Council Meeting Minutes
June 13, 2019

l.1.a.j 701 Tyee Road (Railyards) - Development Permit with
Variances Application No. 00080 (Victoria West)

Moved By Councillor Loveday
Seconded By Councillor Thornton-Joe

That Council, subject to the execution of a Housing Agreement
ensuring that no restrictions are placed on the rental of dwelling
units within this building, to the satisfaction of the Director of
Sustainable Planning and Community Development, and after
giving notice and allowing an opportunity for public comment at a
meeting of Council, consider the following motion:

“That Council authorize the issuance of Development Permit with
Variances Application No. 00080 for 701 Tyee Road, in accordance
with:

a.
b.

Plans date stamped April 12, 2019.

Development meeting all Zoning Regulation Bylaw

requirements, except for the following variances:

i. increase the height from 31m to 33.01m (building) and to
35.65m (mechanical room).

The Development Permit lapsing two years from the date of this

resolution.

Direct staff to work with the applicant to re-examine the design

of the Victoria West Entry Park to better address the revised

building design and the ADP's comments; and that prior to

bringing forward the necessary MDA amendment for Council's

consideration, the applicant engages with the Victoria West

Neighbourhood Association on the Park redesign."

CARRIED UNANIMOUSLY
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701 Tyee Road (Railyards) - Development Permit with Variances
Application No. 00080 (Victoria West)

Committee received a report dated May 23, 2019 from the Acting Director of
Sustainable Planning and Community Development proposing for a seven-storey,
multi-unit residential building on the final undeveloped portion of the Railyards
development on the property located at 701 Tyee Road.

Moved By Mayor Helps
Seconded By Councillor Young

That Council, subject to the execution of a Housing Agreement ensuring that no
restrictions are placed on the rental of dwelling units within this building, to the
satisfaction of the Director of Sustainable Planning and Community Development,
and after giving notice and allowing an opportunity for public comment at a meeting
of Council, consider the following motion:

"1. That Council authorize the issuance of Development Permit with Variances
Application No. 00080 for 701 Tyee Road, in accordance with:

a. Plans date stamped April 12, 2019.

b. Development meeting all Zoning Regulation Bylaw requirements, except for
the following variances:

i. increase the height from 31m to 33.01m (building) and to 35.65m
(mechanical room).

c. The Development Permit lapsing two years from the date of this resolution.

2. Direct staff to work with the applicant to re-examine the design of the Victoria
West Entry Park to better address the revised building design and the ADP's
comments; and that prior to bringing forward the necessary MDA amendment for
Council's consideration, the applicant engages with the Victoria West
Neighbourhood Association on the Park redesign."

CARRIED UNANIMOUSLY
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CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of June 6, 2019

To: Committee of the Whole Date: May 23, 2019

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development

Subject: Development Permit with Variances Application No. 00080 for 701 Tyee Road
(Railyards)

RECOMMENDATION

That Council, subject to the execution of a Housing Agreement ensuring that no restrictions are
placed on the rental of dwelling units within this building, to the satisfaction of the Director of
Sustainable Planning and Community Development, and after giving notice and allowing an
opportunity for public comment at a meeting of Council, consider the following motion:

“1. That Council authorize the issuance of Development Permit with Variances
Application No. 00080 for 701 Tyee Road, in accordance with:

a. Plans date stamped April 12, 2019.
b. Development meeting all Zoning Regulation Bylaw requirements, except for
the following variances:
I. increase the height from 31m to 33.01m (building) and to 35.65m
(mechanical room).
c. The Development Permit lapsing two years from the date of this resolution.

2. Direct staff to work with the applicant to re-examine the design of the Victoria West
Entry Park to better address the revised building design and the ADP’s comments;
and that prior to bringing forward the necessary MDA amendment for Council’s
consideration, the applicant engages with the Victoria West Neighbourhood
Association on the Park redesign.”

LEGISLATIVE AUTHORITY

In accordance with Section 489 of the Local Government Act, Council may issue a Development
Permit in accordance with the applicable guidelines specified in the Official Community Plan. A
Development Permit may vary or supplement the Zoning Regulation Bylaw but may not vary the
use or density of the land from that specified in the Bylaw.

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 a seven-storey, multi-unit residential building as the final phase of
the Railyards development. The proposed variance is related to height.
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The following points were considered in assessing this application:

o the application is generally consistent with the Railyards Development Guidelines

e the proposal is consistent with the Victoria West Neighbourhood Plan and Official
Community Plan (OCP, 2012)

e the height variance, related to the building itself, is identical to the variance approved by
Council in an earlier version of the proposed building; an additional variance is
requested to accommodate rooftop mechanical.

BACKGROUND
Description of Proposal

The proposal is for a seven-storey, multi-unit residential building on the final undeveloped
portion of the Railyards development. Specific details include:

e a contemporary-industrial design with contrasting elements on the east and west

elevations

e cascading facade with prominent balcony space on the east elevation facing the
waterfront

e exterior building materials include: corrugated metal cladding, weathering steel and
wood

e a primary building entrance located at the corner of Tyee Road and Bay Street

e approximately 94 dwelling units, the majority of which are studio or one-bedroom units

e the applicant has voluntarily agreed to enter into a Housing Agreement to ensure that no
restrictions are placed on the rental of dwelling units, which will be strata titled

e 116 vehicle parking stalls (including 10 visitor stalls), situated in an underground parkade
accessed from Central Spur Road

e 104 secure, long-term bicycle storage spaces and 10 stalls for visitor bicycles.

The proposed variance is related to increasing the height from 31m to 33.01m (building), and
35.65m (roof top mechanical).

Sustainability Features

As indicated in the applicant’s letter dated April 12, 2019, the following sustainability features
are associated with this application:

light coloured roofing and pavers to reduce the heat island effect

sourcing resource-efficient materials, including metal cladding, that will use 25-35%
recycled content, of which 20% is post-consumer recycled content

interior finishes with low VOC

meet or exceed ASHREA 90.1 - 2010

use an Energy Model to inform the design to optimize and reduce energy use
Heat Recovery Ventilators (HRV)

high-efficiency condensing boilers

conserve water by using low-flush toilets and low-flow plumbing fixtures
provide appliances that are Powersmart

condensing dryers

LED light fixtures

landscaping with drought tolerant, non-invasive and native plant species.
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Active Transportation Impacts

The Application proposes a publicly accessible pathway, linking Tyee Road to Central Spur
Road and the Galloping Goose Trail, which supports active transportation.

Public Realm Improvements

The following public realm improvements (to be installed prior to Occupancy Permit) are
proposed and are required by the Railyards Master Development Agreement (MDA):

e the construction of a park (referred to as “Bridges Park”) and “tot lot” between Central
Spur Road and the Galloping Goose Trall

e a pathway that can accommodate pedestrians and bicycles from Central Spur Road,
through Bridges Park, to the Galloping Goose Trail

e the construction of a “parkette,” public footpaths, and neighbourhood signage
(collectively referred to as “Victoria West Entry Park”) at the corner of Bay Street and
Tyee Road.

Accessibility Impact Statement

In terms of accessibility, the project will meet the BC Building Code requirements for universal
accessibility as per the Building Access Handbook 2014, and includes:

main entry access ramp and handrails

power operated main entry door

the mailboxes and elevator call buttons will be installed at an accessible height
storage room and bike room doors will be accessible

all corridors and elevator lobbies are designed to permit wheelchair turn-around

two accessible parking stalls are located within the parkade, at the same level as the
parkade entry, and immediately adjacent to the elevator lobby by way of an accessible
path of travel.

The above measures also respond to the Railyards Development Guidelines which seek to
ensure that barrier free access is provided throughout the Railyards development.

Existing Site Development and Development Potential

The site is located within Development Area J of the CD-5 Zone, Railyards Residential
Commercial District, which permits apartments, live/work, and park uses with a maximum floor
space ratio (FSR) of 2.35:1.

Data Table

The following data table compares the proposal with the existing CD-5 Zone. An asterisk is
used to identify where the proposal is less stringent than the existing Zone.

. — Zone Standard
Zoning Criteria Proposal DA-J, CD-5 Zone
Site area (m?) — minimum 3010 3010
Density (Floor Space Ratio) — maximum 2.15 2.35
Committee of the Whole Report May 23, 2019
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Zoning Criteria Proposal DZ:-'.}? glt)a-gdzag:e

Total floor area (m?) — maximum 6408.1 7073.5
Height (m) — maximum 32?621*;:2::::20 31
Site coverage (%) — maximum 53 n/a
Open site space (%) — minimum . 47 n/a
Setbacks (m) — minimum

Front 7 2

Rear 4 3.5

Side (north) n/a 4

Side (south) 3.5 3.5
Vehicle Parking — minimum 106 105
Visitor parking — minimum 10 9
Bicycle parking stalls — minimum

Long Term 104 104

Short Term 10 9

Relevant History

On April 14, 2016, Council approved a Development Permit with Variances Application for the
final phase of development at the Railyards. This development comprised of three sub-phases,
with the final construction being a seven-storey, multi-residential building at the corner of Tyee
Road and Bay Street. The first two sub-phases of development have been constructed and the
applicant is seeking approval of a revised design for the final building.

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on June 1, 2018, 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.
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ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan (OCP, 2012) identifies this property within Development Permit
Area 13: Core Songhees. The applicable Design Guidelines are the Railyards Development
Guidelines. The proposal is consistent with these guidelines as follows:

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

o the building with the highest residential density is located adjacent to the Point Ellice

Bridge

subtle sloping and saw-tooth roof forms are proposed

a canopy is provided at the main building entrance

all motor vehicle parking is provided underground

extensive glazing is provided in the east elevation to take advantage of water views

architectural features, such as balconies and recesses, have been used to articulate the

proposed building

e the proposed material palette is consistent with the recommended wall cladding
materials listed in the Design Guidelines

e a mix and range of unit types and sizes are proposed

e 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.

As proposed, the building presents itself from Tyee Road as a predominantly vertical seven-
storey building with a contemporary-industrial appearance. As the building elevations wrap
around to the waterfront, it transitions to a contrasting, cascading terraced building form with a
strong horizontal appearance.

Given the significant grade change east to west across the site, the building appears as a nine-
storey structure when viewed from the east, with a two-storey podium element projecting from
the terraced upper floors adjacent to the future Bridges Park. The use of a contrasting colour
palette and an extensive green roof helps reduce the apparent massing of the building and
distinguishes it from the upper storeys. In addition, the green roof allows this element of the
project to visually blend into the park and landscaped open space when viewed from the
adjacent bridge deck.

Concerns relating to the above design approach were raised by the Advisory Design Panel (see
below). Staff consider that these concerns have been largely addressed through the
submission of design revisions, albeit to some degree, the contrast in the east-west elevations
remains. This approach, however, is not inconsistent with the Design Guidelines.

Local Area Plans

The subject site is located in the Victoria West Neighbourhood; therefore, the Victoria West
Neighbourhood Plan (2018) is applicable. The proposal is consistent with the Neighbourhood
Plan as follows:

e the Railyards is recognized as part of a Master Planned Area, where development will
continue to be guided by existing MDAs, Comprehensive Development Zones and
Design Guidelines

e a number of development features are identified within the Railyards development
including buildings reflecting a contemporary-industrial aesthetic, a children’s play lot, a
bicycle and pedestrian connection to the Galloping Goose Regional Trail and a small
entry plaza at the Bay Street / Skinner Street intersection.
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Proposed Variances

The application proposes an increase in height from 31m to 33.01m for the building, and
35.65m for a mechanical room. A height variance to 33.01m was approved by Council in April
2016 as part of the previous Development Permit with Variances Application. Staff recommend
for Council’'s consideration that the additional variance for the mechanical room is required to
screen the mechanical equipment from public view and shelter it from the elements, and will not
have a significant impact on neighbouring properties.

Tree Preservation Bylaw and Urban Forest Master Plan

There are five existing trees to be retained with this proposal on adjacent public land. There are
24 new trees proposed in association with the multi-unit residential building. There are an
additional 59 new trees proposed in association with Bridges Park Tot Lot and Bridge
Dedication lands. There are no bylaw-protected trees on the subject site.

The children’s tot lot, the bicycle and pedestrian connection to the Galloping Goose Regional
Trail, and entry plaza on Bay Street are proposed park elements contributing to Vic West's
neighbourhood open space, and are components of the MDA.

Advisory Design Panel

The Advisory Design Panel (ADP) reviewed the proposal at the meeting of July 25, 2018. The
minutes from the meeting are attached for reference, and the following motion was carried:

“That Development Permit Application No. 00080 for 701 Tyee Road does not sufficiently meet
the applicable design guidelines and polices and should be declined, and the key areas that
should be revised include:

e re-examine the east fagade to express the organizational element behind the cascading
proportions

e develop the southeast corner fagade to help define the change in design language from
the more formal, industrial proportions of the west fagade

e reconsider the relationship of the second floor balcony to the main entrance

e reconsider the second floor unit design to improve tenant access
increase the amount of greenspace on the third floor patios to visually enhance the
outlook for residents

e explore the materiality of the east fagade to support the architectural purpose

e reconsider the size and proportion of the balconies for liveability

e review the Vic West Plaza entrance for accessibility for cyclists and pedestrians,
including access to the bus stop, to create a more welcoming space

e consider stronger alignment to the Railyards Development Guidelines.”

In response to the ADP’s comments, the applicant has made a number of revisions to the
project design which are explained in detail in the applicant’s letter dated April 12, 2019. It is
noted that, in light of the ADP’'s comments, the applicant is willing to work with staff to re-
examine the design of the Victoria West Entry Park; this is further discussed below.

Housing Agreement
The applicant has voluntarily agreed to enter into a Housing Agreement to ensure that no

restrictions are placed on the rental of dwelling units, which will be strata titled, within this
building. The staff recommendation includes appropriate wording to secure this agreement.
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Railyards Master Development Agreement

The Railyards MDA requires that the following community amenities be completed prior to the
proposed building being occupied:

e Bridges Park and Tot Lot
e Victoria West Entry Park
e Pedestrian Pathway.

The design of the above amenities was approved under the previous Development Permit
approval and are prescribed exactly as shown on the approved development plans in the MDA.
The applicant was not seeking to revise the design of these amenities as part of this application;
however, in light of the ADP’s comments (see above), the applicant has stated that they would
be willing to re-examine the design and layout of the Victoria West Entry Park to address the
concerns raised. This would require an amendment to the MDA, thus, the recommendation
provides wording that would direct staff to work with the applicant and Victoria West
Neighbourhood Association to re-examine the design of this amenity, and return to Council with
the revised design and necessary MDA amendment for consideration. It should be noted that
as this is entirely voluntary on the applicant’s part, and the applicant is providing the amenities
consistent with the approved MDA , staff are recommending that this process be separate from,
and not delay, the consideration of the current Development Permit with Variance Application
for the multi-residential building.

CONCLUSIONS
Staff consider that the proposal is generally consistent with the recently approved Victoria West
Neighbourhood Plan and the applicable Design Guidelines, and is supportable as presented.

The proposal is also consistent with the Railyards MDA, and the proposed variances from the
Zoning Regulation Bylaw are identical to those previously approved by Council.

ALTERNATE MOTION

That Council decline Development Permit with Variance Application No. 00080 for the property
located at 701 Tyee Road.

Respectfully submitted,

Gl oYY Auch b

Jim Handy Andrea Hudson, Acting Director
Senior Planner — Development Agreements Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Managed %( M/ﬂ

e oy 28, 20/9
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List of Attachments

Attachment A: Subject Map

Attachment B: Aerial Map

Attachment C: Plans dated/date stamped April 12, 2018

Attachment D: Letter from applicant to Mayor and Council dated April 12, 2019
Attachment E: Advisory Design Panel meeting minutes from July 25, 2018

Attachment F: Letter from applicant responding to ADP comments dated April 12, 2019.
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ATTACHMENT D

SLA

Stephane Laroye Architect Inc.
215 — 35 West 5™ Avenue

Vancouver, BC V5Y 1H4

0O: 604-558-6955

12 April 2019

City of Victoria
1 Centennial Square
Victoria, BC V8W 1P6

Attn: Mayor and Council

Re: Application to Amend the Development Permit for 701 Tyee Road — Final building of the Railyards
Development

Dear Mayor and Council,

We provide the following executive summary:

1 — The approved Development Permit at 701 Tyee Road (April 2016) includes three phases with Phase 1 and Phase
2 constructed and occupied, and Phase 3, the final building of the Railyards Development, is addressed in the
proposed amendment.

2 — The rationale to amend the Development Permit is to:

- provide a more expressive gateway to Victoria West and the Railyards communlty

- provide a signature building as proposed in the Design Guidelines

- provide a terraced building to increase the visible landscape treatment and larger patio amenities for the
residents

- provide a tapered building which sits further west to maximize sun access to Bridges Park and Tot Lot

- provide a design that supports a safe public multi-use pathway from the Victoria West Entry Park to
Bridge Park and Tot Lot to the Galloping Goose Trail by following CPTED principles

- provide the amount of parking required by the parking bylaw

3 — Details of the amended permit application:

- Adesign and quality worthy of the final building of the Railyards Development

- Anincrease of 28 residential units to a total of 94 that provide diverse and affordably-sized options with
60% studios, 32% 1 bedroom and 8% 2 or 3 bedroom all within the allowable FSR

- A housing agreement to ensure no restriction on rental

- Aterraced design that significantly increases outdoor patio space that provides stunning views of the
water and the city

- The addition of planting on the terraced patios and a green roof at street level visible from the Bay
Bridge

- Anincrease of 25 parking stalls to a total of 116 parking stalls; fully meets the parking requirements

- Anincrease in bike parking that fully meets the Schedule C off-street parking bylaw

4 — We confirm that the amenity obligations under the Master Development Agreement (MDA) are duly met. We
received recommendations from the Advisory Design Panel and will work closely with Staff to review and revise the

MDA.




City of Victoria

12 April 2019
Page 2

5 — We confirm compliance with:
- Zoning, including use, floor space ratio (FSR), bike and vehicular parking including the Schedule C off-
street parking bylaw
- Official Community Plan
- Victoria West Official Community Plan
- Neighbourhood Transportation Plan
- Harbour Plan
- Railyards Design Guidelines

6 — The proposed amendment will include the following green building features:
- Efficient use of land, as recommended in the Design Guidelines
- Site planning to encourage the use of bikes or walking
- Protecting and maintaining the existing off-site trees along Tyee Road
- Landscaping with drought tolerant, non-invasive and native plant species
- Using light coloured roofing and pavers to reduce the heat island effect
- Sourcing resource efficient materials including metal cladding that will use 25-35% recycled content of
which 20% is post-consumer recycled content
- Using interior finishes with low VOC
- Meet or exceed ASHREA 90.1 - 2010
- Use an Energy Model to inform the design to optimize and reduce energy use
- Use Heat Recovery Ventilators (HRV)
- Use high efficiency condensing boilers
- Conserve water by using low-flush toilets and low-flow plumbing fixtures
- Provide appliances that are Powersmart
- Use condensing dryers
- Use LED light fixtures

We are confident that the proposed amendment is a significant improvement on the approved Development Permit
and will provide a stronger gateway to Victoria West and the Railyards community while also maximizing sun access
for the Bridges Park and Tot Lot.

Please do not hesitate to call if you wish to review this letter in detail 604-558-6955

Respectfully,

Stephane Laroye Architect Inc.
Per:

Stephane Laroye'Architect AIBC MRAIC MCIP RPP LEED AP SPECA
Principal




ATTACHMENT E

3. APPLICATIONS

Justin Gammon recused himself from Development Permit with Variances Application No.
00080 at 12:15 pm.

3.1 Development Permit with Variances Application No. 00080 for 701 Tyee Road

The City is considering a Development Permit with Variances Application for a seven-storey
multi-residential building as the final phase of the Railyards development.

Applicant meeting attendees:

KAl HOTSON STEPHANE LAROYE ARCHITECT INC. /
HOTSON ARCHITECTURE

DAVID SCHELLINGERHOUDT STEPHANE LAROYE ARCHITECT INC

MEGAN WALKER LADR LANDSCAPE ARCHITECTS

BEV WINDJACK LADR LANDSCAPE ARCHITECTS

Mr. Handy provided the Panel with a brief introduction of the application and the areas that
Council is seeking advice on, including the following:

» the contrast between the design of the east and west facing building elevations
¢ the use of finishing materials and colours.

Mr. Hotson provided the Panel with a detailed presentation of the site and context of the
proposal, and Megan Walker provided the Panel with details of the proposed landscape
plan.

Questions of clarification were asked by the Panel on the following:

» s there an active use for the roof proposed, and if not, why?
o no; stair access to the roof would add height, which is limited in this area
o at this time, the applicants are not seeking this option; instead, there are
generous balconies and gathering spaces in the park
e is the Right of Way from the bridge maintained by the applicant?
o yes, there is a fully maintained allowance for a future bridge or bike lane
expansion agreed in the Master Development Agreement (MDA)
» is there an underlying order to the random nature of the staggered steps in the
north facade?
o the intention is to mimic a hill town, with the winding street climbing the hill
o viewed from straight ahead, the fagade presents a grid which becomes
dynamic as you add perspective
» the north fagcade appears strictly horizontal; what vertical elements are proposed?
o the stepping of the balconies and the blue accent panels are vertical, which
will help to break up the horizontality
* what is the reasoning behind the shift in language from the original design, which
had solid massing with some recesses, to the current design, in which almost
every balcony is recessed?
o the intention is for the grid to be seen as a robust shell with recessed
balconies, mimicking the cut at the south end of Phase 2
o the recessed balconies also add privacy and acoustic separation

Advisory Design Panel Minutes Page 2
July 25, 2018



o the coloured punches add interest along the building and help to break up
the grid
e was a different configuration of the unit above the main entrance considered to
avoid privacy and noise issues?
o the canopy below will provide additional separation
o while unit plans are flexible at this time, more privacy would be helpful and
this can be considered
e was reducing the size of the third floor patios considered to provide additional
greenspace to other units?
o this can be considered; continuing the planting would be a great asset
e what is the size of the bridge setback?
o the Right of Way is 18.5m, and there is a 3.5m setback from there to the
parking structure
e where is the parking access located?
o there is shared access with Phase 2 from Central Spur Road
¢ how will the plantings on the balconies be irrigated, and how will runoff be
managed?
o there will be irrigation on the balconies, and bands will be installed to avoid
water dripping from one balcony to another
e what is the slope on the pathway connection to the Galloping Goose trail?
o some sections are around 10-11%
o the walkway design is largely set by the existing MDA
e are there stairs in the pathway between Tyee Road and the Galloping Goose trail?
o the section between Phase 2 and Phase 3 has a consistent 9-11% slope
from Tyee Road, and there are stairs at this point
o there is an alternate pathway around the Tot Lot with an approximate 5%
slope from Central Spur Road to the Galloping Goose
e are new trees or restoration being considered for the corner of Bay Street and
Tyee Road?
o trees and shrubs are planned for the area from the intersection to the Vic
West plaza
o the design has already been approved as a part of the MDA
e what is the reasoning behind the sugmfncant difference in size between the second
and third floor terraces?
o some second floor units have parking behind them
o to avoid going to grade, these units were pushed a little further out than
those on the third floor
¢ how will the entrance plaza be used?
o the Vic West plaza will be actively used as a pedestrian and bicycle entry to
the site
o Mr. Handy clarified that as a part of the MDA, a number of amenities were
still required for the project including street frontage, bridge dedication,
Bridges Park and the pathway connection. These features have already
been approved and any changes would require Council approval
o the applicant added that changes to the MDA would delay the project by
about 6 months
e what is the width of the path connecting the Vic West plaza to the corner?
o about 2m, surrounded with landscaping to soften the urban edge
« are there physical dividers between units on the terraces?
o there are physical dividers in addition to the planters
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e is a common amenity room included in the project?
o no; this is not a requirement
o many outdoor amenities are provided
e what is the main floor elevation relative to the bridge?

o the main floor is lower than the bridge’s elevation; there is a slight slope

down to the front door from Tyee Road
e was a lobby or other easily accessible entry to the second level from the lower path
considered? How would a resident retrieve their mail?

o there is a route within the building, through the parkade

e were 2-level units considered to improve liveability and entrance access?

o no, because 2-level units become quite large through the addition of stairs.
Increasing unit size decreases their affordability, and affordable units are
more desirable in Victoria’s market

e s this site identified for a landmark building?

o Mr. Handy noted that the Railyards Development Guidelines do not
specifically identify this site as such, but that this is suggested within the
larger context given the permitted densities

Panel members discussed:

e concern for the horizontal building form as the elevations wrap around to the

waterfront

the building’s truncated appearance from the bridge

opportunity to improve the unresolved corner transition at Bay Street and Tyee Road

desire for the wall facing the bridge to be treated as a more solid element

the previously approved design’'s more robust structure as better anchored to the

space, and better fit within the context of the existing buildings

e desire to see the concept for hilltop terracing strengthened by reinforcing the
building’s vertical breaks and underlying geometry

e concern for the proposal’s proximity and hard face to the bridge Right of Way

o the grid-like appearance of the proposal, with many cuts and recesses

» the corrugated metal having been previously proposed in a more interesting way,
which gave the project a more vertical element

» the original design’s more coherent fagade; preference for the original materials and
colours

e appreciation for use of colour to connect with the Railyards neighbourhood feel

e lack of visual relationship to the rest of the Railyards development, particularly as
viewed from the bridge

e appreciation for the building’s stepping back to reveal views into the neighbourhood
from the Galloping Goose trail

» the need to reconsider the choice of materials and resolve the view of the project

from the Bay Street bridge with consideration to its prominent location

opportunity to redistribute surplus terrace space at the third floor

desire for the building form to speak to the balconies

the balconies being compressed to accommodate landscaping

appreciation for the well-planned pedestrian and cyclist site circulation

opportunity to articulate the sloping path to the trail to improve its fit within the natural

curves of the landscape

e opportunity to move back the landscaping at the ground floor to create more balcony
room above
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the need to review the Vic West plaza design to make it public space; this could be
achieved by opening up the space and ensuring the bus connection

the need for the Vic West plaza design to better relate to the project as a whole
challenges in seeing the proposal as a landmark building

potential conflict between policy and the MDA in the site's identification as a
landmark building

desire to increase allowable height to accommodate landmark building designation
desire for an accurate rendering of the view from the bridge, without the man in the
red hat, to illustrate the proposal’s size

appreciation for the effort invested so far, but lacking resolution at the moment
desire for innovative design as a nod to the closure of the Railyards development.

Motion:

It was moved by Paul Hammond, seconded by Stefan Schulson, that the Advisory Design
Panel recommend to Council that Development Permit Application No. 00080 for 701 Tyee
Road does not sufficiently meet the applicable design guidelines and polices and should be
declined, and the key areas that should be revised include:

re-examine the east facade to express the organizational element behind the
cascading proportions

develop the southeast corner fagcade to help define the change in design language
from the more formal, industrial proportions of the west fagcade

reconsider the relationship of the second floor balcony to the main entrance
reconsider the second floor unit design to improve tenant access

increase the amount of greenspace on the third floor patios to visually enhance the
outlook for residents

explore the materiality of the east fagade to support the architectural purpose
reconsider the size and proportion of the balconies for liveability

review the Vic West Plaza entrance for accessibility for cyclists and pedestrians,
including access to the bus stop, to create a more welcoming space

consider stronger alignment to the Railyards Development Guidelines.

Carried Unanimously
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ATTACHMENT F

SLA

Stephane Laroye Architect Inc.

215 — 35 West 5" Avenue
Vancouver, BC V5Y 1H4

0O: 604-558-6955

12 April 2019

City of Victoria

1 Centennial Square
Victoria, BC, VBW 1P6

Re: 701 Tyee Road DPV00080

We have addressed the Advisory Design Panel's comments held on 25 July 2018 regarding the Development Permit
(DP) application for 701 Tyee Road (DPV00080. We have addressed all comments and revised the design
accordingly. The following is a summary of our response and revisions. ***Note: the orientation of the building has
been changed to project north rather than on cardinal axis***

1

ADP comment: Re-examine the east fagade (project north fagade) to express the organizational
element behind the cascading proportions.

Response: We have aligned the vertical fins on every floor on the north and south fagades and
carried up the walls so that the cascading proportions are kept within the vertical partitions. In
addition, the strategic use of privacy screens as well as planters provides life to the individual
balconies. Refer to drawings A2.2, A2.3 and A4.3

ADP comment: Develop the southeast corner fagade to help define the change in design language
from the more formal, industrial proportions of the west fagade (project south fagade).

Response: We have removed the returning balcony to create a smoother transition to the vertical
charcoal reveal. Through the delicate spacing of the windows, we lightly carry the cascading
window language to the east fagade and when nearing the charcoal reveal the pattern begins to
become more rationalized. Refer to drawings A2.1 and A4.3.

ADP comment: Reconsider the relationship of the second floor (from Tyee = Level 4) balcony to the
main entrance.

Response: By reshuffling the unit mix on the fourth floor, the lobby has now become a double-
height space with curtain wall glazing. The canopy design has been reconsidered and through the
creation of the double height space, the overhang of the building provides a more significant public
entrance. Refer to drawings A1.5, A2.1, A2.2 and A4.2.

ADP comment: Reconsider the second floor unit design to improve tenant access.

Response: We acknowledge the connectivity issues with these proposed units which have been
changed to provide more achievable studio/micro units for first time buyers. However, we (and the
developer) maintain that these are fantastic, unique and affordable units that provide significant
amenity as a trade-off for their apparent disconnection from the front lobby. Refer to drawing A1.2.
and A1.3 L

These include:

- Direct access to their parking spaces;

- Direct connection to the Galloping Goose, parks and waterfront from the end of their corridor;
- Privileged view of the park space and waterfront;

- Exclusivity with only 5 units on their level;
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- More glazing than the average unit as their proportions are wider than levels 3-9; and,
- Modest units, kept at a scale and price to suite the average buyer.

ADP comment: Increase the amount of greenspace on the third floor patios to visually enhance the
outlook for residents.

Response: We have increased the green roof area from approximately 1,000 sq.ft. to 3,000 sq.ft. or
a 300% increase. Refer to drawings A1.4 and Landscape Plan.

ADP comment: Explore the materiality of the east fagade (project north fagade) to support the
architectural purpose.

Response: In addition to the vertical fin walls that provide a rigor and order to the north and south
fagades, we have introduced a charcoal base, Levels 1 + 2, that provide the foundation on which
the rest of the building sits. Levels 1 + 2 are now in keeping with the adjacent townhomes in
Phases 1 + 2 in both colour and height. We have established a consistent language along the east
facade as well as the west fagade where the window rhythm erodes around the corners until the
vertical reveal. Furthermore, the horizontal bands wrap around the southeast and northwest until
they run into the vertical fin walls on the north and south fagades. Refer to drawings A2.1-4 and
A4.3.

ADP comment: Reconsider the size and proportion of the balconies for livability.
Response: We have considered the size of the balconies and feel they are reasonable and
generous with minimum dimensions of approximately 5'x10" with many being much larger.

ADP comment: Review the Vic West Plaza entrance for accessibility for cyclists and pedestrians,
including access to the bus stop, to create a more welcoming space.

Response: The developer is willing to re-open the Master Development Agreement (MDA) to
address this comment. We will work closely with Staff to re-design Vic West Plaza, including
reviewing the grades, to ensure a welcoming public space and better identify for the building entry.
A concept sketch by LADR Landscape Architects has been provided to Staff on 24 August 2018.
We have also enhanced the main entrance by proposing a two storey atrium clad in a vertical
weathering steel sunscreen, making wayfinding easier for the public as well as a more spacious
and welcoming atrium for the building. Refer to drawings A2.1-2, A4.2, and landscape drawings.

ADP comment: Consider stronger alignment to the Railyards Development Guidelines.

Response: In revisiting the Railyards Community, we explored the patterns and languages we

could find to suit our project. We propose to reinforce the contemporary industrial fagades of Phase

1 + 2, as well as many other buildings in the Railyards, which feature a play between recessed and

cantilevered balconies. This provides a more consistent language for the east, south, and west

fagades. These changes accomplish the following:

- Allows us to reference some of the detailing language present in the greater Railyards
development and bridging between Phase 1 + 2 to the rest of the community;

- Sloping of the east and west parapets to create a butterfly profile similar to the expressive
roofs of the Railyards;

- Using galvanized corrugated metal throughout the building is consistent and reminiscent of the
Railyard's industrial qualities and provides a uniform material, with careful articulation of joints
to provide a hierarchy similar to the remainder of the Railyard’s Development;

- Matching the charcoal base, Levels 1 + 2, with the adjacent Phases 1 + 2 for continuity;

- Use of weathering steel for all ground-based planters, balcony planters and the main entrance
sunscreen to reinforce the industrial heritage of the site; and,

- Use of wooden texture in the soffits and vertical fin walls to soften the balconies and bring a
lighter quality as seen around the Railyards.

Refer to drawings A2.1-4 and A4.3.

A) Comments from Permits & Inspections
o Vestibule required at elevator lobby 3.3.5.4(1) Complete
o No service (sprinkler room) is permitted in an exit 3.4.4.4(7) Complete
o Dead end corridors longer than 6m that is severing more than suite is not permitted 3.3.1.9.(7)
- AS proposed SEE LMDG Code Analysis Report (April 11 2018) See LMDG draft code report
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o 8th floor - dead end corridors exceed 6m 3.3.1.9(7) - AS proposed See LMDG draft code
report

o Suite doors in dead end corridors to comply with Table 3.1.8.15 - AS proposed See LMDG
draft code report

o Min corridor with is 1100mm with service closet doors in the open position 3.3.1.9(2)

Understood
o Roof - min 550 x 900 roof access hatch & fixed ladder required Complete

B) Comments from Fire
o Dead corridors not to exceed 6m See LMDG draft code report
o Lower level parkade needs a second set of stairs Complete

Overall in summary, revisions to the previous submission dated 20 September 2018:

A. Revised unit sizes, mix and count for achievability and affordability;
Introduction of vertical partitions (fin walls) on the North and South elevations, revised balconies/patios, and

B
revised guards to metal pickets;

C. The material palette has been simplified to achieve a contemporary industrial aesthetic in keeping with the

D

Railyards and a charcoal base designed to visually tie Phases 1, 2&3; and,
Revised entrance to become a beacon for the public and added an industrial weathering steel screen.

Please do not hesitate to call if you wish to review this letter in detail 604-558-6955

Respectfully,

Stephane Laroye Architect Inc.
Per:

Stephane Laroye Afchitect AIBC MRAIC MCIP RPP LEED AP SPECA
Principal

CC. Jim Handy, City of Victoria

Chris Lefevre, The Railyards Development Inc.
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Subject Property — View from Central Spur Rd
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Floor Plan - Level 6
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Floor Plan - Level 8
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Roof Plan
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Public Pathway (South and North Elevations)
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