

The security of Ogden Point will be developed in more
defail in the master planning stage. However the broad
requirements have been factored info the functional planning
in compliance with the Marine Transportation Security
Regulations CODIFICATION SOR/2004-144. The harbour
will be designed to continue to implement all three levels of

'\,

Figure 3.8: Proposed Pedestrian Circulation

MARSEC (MARitime SECurity) levels. With the potential of a
fransitional commercial area, consideration will be given to
accessing these areas as part of the security plan.

When notified of an increase in the MARSEC level, the
GVHA and operator must ensure:

1) Vessels moored fo the facility and vessels scheduled
fo arrive at the facility within 96 hours of the
MARSEC level change are nofified of the new
MARSEC level and the Declaration of Security is
revised as necessary.

—_—

—
-

e

—
-—"
o

2)  The facility complies with the required additional
security measures within 12 hours.

3)  The facility reports compliance or noncompliance to

the GVHA.

The MARSEC Levels are as follows:

a]  MARSEC Level 1 means the level for which
minimum appropriate protective security measures
shall be maintained at all times. This is the level at
which ships and port facilities normally operate.

i Standard security measures will be employed

@ Stantec
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for marine and cruise activities past Pier A

and B gates. Security checkpoints will be
formalized with on site security and the Canada
Border Services Agency.

MARSEC Level 2 means the level for which
appropriate additional profective security measures
shall be maintained for a period of time as a result
of heightened risk of a security incident. This is a
heightened level of awareness and precautionary
activity applying for as long as there is a heightened
security risk.

ij  Traffic controls will be implemented to manage
proximity of vehicles fo buildings. The westerly
road passing by Pier B terminal and the bus
parking zone alongside Pier A will be subject to
temporary fraffic confrol.

i) For MARSEC Llevels 2 and 3, the Facility
Security Officer must inform all facility personnel
about identified threats, and emphasize
reporting procedures and sfress the need for
increased vigilance.

—  Use of waterborne security patrol

- Use of armed security personnel o control
access fo the facility and to defer, to the
maximum extent practical, a transportation
security incident

- Examination of piers, wharves, and similar
structures af the focility for the presence
of dangerous substances or devices
underwater or other threats

3.2.5. Planning for Sea Rise Impacts

Recent work conducted by the CRD? has provided a

basis for estimating the potential impacts of sea rise and
storm surge impacts on the facility. Further discussion was
conducted with the City of Victoria in late 2015, to discuss
future regulatory requirements for sea rise. These planning
regulations are pending by the end of 2016 or early 2017
and will likely include minimum construction grade levels for
waterfront development. Based on the dafa provided via
the City of Victoria, Figure 3.9 was prepared fo illustrate the
predicted sea rise impact fo Ogden Point.

3.2.6. Performance Standards

During the amendment to the land use and zoning for this
property, the CDZ may be subject fo performance standards
for the working harbour that are subject to negotiation

between the GVHA and the City of Vicforia.

3.2.6.1.  Application of Performance Standards for
Ogden Point

To address the environmental and social effects of

the activities on the Ogden Point site, the James Bay
Neighbourhood Plan (1993) called for the implementation
of performance standards fo be applied fo indusfrial and
marine related land uses adjacent to residential areas.

Performance zoning is an approach fo land use regulation
that focuses on the effects of land uses rather than categories
of use. Specifically, performance zoning esfablishes
particular standards and other criteria for determining
appropriate uses and site design requirements rather than

i) An owner or operator whose facility is not in o _ rescribing specific uses and building functions. Performance
| i i i i GREATER VICTORIA HARBOUR P g sp 9

compliance with the requirements of this section, i ettty AUTHORITY PROPERTY. zoning establishes criteria that ensure each land use is

e 11 [l i WL - i

must inform the GVHA and obtain approval Z QGDEN POINT compatible with adjacent land uses, and more specifically
i i i i inui . . s SEA LEVEL RISE PREDICTIONS that one land use will not adversely aoffect others. The

prior Tg inferfacing with a vessel or continuing GREATERVICTORIA HARBOUR . . o ocverse y of ¢ omer 1 .

operations. AUTHORITY PROPERTIES purpose of performance standards in industrial and marine

iv] For MARSEC level 2, the additional security
procedures for monitoring shall include, as
appropriate fo the facility's operations:

— Increasing the coverage and infensity
of lighting and surveillance equipment,
including the provision of additional lighting
and surveillance

- Increasing the frequency of foot, vehicle or
waterborne patrols

- Assigning additional security personnel to
monitor and patrol

MARSEC Level 3 means the level for which

further specific profective security measures shall

be maintained for a limited period of time when a
security incident is probable or imminent, although

it may not be possible to identify the specific target.
This is an exceptionally high level of awareness and
precautionary activity for a period of fime when there
is an imminent risk of a security incident.

i) At MARSEC Llevel 3, in addition to the
requirements of other levels, a facility owner
or operator may be required fo implement
additional measures, as appropriate, which
may include:

SEA LEVEL RISE FREDICTIONS
SO0 el SR
2050 e Te s BIE S Sl Sl
= Q400 ST s < BLRY
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Figure 3.9: Sea Rise Impact to Ogden Point

Q@ CRD Coastal Sea level Rise Risk Assessment, Prepared by
AECOM, January 2015

related areas is to translate the traditional light, medium and
heavy industrial zones into welldefined ferms that focus on
the environmental and by extension, social and potential
health effects of industry or marine related activities.

Importantly, performance standards should relate only to
process and effects. Environmental effects normally regulated
through performance zoning are noise, pollution, glare,
heat, smoke, odour and waste.

Performance standards can be separated info two
categories, site or activity standards. Site standards regulate
the appearance of new developments, fo the extent that the
development corresponds to the community character. Many
communities utilize site regulations to achieve a compatible
appearance between land uses. Activity sfandards regulate
the outputs of an industry in a manner that limits the noxious
effects industries may have on adjoining property owners. It
is clear, to make the masterplan acceptable o James Bay,
that the bias will be to the application of activity standards,
as well as ensuring that form and character are addressed.
The standards themselves may be written very precisely,
giving measurements and formulas, or may be vague in
nature, or simply defer to federal, provincial and municipal
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Site standards in conjunction with activity standards create
industries that are beneficial fo the community physically and
economically. Most often, the building and site are regulated
by means of mainfenance, building floor area ratio, and site
design and lot coverage. These regulatory distinctions can
be broken info two classifications, regulation of the site and
regulation of the activity.

Performance standards have the potential to offer a variety
of solutions to alleviate incompatible activities, but to such
an extent that the standards and the methods of application
can become complex. Key criteria for enforceability will be
to develop and implement scientifically based performance
standards that work in the regulatory environment. Other
challenges will be to ensure that any enforceable standards:

1) Are measurable/observable

2)  Are direct/precise measures

3)  Are repeatable

4] legally enforceable within an authority’s jurisdiction

5)  Are cost effective /practical for all parties

As the planning authority and regulator, the City of Victoria will
need to make decisions on how it will integrate performance
standards within the current planning regulatory framework
and whether the current enabling powers of the local
Government Act and Llocal Government (Green Communities)
Statutes Amendment Act (Bill 27), which have expanded the
powers of both development permit areas and zoning, if
drafted appropriately, would be sufficient to address these
effects. Caution is noted in the application of performance
standards that are not enforceable by the City of Victoria's
jurisdiction.

Infrastructure Assessment

3.3.

A high level infrastructure assessment and concept plan,
overlaid with the functional and facilities plan was prepared
by the Stantec team fo help defermine initial capacity
demands and have a high level order of magnitude cost
assessment, completed by an independent cost consultant.
A preliminary servicing layout was prepared over the base
layout plan fo illustrate the basic concepis for the project.
This is illustrated in Figure 3.10 on the following page.

3.3.1.

Stormwater Services

The preliminary conceptual stormwater drainage system
design was developed with the infent of conveying flows
from both the existing and proposed new buildings,
including the surrounding parking and greenspace areas
and directing it fo the ocean via the existing three stormwater
ouffalls. The existing outfalls were utilized for the new

design in an effort fo mitigate the costly and time consuming
regulatory application process involved in acquiring
approval for new stormwater ouffalls.

This design approach will require the addition of three new
stormwater rehabilitation units to be sized appropriately for
the pipe networks they service and located just upstream of
the exiting outfalls to comply with current building codes of
practice.

The condition of the existing on site infrasfructure was
unknown at the time the preliminary conceptual servicing
design was generated therefore re-use of existing stormwater
infrastructure was not considered in the design.

Detailed design of catch basins and other drain inlet
structures was not performed at this stage.

3.3.2.  Sanitary Services

Conceptual sanitary servicing for the site was also designed
fo service the existing and preliminary proposed buildings
and their anticipated occupancy including o proposed new
cruise ship terminal on the north jetty. Due to the primarily flat
topography of the existing site it was assumed that site flows
would be collected by gravity system at a centralized pump
station before leaving the site via force main fo the existing
City system on Dallas Road.

Preliminary pipe sizes were not infended for conveyance

of flows received from the ships docked at the jetties but
allowance was made for on site attenuation tanks to mitigate
the need for upgrades o the existing receiving infrastructure
due to the development of the site.

The condition of the existing on site infrastructure was
unknown at the time the preliminary conceptual servicing
design was generated therefore re-use of existing sanitary
infrastructure was not considered in the design.

3.3.3. Potable Water

The proposed conceptual water service design is also
looped externally off the existing main on Dallas Road af
Montreal and Niagara Streets and also looped internally
fo service all of the proposed and existing buildings, and
also provide suitable flows for firefighting requirements.
Fire hydrants were located to meet minimum building code
distance requirements in relation to proposed building
locations and their assumed building entrances

Preliminary pipe sizes were not intended for conveyance
of flows to the ships docked at the jefties as this was not
considered fo be a requirement at the time the design was
created.

The condifion of the existing on site water infrastructure was
unknown at the time the preliminary conceptual servicing
design was generated therefore re-use of existing sanitary
infrastructure was not considered in the design.

3.3.4. Cas

Conceptual gas service design for the site was not
performed at this sfage as the servicing of the site is
anticipated to be performed by the gas utility provider at no
cost to the development.

Electrical Service and Distribution

3.3.5.

Currently, the site is served from BC Hydro disfribution circuit
12322HSY which transitions from the overhead distribution
system to an underground, radial primary feed atf the 189
Dallas Road property and service is provided through a
series of pad mounted fransformers connected to the BC
Hydro network.

Based on the proposed buildings areq, systems typical for the
Victoria environment, and an electrical capacity allowance
for future load growth, 5 MW standard primary services will
be required. The building usage and areas were provided for
the load calculations purposes. Some assumptions were given
based on average load for typical buildings [i.e., heating and
cooling loads were assumed based on ASHRAE standards
Zone 5, owner supplied equipment are assumed based on

CEC 22.1-15 building demand.

To provide the new SMW standard service, a new concrete
encased duct bank from the existing 12.5KV underground
service fo two new 2 x 12.5KV-347 /600V Vista cubicles

complete with transformers will be required. The cubicles will be
placed strategically on north and south ends of the proposed
area of development fo minimize the voliage drop and the
feeders on the secondary side for each building/service.

BC Hydro is continuously upgrading and expanding the
power distribution grid and various BC Hydro feeders are
being upgraded from 12.5 KV to 25 KV, this might be
reflected on the existing 12.5KV primary voltage on site.

In accordance with BC Hydro's Primary Service Guide, all
primary cusfomer owned equipment must be capable of
operating at the current system voliage (12.5 KV) while being
capable of operating at the higher primary supply voltage
including meeting the requirements of the increased fault level,
overcurrent profection, grid potential rise and step and touch
voltage requirements per CEC. The design of the system shall
consider this aspect and allow for the future upgrade.

We anticipate the vista cubicles and transformers will

be NEMA 3R suitable for the application to avoid the
requirement for a shelter. This is a typical insfallation
method for utility power supply. A capacitor bank might be
considered for each building dependent on the anficipated
power factor for each building. Each building is anficipated
to be equipped with a standalone main distribution panel
that is fed from the secondary side of the fransformers.

It was assumed the tel /data services will be installed in the
same french with the power feeders for each building and
the trench shall allow for the proper separation between
power and tel/data conduits. The main tel/data conduits
servicing the site will be stubbed up to a pedestal installed
adjacent to BCH Vista Switch where it will distribute to the
buildings sharing the same trench from the secondary feeds
fo the building service entrance point.

3.3.6. Site lighting

The proposed site lighting will be pole mounted, multi-head
high output LED fixtures. Lights shall meet or exceed required IES
(lluminating Engineering Society] guidelines and be dark sky
compliant. The placement of the lights shall be reviewed based
on the lafest building plans to provide proper coverage and to
avoid spill on the neighbouring properties while maintaining the
minimum lighting levels required for each area.

Lights selected shall have a minimum CRI of 70, 3500-
4000K color femperature and feature a salt air resistant
finish to ensure long lifespan.

Exterior lighting control shall be specified for energy efficient
automatic duskto-dawn photocell control.

@ Stantec
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3.4. Functional Land Use and Zoning
Strategy

To create a zoning strategy for the property, a funcfional
zoning plan was developed to allocate working boundaries

for primary uses on the site. These primary uses were: e
1) Cruise/Marine—Area allocated for cruise, I.f"""
marine and warehousing activities on Pier A and B | == Aviation/Marine
] o T
2)  Aviation/Marine—Area ollocated for the ==
Heliport and any future marine service or industry /
Ii Marine Services/
3]  Marine Services/Industrial —Area allocated / Industrial
for marine industrial and service activities / - -
*‘ \ initutional’
4) Commercial/Institutional/Retail —Area / ST ional/
allocated for development of commercial, insfitutional ff ! Retail
and refail real estate opportunities, not precluding /
other marine relafed uses such as fechnical schools /
and services ] Marine/Cruise
/
5] Amenity (excluding Breakwater)—Area l’f
allocated for public uses and retail opportunities near /
waterfront and breakwater areas /
/
These five primary use areas were further broken down f'f
info pofential specific uses such as office, minor retail, light |
marine industrial, tourism services, technical schools etc. /
The total percentage coverage on the site, of the five areas I
summarized in Figure 3.11 below. ff
/

Marine Services/
Industrial

Amenities

8.00%
B Cruise/Marine
15.07%
B Aviation/Marine
51.37% B Marine Services/industrial R
T ™ { I )
20.36% B Commercial/Institutional /Retail L
[ |

Amenity (excluding Breakwater)

Figure 3.11: Functional Zones % Coverage
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A detailed breakdown of uses is provided in the following
table below:

FUNCTIONAL ZONE USES AND SITE COVERAGE FUNCTIONAL ZONE USES AND SITE COVERAGE

FUNCTIONAL ZONE POTENTIAL USES ESTIMATED  ESTIMATED ESTIMATED FUNCTIONAL ZONE POTENTIAL USES ESTIMATED  ESTIMATED ESTIMATED
HECTARES COVERAGE % HECTARES COVERAGE %
CRUISE/MARINE »  Ship servicing and storage COMMERCIAL/ Government offices/services
»  Bulk goods storage/transfer INSTITUTIONAL/RETAIL »  High tech research/development
»  Conference and meeting centre (off season) »  Office use (support to other use)
» gruiie sth servicesd . » SFFLce uses (major occupancy)
» OCKs, wharves and piers » arking structures
»  Fuel storage facilities »  Professional services/offices
»  Government offices/services »  Restaurants
»  High tech research/development (marine ) »  Retail, commercial , businesses
»  Light industrial manufacturing »  Trade schools/educational uses
»  Light industrial servicing/repair »  University facilities
»  Office use (support to other use) »  Userelated parking
»  Refail (support to other use only) »  Light industrial support uses
»  Seafood processing/packing »  Seasonal markets
»  Seasonal markets »  Public art/cultural exhibits
»  Storage warehouses »  Performance space 2.07 5.11 15.07%
Ez'ﬁ‘;”s":jices AMENITY (EXCLUDING > Tourist services
. BREAKWATER AREA) »  Userelated parking
»  Trade schools/educational uses Docks. wh d oi
; » ocks, wharves and piers
»  Userelated parking S | market
»  Use-related wholesale sales > Reosona marker
. . » estaurants
»  Vehicle storage/rentals/services Micro b
»  Public art/cultural exhibits 7 \cro orewery L
»  Public art/cultural exhibits
»  Performance space s Performance space
»  Renewable energy power generation 7.04 17.39 51.37% Mi - 5P
» inor retail
AVIATION/MARINE »  Air travel terminals »  Government offices/services
»  Hangars »  Renewable energy power generation 1.04 2.57 8.00%
»  Boat servicing and storage
»  Docks, wharves and piers
»  Government offices/services
»  Light industrial servicing/repair
»  Office use (support to other use)
»  Professional services/offices
»  Trade schools/educational uses
»  Use-related parking 0.69 1.69 5.20%
MARINE SERVICES/ »  Boat launch facilities
INDUSTRIAL »  Boat servicing and storage
»  Docks, wharves and piers
»  Government offices/services
»  High tech research/development
»  Light industrial servicing/repair
»  Office use (support to other use)
»  Restaurants
»  Retail (support to other use only)
»  Tourist attractions/services
»  Trade schools/educational uses
»  Userelated parking
»  Userelated wholesale sales
»  Renewable energy power generation 2.8 6.91 20.36%
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In addition to the information provided on the previous page,
the following table provides a summary of potential gross
floor area in the primary zones. See Figure 3.12 for the Key

Map.

KEY MAP
CODE

1

2
3
4

7
8
%
10
11
12
13

14
15
16
17
18
19
20

FUNCTIONAL USE

Marine Services/Industrial

MZ

FT2

PROJECTED

GFA M2

GFA FT?

Marine Services/Industrial

Marine Services/Industrial

Marine Services/Industrial

Aviation/Marine

FLOORS
135.60 1,459.58 1 135.60 1,459.58
458.70 4,937.40 2 917.40 9,874.80
2,101.00 22,614.95 3 6,303.00 67,844.86
2

302.20

3,252.85

604.40

6,505.70
85,684.95

Aviation/Marine

Commercial/Institutional /Retail

Commercial/Institutional /Retail

Commercial/Institutional /Retail

Commercial/Institutional /Retail

Commercial/Institutional /Retail

Commercial/Institutional /Retail

Commercial/Institutional /Retail

Marine Services/Industrial

Marine Services/Industrial

Cruise/ Marine

Cruise/ Marine

Marine Services/Industrial

Marine Services/Industrial

Marine Services/Industrial

GFA = Gross Floor Area

2,997.50 32,264.79 7,960.40
1,047.10 11,270.88 3 3,141.30 33,812.64
345.70 3,721.08 2 691.40 7,442.16
1,392.80 14,991.96 3,832.70 41,254.80
1,724.50 18,562.35 3 5,173.50 55,687.04
1,050.90 11,311.78 3 3,152.70 33,935.35
6,260.70 67,389.55 3 18,782.10 202,168.65
681.90 7,339.90 5 3,409.50 36,699.52
122.40 1,317.50 1 122.40 1,317.50
83.20 895.56 1 83.20 895.56
120.80 1,300.28 1 120.80 1,300.28
10,044.40 108,116.92 30,844.20 332,003.88
329.70 3,548.86 2 659.40 7,097.72
329.70 3,548.86 2 659.40 7,097.72
9,141.60 98,399.27 2 18,283.20 196,798.54
7,040.40 75,782.16 2 14,080.80 151,564.32
166.10 1,787.88 1 166.10 1,787.88
643.70 6,928.72 2 1,287.40 13,857.44
3,137.50 33,771.74 4 12,550.00 135,086.95
20,788.70 223,767.49 47,686.30 513,290.56

o \-'ic:1'u::.-r|,«"
/ e
I —— harine
I' e — et =
P_.—P
!
!
!
f
/ Commercial/

Institutional/

Marine Semvices/
Industrial

Amenities

Figure 3.12: Key Map
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4.1.

Rezoning and Land Use
Amendment

To facilitate redevelopment of the GVHA's Ogden Point site
will require several municipal application processes. The
nature of the proposed land use framework and density
configuration has been determined through the facility
planning and consultation.

A wide range of land uses is currently permitted af the site
under the current M-2 Light Industrial District, at a significant
floor space ratio (3:1). If the development proposal can

be tailored fo fit within the current zoning district technical
constraints and Official Community Plan (OCP) Development
Permit (DP) area guidelines, then the process would be quick
and straightforward. Should a variance to the existing land
use, density, or DP guidelines be required to facilitate the
development plan, the process will require a much longer
timeline and a generous public engagement component to
complete.

Upon approval of the OPFFP, Stantec will proceed with
preparation of the rezoning and land use amendments that
will be submitted to the City of Victoria for preapprovals. This
will initiate the Community Advisory Land Use Committee
process, which will require that the plan be reviewed by

the James Bay Neighbourhood Association who will then
provide their comments to the City.

Based on the objectives of the GVHA, it is recommended
that a Comprehensive Development Zone (CDZ) be
considered for the Ogden Point Site. A preliminary Zoning
plan is provided Figure 4.1. This will be refined as part
of the land use and rezoning process. The intention of a
CDZ is to maintain the primary marine and cruise services
and industry with flexible area for growth, while permitting
the development of commercial, insfitutional, and refail
uses along Dallas Road as a transition between the
residential area of James Bay and the port facilities. This

use is infended to permit industrial and other uses that are
generally considered incompatible with residential land use,
but are beneficial in that they provide industrial and service
employment opportunities or serve a useful or necessary
function in the City and the region. It is not the infent,
however, fo permit uses that are potentially dangerous or
environmentally incompatible when situated near residential
districts. This CDZ will encourage the development of
recreational, cultural and public uses that provide access to
the waterfront where appropriate.

This strategy provides for the development or redevelopment
of a larger site allowing a variety of land uses and
development approaches as part of a comprehensive
development plan. This form of zoning enables the City

of Victoria and the GVHA to work collaboratively to
integrate detailed guidelines and performance standards
for appropriate aspects of the development scheme.
Development controls, detailed guidelines and performance
standards will be included in the Phase 4 Masterplan.

It should be noted that the CDZ zone provides the City of
Victoria the ability to specifically regulate the development

of a particular site. CDZ zones provide municipalities with
greater flexibility to obtain a development plan that better suits
the neighbourhood and the particular property. This is a key
element needed for support from the James Bay Community

who is looking for reasonable certainty on future development.

As part of the amendment process, the GVHA will need to
clearly identify amenity contributions on which it is willing

fo negotiate with the City. A development proforma will be
necessary to understand the costs of any amenity contribution
against the overall development budget, such as additional
open space, greafer access fo the waterfront, free retention,
innovative storm water management, and affordable housing.

In addition to the above, the City of Victoria has indicated
that this project will require an OCP amendment to account
for changes in land use. This would only be friggered if the

Transport Canoda Water lease Area

—— e

f

/ DA-1 Area 12.1Ha/29.9Ac.
/ Total Estimated
| GFA = 59, 47fm2
FSR=0.5
Coverage = 60%

o,
—_

Figure 4.1: Conceptual Zoning Plan

GVHA proceeds with commercial and retail development on
a portion of the site as this is currently not a permitted use.

DA-2 Area 2.7Ha/6.67 Ac.
Total Estimated

GFA = 30,844.m2

F5R = 0.52

Coverage = 807

Figure 4.1 provides a conceptual zoning plan for the Ogden
Point development. This will be refined as part of the Lland
use and rezoning process.

@ Stantec

Greater Victoria Harbour Authority | Ogden Point | Functional and Facilities Plan |July 13, 2016 27



4.2. Masterplan Completion

Upon approval of the OPFFP, defailed architectural,
landscape, infrastructure and public realm guidelines will be
prepared. This will be supported by an implementation plan
that will identify the main phases of development for the plan
over 30 years.
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