
CITY OF 

VICTORIA 

Planning and Land Use Committee Report 
For the meeting of November 6, 2014 

To: Planning and Land Use Committee Date: October 23, 2014 

From: Charlotte Wain, Senior Planner • - Urban Design 

Subject: Development Permit Application #000381 for 819 Yates Street 
Application to construct a new mixed-use multiple-dwelling building with 209 units. 

Executive Summary 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application #000381 for the property located at 819 Yates 
Street. The Application is to construct a 16-storey mixed-use building with 6,660 m2 of ground-
floor commercial fronting Yates Street and residential uses above. A through-block walkway is 
located on the east of the property, linking Yates Street and View Street. 

The following factors were considered in reviewing this application: 

• The site is within Development Permit Area 2, Core Business, which permits 
Council to regulate the form and character of commercial and multi-family 
residential development. 

• The proposal complies with the current CA-62 Zone, Central Area (Yates-View) 
District. 

• The proposal is generally consistent with the Downtown Core Area Plan (DCAP). 
• The proposal is generally consistent with the Master Development Agreement for 

the property. 
• There are no variances proposed as part of this Application. 
• There is a discrepancy between the Master Development Agreement (MDA) and 

the Zoning Regulation Bylaw with regard to the required width of the mid-block 
walkway. The MDA requires a width of 4.5 m whereas the Zoning Regulation 
Bylaw, which is the predominant regulation, requires a width of 3 m. A MDA 
Amendment will be required since the proposal advances a 3 m wide walkway. 

Overall the Application is consistent with the regulations, policies and design guidelines; 
however, staff are concerned with the lack of direct and universal access to the residential lobby 
from the through-block walkway, especially given there is no commercial frontage proposed for 
this area. Staff recommend that Council support this Application with design refinements to 
introduce a secondary entrance along the walkway. 
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Recommendations 

1. That Council direct staff to prepare the necessary motion to authorize the issuance of 
Development Permit #000381 for 819 Yates Street, subject to: 
a. revisions to the proposal to provide a secondary entrance to the building on the 

east elevation within the through-block walkway; 
b. amendment of the Master Development Agreement, to revise the width of the 

through-block walkway from 4.5 m to 3 m, to comply with zoning to the 
satisfaction of the Director of Sustainable Planning and Community Development 
and the City Solicitor; 

c. receipt of evidence that the application is in compliance with the Ministry of 
Environment's Environmental Management Act as it pertains to potentially 
contaminated sites. 

2. That Council consider authorizing City of Victoria staff to execute an Encroachment 
Agreement for a fee of $750.00 plus $25.00 per m2 of exposed shored face during 
construction, in a form satisfactory to the City Solicitor and the Director of Engineering 
and Public Works. This is to accommodate shoring for construction of the underground 
parking structure at the property line. 

Respectfully submitted, 

A- Jck 

Charlotte Wain 
Senior Planner - Urban Design 
Development Services 

4:. c.r' ,4, :lj. 

Deb Day, Director 
Sustainable Planning and Community 
Development Department 

Report accepted and recommended by the City Manager: 
Jason Johnson 

; Date: October 30. 2014 

CW:aw:af 
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1.0 Purpose 

The purpose of this report is to present Council with information, analysis and recommendations 
regarding a Development Permit Application #000381 for the property located at 819 Yates 
Street. 

2.0 Background 

2.1 Description of Proposal 

The Application is to construct a 16-storey mixed-use building with 6,660 m2 of ground floor 
commercial uses fronting Yates Street with residential uses above. A through-block walkway is 
located on the east of the property, linking Yates Street and View Street. The apartments are 
comprised of five at-grade residential units, three of the units front the through-block walkway 
and two of the units front View Street. The remaining 204 units are located on the upper floors 
and are comprised of one and two-bedroom apartments. 

The building design consists of a four-storey podium on Yates Street with a three-storey 
residential podium on View Street. Two adjoining residential towers are proposed above the 
podium, with a 16-storey tower on Yates Street and a 12-storey tower on View Street. This 
includes the mechanical room on the north tower roof (Yates Street) and the stair access on the 
south tower roof (View Street) which, in this case, are considered as a storey because they are 
fully enclosed and provide access to the roof and outdoor patio. 

The applicant proposes three levels of underground parking for 162 vehicles accessed from 
View Street. Fifteen of these spaces would be reserved for visitor use. Two hundred and nine 
secure bicycle racks would be provided (one for each unit) with a further two provided for the 
commercial units and eight publicly accessible bicycle racks would be located at the front of the 
building on Yates Street. 

2.2 Existing Site Development and Development Potential 

The corner site has an area of 2620 m2 and is occupied by a pay surface parking lot. The 
current CA-62 Zone, Central Area (Yates-View) District, permits a variety of uses including 
residential, office, retail and restaurants at a density of up to 5.83:1 Floor Space Ratio (FSR) 
when the following amenities are provided: 

• at least 80% of the floor area is provided exclusively for residential use 
• a 3 m wide public walkway secured by statutory right-of-way along the east side 

of the property, in this zone, linking Yates and View streets 
• public art with a value of at least $200,000.00 
« a Housing Agreement pursuant to section 905 of the Local Government Act 

providing for two supported housing units, a minimum of 10% of adaptable 
housing units, and requiring that all housing units must be capable of being 
rented to tenants. This agreement is already in place. 

The maximum height permitted in this zone is 55 m. 
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2.3 Sustainability Features 

The green building features in the proposal include: 

• bicycle storage for all 209 residential units 
• provision of two bicycle storage facilities for the commercial units 
• fresh air ventilation. 

2.4 Data Table 

The following data table compares the proposal with the existing CA-62 Zone. The proposal 
complies with all regulations set out in the CA-62 Zone and no variances are being requested. 

Zoning Criteria Proposal 
Existing 

Zone Standard 
CA-62 

Site area (rn2) - Minimum 2628 N/A 

Total floor area (m2) - Maximum 
Residential 
Commercial 
Total 

14,660 
613 

15,273 
15,274.6 

Density (Floor Space Ratio) - Maximum 5.83:1 5.83:1 

Height (m) - Maximum 45 55 

Storeys - Maximum 16 N/A 

Site coverage (%) - Maximum 66 N/A 

Open site space (%) - Minimum 34 N/A 

Setbacks (m) - Minimum 
Front - Yates 1.6 below 10 m in 

height 
5.4 above 10 m in 

height 

1.4 below 10 m in 
height 

3.5 above 10 m in 
height 

Rear - View 1.5 below 10 m in 
height 

5.3 above 10 m in 
height 

1.5 below 10 m in 
height 

5.3 above 10 m in 
height 

Side - East 3.0 3.0 

Side - West 0 0 

Parking - Minimum 147 (0.7 per unit) 146 

Visitor Parking - Minimum 10% of total 
parking provided 15 15 

Bicycle Storage (Class 1) - Minimum 211 211 
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Zoning Criteria Proposal 
Existing 

Zone Standard 
CA-62 

Bicycle Rack (Class 2) - Minimum 8 units 8 units 

2.5 Land Use Context 

The site is in an area of predominantly commercial and residential uses. Immediately adjacent 
uses are: 

• North (across Yates Street) - commercial and office commercial (The Atrium) 
• East - - St. Vincent de Paul Thrift store and residential 
o South (across View Street) - retail commercial and residential 
• West - Empire Theatre. 

2.6 Legal Description 

Lot A, District Lots 306, 307, 324 and 325, Victoria City, Plan 33016. 

2.7 Relevant History 

The property was rezoned in 2008 to a site-specific CA-62 Zone, Central Area (Yates-View) 
District. As part of the increase in density associated with the new zone, the provision of 
amenities was secured through a Master Development Agreement (MDA), which also lists the 
requirement for streetscape and servicing improvements. 

2.8 Community Consultation 

The Application does not include variances, therefore, consistent with the Community 
Association Land Use Committee (CALUC) procedures related to development applications, it 
was not circulated to the Downtown Residents Association for comment. However, the 
applicant exceeded consultation requirements and presented the proposal to the Downtown 
Residents Association. A copy of the CALUC's letter of support is included with this report. 

3.0 Issues and Analysis 

The key issue associated with this Application is the consistency with design guidelines. 
The following section analyzes the proposal's consistency with City policy and applicable 
guidelines. 

3.1 Consistency with City Policy 

3.1.1 Official Community Plan (2012) 

The subject property is designated within Development Permit Area 2 (Heritage Conservation), 
Core Business. The objectives of the designation are to conserve and enhance the character of 
the Downtown, realize the architectural potential of the area and encourage revitalization of the 
area through design control of new infill buildings and landscaping. Design guidelines that apply 
to Development Permit Area 2 are the Advisory Design Guidelines for Buildings, Signs and 
Awnings and the Downtown Core Area Plan, 2011. 
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3.1.2 Downtown Core Area Plan (2011) 

The subject lands are located in the Central Business District (CBD). One of the primary 
objectives of the CBD is to accommodate commercial employment uses that reinforce the area 
as the main employment centre. As a result, the Downtown Core Area Plan (DCAP) restricts the 
residential component of all mixed use developments within the CBD to 3:1 FSR. Although the 
proposal exceeds this amount, it does comply with the existing custom zone, which was crafted 
prior to the creation of the DCAP and does not limit residential use. 

Multi-unit residential development is encouraged in the CBD with higher density focussed along 
Yates Street. Active commercial street-level uses are encouraged to support pedestrian activity 
along with well-designed public realm improvements. The current proposal is consistent with 
these objectives as it contributes a significant amount of new street-level commercial space in 
the CBD which is further supported by residential uses above. 

With respect to urban design, the (DCAP) provides both broad objectives for the Downtown 
Core and more detailed design guidelines for specific districts. The DCAP also includes policies 
related to the design of buildings. Overall, the proposal is consistent with these policies; 
however some inconsistencies with the design policies are discussed below. 

Building Massing and Response to Context 

The CA-62 Zone contains similar regulations to DCAP for building setbacks. While the proposal 
deviates slightly from the guidelines in the DCAP, it does comply with the custom zone's 
regulations for building setbacks. 

The DCAP provides general guidelines relating to massing and built form, including guidelines 
for street wall heights based on the width of the street. The intent of these guidelines is to: 

e minimize the effects of shading and wind 
® maintain views to the open sky 
o avoid the visual presence of bulky upper building mass. 

The applicant is proposing a street wall of 30.8 m in height on View Street (5.8 m above the 
recommended guidelines). Although the secondary street wall is taller than what the DCAP 
recommends, the increased setback is considered an acceptable design response for the 
building massing. 

Along Yates Street, the proposed primary street wall height is 11.5 m which is 3.5 m shorter 
than recommended in the guidelines. The proposed secondary street wall height is 42.2 m in 
height, which is 12.2 m taller than recommended in the guidelines. Anything above 30 m should 
be stepped back 6 m from the property line. While there is no third step-back of the building 
mass, the 5.4 m setback of the secondary street wall is consistent with the setback guidelines 
and is considered an acceptable design response for the building massing. 

Floor Plate Size 

The DCAP provides guidelines for new buildings with respect to floor plate sizes. The intent of 
the guidelines is to avoid bulky buildings and to encourage a more enhanced skyline. 
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Height Floor Plate Limitation 
(as described in DCAP) 

Proposal 

Portion of building less than 20 m No restriction N/A 
Portion of building between 20 m 
and 30 m (levels 8-10) 

930 m2 (10,010 ft2) 1,134 m2 (12,206 ft2) 
exceeded on levels 8-10 

Portion of building greater than 30 
m (levels 11-15) 

650 m2 (6,996 ft2) 1,134 m2 (12,206 ft2) 
exceeded on level 11 only 

Larger floor plates often accentuate the bulk of buildings. As a result, it is important that the 
visual impact of larger floor plates is broken down through careful design consideration and 
material selection. In this instance, the material selection and articulation of the building fagade 
provides sufficient visual interest to lessen the perceived bulkiness of upper floors. In addition, 
the varying height of the towers provides an appropriate response through provision of a higher 
tower on Yates Street and lower tower on View Street. 

Through-block Walkway 

In order to achieve the maximum density provided in the CA-62 Zone, the provision of a 
through-block walkway is required. The walkway must: 

• link View Street and Yates Street along the east side of the property 
• be at least 3.0 m wide. 

Appendix 3 of the DCAP also provides general design criteria for through-block walkways. The 
guidelines recommend that walkways be open to the sky, provide direct access to ground-level 
commercial uses and that adjacent buildings should be designed to provide multiple entrances. 
Architectural designs are also encouraged to reflect the through-block walkway as an extension 
of the public street and to encourage pedestrian activity. The key guideline that is not being 
respected with the current application is that no direct access is provided to either the 
commercial unit or the residential lobby from the through-block walkway. During the evening 
(after sunset and before sunrise) it is anticipated that the gates of both the north and south end 
of the walkway would be locked. As the Application is currently presented, the only access to 
the building off View Street during these hours is via a ramp that leads to a bicycle storage room 
with steps providing access to the lobby. Residents with mobility issues and visitors would be 
required to use Yates Street to gain access to the main entrance during the evening. Staff are 
concerned that the lack of a secondary entrance conflicts with the desire to encourage 
pedestrian activity. This concern was reinforced by members of the Advisory Design Panel in 
the meeting of September 24, 2014. The minutes of this meeting are attached with this report. 

The applicant has raised concerns with regard to security implications of including more than 
one access point into the building. However, staff are of the opinion that the through-block 
walkway warrants greater consideration in the design and access to the building, especially in 
light of the lack of commercial frontage proposed along the walkway. Staff therefore 
recommend that Council request revisions to the design of the through-block walkway through 
the inclusion of a secondary entrance within the through-block walkway, in the location currently 
occupied by a fire exit door. 
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3.1.3 Advisory Design Guidelines for Buildings Signs and Awnings (1981) 

These Guidelines state that an acceptable application will include consideration of an attractive 
streetscape and that the architecture and landscaping of the immediate area be identified and 
acknowledged. In evaluating a design, particular emphasis will be placed on the solution to 
these general aspects: comprehensive design approach, relevancy of expression, context, 
pedestrian access, massing, scale, roofline, detailing, street relationship, vistas, landscaping 
plan, colours and textures. The Application is consistent with these Guidelines. 

3.2 Consistency with Master Development Agreement 

Statutory Riqht-of-Wav 

As mentioned, the applicant proposes a through-block walkway linking View Street and Yates 
Street. Consistent with the requirements of the existing CA-62 Zone, the applicant will register a 
statutory Right-of-Way in favour of the City to permit public access through the walkway to 
ensure this walkway is to be open to the public. 

The current proposal satisfies the requirements of the CA-62 Zone. However, a discrepancy 
exists in the width requirement for the through-block walkway between the zoning requirements 
(3 m) and the MDA requirements (4.5 m). The applicant proposes to amend the MDA 
requirement to be consistent with the zone. Staff recommend Council consider the amendment 
to the MDA. Language is included in the recommendation to this effect. 

Sewage Attenuation 

The MDA recognizes that the increase in density may result in a need for an increase in the 
capacity of the City's sanitary sewer system. A condition of the MDA requires the applicant 
provide a report calculating the anticipated volume of sewage to be produced by the 
development, which will determine whether any additional facilities are necessary. No such 
report has been received to date. The applicant has raised concerns with this requirement and 
has requested it be waived. However, this cannot be achieved without an amendment to the 
MDA. Staff have considered this issue and recommend the MDA remains as currently written, 
since this is standard practice for a development of this scale. 

3.3 Response to Advisory Design Pane! (ADP) Review 

This Application was reviewed by the ADP at the meeting of September 24, 2014. The minutes 
from this meeting are attached. The ADP recommended that the Application be approved 
subject to the following: 

• consideration of an intercom on the View Street security gates for increased 
accessibility 

• review of Crime Prevention Through Environmental Design (CPTED) 
considerations at-grade with particular attention to alcoves and open spaces, 
residential and visitor access from View Street, the walkway and the unplanted 
corner near the bike entrance 

• consideration of advanced design detail of the Yates Street retail frontage 
• consideration of privacy impacts on the inside corners at the transition point of 

the two towers. 
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In response to the ADP, the applicant revised the design as follows: 

• redesign of the alcoves on Yates Street and View Street to provide a more 
shallow recess at the exit stairs 

• enhancement of the commercial entrances on Yates Street by including a more 
prominent entrance reflecting the treatment of the upper storeys 

• refinement of the Yates Street retail canopy 
® inclusion of landscaping near the entrance to the bike room on View Street. 

The applicant has not addressed the issues raised by ADP in relation to accessibility of the 
building from View Street. A letter has been provided by the applicant to justify these omissions 
and has been included with this report. 

3.4 Other Development Considerations 

Environmental Site Remediation 

The Ministry of Environment (MOE) has informed City staff that the Rezoning Application and 
Development Permit Application are to be suspended until the proponent has applied for and 
obtained one of the following: a determination that the site is not contaminated, a Voluntary 
Remediation Agreement, Approval in Principle of a remediation plan or a Certificate of 
Compliance confirming the satisfactory remediation of the site. Consistent with the normal 
process, the Development Permit cannot be issued until the MOE requirements have been met 
and the staff recommendation includes wording to reflect this requirement. 

Underpinning 

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

4.0 Resource Impacts 

There are no resource impacts anticipated with this application. 

5.0 Conclusions 

The proposal to construct a mixed-use building of this scale and density is generally consistent 
with the design guidelines contained within the DCAP. The proposal includes high quality 
building materials and landscape finishes and appropriate design responses have been 
included for the through-block walkway. However, the recommendations by staff and the 
Advisory Design Panel in relation to accessibility of the building and provision of a secondary 
access within the through-block walkway have not been adequately addressed in the revisions 
to the proposal. 

In conclusion, staff recommend that Committee support this application with certain conditions. 
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6.0 Recommendations 

6.1 Staff Recommendation 

1. That Council direct staff to prepare the necessary motion to authorize the 
issuance of Development Permit #000381 for 819 Yates Street subject to: 
a. revisions to the proposal to provide a secondary entrance to the building 

on the east elevation within the through-block walkway; 
b. amendment of the Master Development Agreement, to revise the width of 

the mid-block walkway from 4.5 m to 3 m, to comply with zoning to the 
satisfaction of the Director of Sustainable Planning and Community 
Development and the City Solicitor; 

c. receipt of evidence that the Application is in compliance with the Ministry 
of Environment's Environmental Management Act as it pertains to 
potentially contaminated sites. 

2. That Council consider authorizing City of Victoria staff to execute an 
Encroachment Agreement for a fee of $750.00 plus $25.00 per m2 of exposed 
shored face during construction, in a form satisfactory to the City Solicitor and 
the Director of Engineering and Public Works. This is to accommodate shoring 
for construction of the underground parking structure at the property line. 

6.2 Alternate Recommendation 

1. That Council direct staff to prepare the necessary motion to authorize the 
issuance of Development Permit #000381 for 819 Yates Street subject to: 
a. amendment of the Master Development Agreement, to revise the width of 

the through-block walkway from 4.5 m to 3 m, to comply with zoning to 
the satisfaction of the Director of Sustainable Planning and Community 
Development and the City Solicitor; 

b. receipt of evidence that the Application is in compliance with the Ministry 
of Environment's Environmental Management Act as it pertains to 
potentially contaminated sites. 

2. That Council consider authorizing City of Victoria staff to execute an 
Encroachment Agreement for a fee of $750.00 plus $25.00 per m2 of exposed 
shored face during construction, in a form satisfactory to the City Solicitor and 
the Director of Engineering and Public Works. This is to accommodate shoring 
for construction of the underground parking structure at the property line. 

7.0 List off Attachments 

• Zoning map 
e Aerial map 
© Letter from architect dated October 2, 2014 
o ADP minutes from September 24, 2014 
• Letter from architect detailing the amendments in response to ADP comments, 

dated October 3, 2014 
° Letter from Downtown Residents Association, dated September 12, 2014 
• Plans dated October 1, 2014. 
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City of Victoria 
City Hall 
1 Centennial Square 
Victoria, BC V8W 1P6 

I OCT 0 2 ?i)ii 

I *h- ,'.i "^paitnitns j 
- Oivision j 

Attention: 

Dear Sirs: 

Re: 

Mayor and Council 

819 YATES STREET 
OUR PROJECT NO. 214027.01 -1.6.1.1 
DEVELOPMENT PERMIT APPLICATION 

M C M  

Musson 
Cattell 
Mackey 
Partnership 

Architects 
Designers 
Planners 

A Partnership 
Of Corporations 

1600 - Two Bentall Centre 
555 Burrard Street, Box 264 
Vancouver, British Columbia 
Canada V7X 1M9 

This letter is in support of our application for a Development Permit for the above property. 
The proposal is for a rental residential tower with a total floor area of 15,270 square metres 
(164,375 square feet) and a floor space ratio of 5.83:1.0. The proposed building is 15 stories 
high, with an overall height of 42.7 metres (140 feet) and has a total of 209 residential units. 

Planning Policy 

This site is zoned CA-62, Central Area (Yates-View) District and the proposal conforms with 
that zoning. The floor Space Ratio is 5.83:1, and height limit is 55 m /180 ft. There are also 
setbacks from Yates and View (generally as per the Urban Design Guidelines of the 
Downtown Core Area Plan). This zone sets the parking ratio at 70% of the number of 
residential dwelling units, with no additional stalls required for commercial uses; based on 
209 units, the required parking is 147, and this number is provided. 

T 604. 687. 2990 
F 604. 687. 1771 
www.MCMParchltects.com 

Planning Principles and Design Response 

The project proposal respects the principles of design given in the Official Community Plan 
and the Downtown Core Area Plan. Such principles as applicable to this site include: 

Yates to be the primary commercial street, with continuous commercial frontage 
(except for the residential entry and through-block walkway on the east side). 

More density and height on Yates, less on View. 

In plan, step back the building eastward in the southerly part to acknowledge the spires 
of Saint Andrews Cathedral. 

Provision of a through-block pedestrian walkway. 

Articulation of the tower fagade, with projecting "frames" around various unit 
balconies. 



Mayor and Council, City of Victoria 
October 2,2014 Mussori 

Cattell 
Mackey 
Partnership 

Mid-block Walkway Architects 
Designers 
Planners As required by the zoning and Master Development Agreement (MDA), a walkway between 

Yates and View Streets has been provided on the east side of the property. This walkway 
will have decorative gates at both ends for securing overnight. 

The Zoning Bylaw stipulates a 3-metre (10-foot) wide walkway, whereas the MDA stated 4.5 
metres is required. Our proposal is for a 3-metre allowance. The reasons for the wider 
width in the MDA are not clear, but may have stemmed from the design of the previous 
two-tower scheme and the setbacks of the towers from the property line (the scheme was 
included as a schedule appendix to the original MDA). 

In our current proposal, the building is in fact 6 metres (20 feet) away from the property line, 
except for the residential lobby. This lobby is projected to locate the entry closer to Yates 
Street. It is fully glazed along its full length adjacent to the walkway, so that the exterior 
area will not feel narrow or hemmed in. In the south half of the block, residential units front 
onto the walkway, with private landscaped patios. At the north end, the outdoor area 
widens to a full 6 metres (20 feet) (see ground floor plan). 

The design and functional aspects of this walkway have been carefully thought through, 
discussed with the Downtown Residents Association, and discussed at some length by the 
Advisory Design Panel. We feel that the proposed 3-metre allowance will completely meet 
the goals of the Downtown Core Area Plan and zoning, while complementing the design 
and livability of the proposed development. 

Residential Amenities 

A communal amenity room is proposed on the twelfth floor, with kitchen and washroom, 
connecting to an extensive exterior floor-top patio. The latter features a covered barbecue 
area, multiple seating areas (for use by more than one group at a time), and landscaping 
(shown on the Landscape Concept Plan). The location offers a south exposure and good 
views. This type of amenity has been used on previous Chard projects and has proven to be 
very popular and successful. 

Extensive bicycle storage is provided, one for every unit. About one half of this is provided 
at the main floor level, and the rest at parking level PI. 

Adaptable Units 

A total of 21 adaptable units are planned, 13 one-bed and 8 two-bed, meeting the 10% 
requirement. The units meet the "Mandatory Building Standards for Adaptable Housing" in 
all respects, including clearance at entries, door widths, clear space in washrooms, heights 
of electrical outlets, bathroom and kitchen layouts, and low thresholds at balcony doors. 

A Partnership 
Of Corporations 

Page 2 of 4 
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October 2,2014 

It is also worth noting that the Bylaw exempts floor area above grade that is used for 
motorized vehicle parking. To exempt cars and yet count bicycle space is, we submit, unfair 
and runs against the broader goal of encouraging cycling and lessening dependence on 
cars. 

Sewage Attenuation 

The MDA stipulates a sanitary sewage attenuation tank for the project. This does put a 
burden on the project, including space allocation, effect on adjacent spaces, capital costs, 
and ongoing operating costs. We would ask that this item be subject of a separate 
engineering analysis, including taking into account that there are two street frontages, both 
of which would have access to services. 

In summary, we believe this project will help in meeting policy objectives of the City of 
Victoria for this area and provide a very livable and affordable opportunity for residents. 

Yours truly 

MUSSON CATTELL MACKEY PARTNERSHIP 
ARCHITECTS DESIGNERS PLANNERS 

Musson 
Cattell 
Mackey 
Partnership 

Architects 
Designers 
Planners 

A Partnership 
Of Corporations 

William J. Reid Architect Ltd., Partner 

BR:eer 
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MINUTES OF THE 
ADVISORY DESIGN PANEL 

HELD WEDNESDAY. SEPTEMBER 24. 2014 12 P.M. 

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:20 P.M. 

Panel Members Present: Christopher Rowe (Chair); Brad Forth; 
Cynthia Hildebrand; Mickey Lam; Mike Miller 

Absent: Larry Podhora; Rod Windjack; Barry Cosgrave; 
Ann Katherine Murphy 

Staff Present: Mike Wilson - Senior Planner-Urban Design; 
Charlotte Wain - Senior Planner-Urban Design 

2. APPLICATIONS 

2.1 Development Permit Application #000381 for 819 Yates Street 

The application is to construct a new, multiple dwelling building with 209 units. 

Applicant Meeting attendees: Mr. David Chard, Chard Development Ltd. 
Mr. Bill Reid, MCM Architects 
Mr. Mark Thompson, MCM Architects 
Ms. Julie Lommerse, LADR Landscape Architects 
Inc. 

Ms. Wain provided the Panel with a brief introduction of the application and the 
areas of the project that staff were seeking advice on, including the following: 

• height of the street walls on Yates Street and View Street 
• floor plate sizes 
• location and design of the residential exit stairwells on Yates Street and View 

Street 
• at-grade interface on the south elevation (View Street) with particular attention 

to the parkade entrance and transformer 
• opportunities to enhance the communal recreation space on Level 5 of the 

Yates Street podium roof. 

Mr. Chard then provided an introduction of the proposal to the Panel. 

Mr. Thompson provided a detailed presentation of the proposal to the Panel. 

Ms. Lommerse provided a detailed presentation of the landscape proposal to the 
Panel. 

Mr. Thompson then provided information on the Level 12 amenity space and the 
fifth-floor roof access to the Panel. 

Advisory Design Panel Minutes 
September 24, 2014 
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Mr. Forth joined the meeting at 12:35 P.M. 

Panel Members discussed: 

• Concerns regarding the recessed exit gates as they are likely to be inhabited 
by non-residents. However, the building will have an on-site resident manager 
to deal with these types of issues. -

• That an intercom system could be incorporated into the gates for better 
accessibility. 

• Reconsideration of the public art location. Some members liked the idea of 
incorporating it into the recessed exit gates. 

• The design of the gap in the canopy over the exit door. 
• That the break in the building does a lot for the massing but does raise CPTED 

issues. 
• That there needs to be further consideration of CPTED guidelines. 
• That the roof amenity is a great space for residents; however, it will be in 

constant sunlight. The applicant could consider some ideas on how to provide 
shade for this area. 

• Concerns regarding the retail having very little street presence. 
• That the building is a good design with good massing; however, it needs some 

fine-tuning. 

Action: 
MOVED I SECONDED 

That the Advisory Design Panel recommend to Council that Development Permit 
Application #000381 for 819 Yates Street be approved subject to: 

• Consideration of an intercom on the View Street security gates, for increased 
accessibility. 

• Review of CPTED considerations at-grade with particular attention to alcoves 
and open spaces; residential and visitor access from View Street; the walkway; 
and the unplanted corner near the bike entrance. 

• Consideration of advanced design detail of the Yates Street retail frontage. 
• Consideration of privacy impacts on the inside corners at the transition point of 

the two towers. 

CARRIED UNANIMOUSLY 

3. MINUTES 

3.1 Minutes from the Meeting held August 20, 2014 

Action: 
MOVED/SECONDED 

That the Minutes of the Advisory Design Panel held August 20, 2014 be approved 
subject to revision of: 

• page 3, last bullet, "finishes" to be changed to "building face design". 

CARRIED UNANIMOUSLY 

Advisory Design Panel Minutes 
September 24, 2014 
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3.2 Minutes from the Meeting held August 27, 2014 

Action: 
MOVED/SECONDED 

That the Minutes of the Advisory Design Panel held August 27, 2014 be approved. 

CARRIED UNANIMOUSLY 

4. ADJOURNMENT 

The Advisory Design Panel meeting of September 24, 2014 adjourned at 1:19 P.M. 

Christopher Rowe, Chair 

Advisory Design Panel Minutes 
September 24, 2014 
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City of Victoria 
City Hall 
1 Centennial Square 
Victoria, BC V8W 1P6 

| Received 
j City of Viitork 

I OCT 0 3 2014 
j . 
I fanning 6 Development Department j 
! Development Services Division i 

Attention: Mayor & Council 

Musson 
Cattell 
Mackey 
Partnership 

Architects 
Designers 
Planners 

A Partnership 
Of Corporations 

Dear Sirs: 
1600 - Two Bentall Centre 

Re: 819 YATES STREET 555 Burrard Street, Box 264 
rtiir. r»n«ir-A-T »•/-. , Vancouver, British Columbia OUR PROJECT NO. 214027-1.6.1.1 Canada V7X 1M9 

ADVISORY DESIGN PANEL RECOMMENDATIONS 

The Development Permit Application for 819 Yates Street was reviewed by the Advisory 
Design Panel September 24,2014 and they recommended approval subject to: 

1. Consideration of an intercom on the View Street security gates, for increased 
accessibility. 

2. Review of CPTED considerations at grade with particular attention to alcoves and 
open spaces; residential and visitor access from View Street; the walkway; and the 
unplanted corner near the bike entrance. 

3. Consideration of advanced design detail of the Yates Street retail frontage. 

4. Consideration of privacy impacts at the inside corners of the transition point of the 
two towers. 

T 604. 687. 2990 
F 604. 687. 1771 
www.MCMParchitects.com 

The following are our responses to these recommendations. 

1. Intercom at View Street 
This item would apply during the nighttime hours, as it is anticipated that the gates 
at both and north and south end of the walkway would be closed and locked 
overnight. There is access for residents from View Street directly into the building, 
from the southwest corner. It is the applicant's preference that visitor access 
during the nighttime be restricted to only one location, that being the main 
entrance into the lobby at Yates which is also the only address point for the 
building. Intercoms for strangers and visitors to buzz in are a potential weak point, 
and it is felt that this should be restricted in the overnight ours at one point only, 
which can be more properly monitored. 

2. CPTED 
The two alcoves in question are at the mid points of the building on both Yates and 
View, where exit stairs exit out onto the street. These alcoves have been made 
more shallow, so as to not function as places to hide or sleep overnight. There is 
still an approximately one foot setback to distinguish the finishes from the adjacent 
frontages, as this ties in to the general design of the tower; this latter aspect was 
commented on favourably by the Design Panel during discussion. Residential and 
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Mayor and Council, City of Victoria 
0aober3, 2014 

visitor access from View Street has been discussed in the above section on the 
intercom; to reiterate, we feel that restricting visitor access during the overnight 
hours from View Street creates a more secure environment. Regarding the 
walkway, as noted the security gates will be closed and locked overnight. The 
walkway is exposed to the main lobby for almost half its length, and the entire 
walkway is overlooked by the approximately 100 apartment units above. It will be 
well lit, with low level lighting (so as not to provide glare into the suites), not to 
mention the light spill from the main lobby. As such, we believe we have done all 
that is possible to prevent this area from becoming a place to loiter, or hide out of 
sight. The unplanted corner near the bike entrance has been addressed in our 
plans by adding landscaping; we believe that this point was more of a privacy issue 
and a CPTED issue. 

3. Yates Street Retail Frontage 
The design of this frontage has been further developed as indicated in the revised 
plans submitted. The retail entrances have been enhanced with a surrounding 
frame to echo the treatment in the overall tower, and the canopy has been broken 
into a stepped design to create a finer sense of scale, again relating to the smaller 
scale balcony elements as used in the main tower. 

4. Privacy Impacts 
The inside corners have solid walls on both suites that form the corner, generally 
preventing a direct look from suite to suite. It is true that from the balcony of one 
unit, one could look around the corner and back toward the other unit. However, 
this is a distance of some 15 or 16 feet and one would have to make a deliberate 
effort to lean over to turn and look. Lines of sight from unit to unit are not 
uncommon in higher density apartment districts between different buildings, and 
cannot be avoided altogether. The outer unit at the corners could have the 
balconies enclosed by a solid or obscure glass side panel, but that would have a 
negative impact on the livability of the unit, preventing it from taking advantage of 
its corner exposure and views and is not felt to be an appropriate measure. 

I trust this adequately explains our responses to the Panel's comments. Thank you for your 
consideration of this application. 

Yours truly 

f 
f 
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1715 Government Street 
Victoria, BC 
V8W1Z4 
250.386.5503 

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

September 12, 2014 

Re: 819 Yates Street - Chard Developments - Development Permit Review 

Dear Mayor Fortin and Council, 

The DRA LUC has recently met with the applicant and reviewed the drawings for the above 
mentioned project. 

Based on the information presented by the applicant the purpose of the Development Permit is to 
create a 209 unit market rental apartment building with ground floor commercial space fronting 
Yates and View Streets. The building would have an underground parking structure with the entry 
from View Street. The project would also provide public mid block access from Yates to View 
Streets. 

Comments and concerns raised at the Land Use Committee meeting by the members are as 
follows; 

• It was commented that the requirement for a 4.5m wide midblock walkway was 
somewhat incongruent as the location was west of midblock and the requirement should 
have been placed on recently constructed buildings located on the actual midblock. 
Some members commented that there appeared little need for a midblock walkway in 
any case, and considering personal security and potential property damage, certainly not 
one open 24 hours a day. 

• The variance to reduce the width requirement for the midblock walk to 3.0m was 
discussed at length. This walkway would not serve as access to any commercial areas 
along its length and would serve only as a midblock cut through. Sidewalks on Yates 
Street are approximately 4.5 m wide and sidewalks on View Street are 3.2 m wide. Both 
sidewalks also have many obstructions. Pedestrian traffic loads would be significantly 
less through the midblock walkway than on sidewalks on Yates and View so a narrower 
width will suffice. Committee consensus was the required width of 4.5 m was 
unnecessary and that the 3.0 rn proposed width was generous enough. 

• Based on personal experience as downtown residents, members highly recommended 
that the walkway be secured at night and that security gates be constructed at this time 



so as to be integrated with the building design in a quality fashion. It is noted that security 
gates installed after the fact by property managers rather than designers and builders are 
frequently unsightly and poorly integrated. It was also suggested that with some special 
effort the gates could possibly be integrated with some form of public art or sculpture 
making them an "invitation" for people to utilize the walkway. 

• It is also strongly recommended by the committee that fire exit doors at the street should 
be located as close to the property line as possible and not be sheltered as they are only 
to be used in emergencies. Creation of these types of spaces anywhere along the 
building frontage only contributes to places for people to sleep, congregate or defecate. 

• The location of security gating for the parking entry is also a concern. It is recommended 
that the security gate be located as close to the street as possible to enhance security for 
the parking garage entry and deny sheltered unsecured areas for sleeping, congregating, 
etc. A second gate close to the street frontage closed only at night would also enhance 
building security. 

• The applicant is also asking to be relieved of the requirement to provide two social 
housing units as part of this application. Since this building is now proposed to be a rental 
building and not a market condominium building as with the previous application, the 
CALUC agrees the overall net benefit to the community is greater even without the social 
housing units. 

• The committee was pleased with the design and finishes that were proposed by the 
applicant in particular the articulation of the fagade and quality of the cladding. 

The DRA supports this proposal as it appears to be of high quality, and will provide needed rental 
accommodation for downtown residents. 

Sincerely, 

Ian Sutherland 
Chair Land Use Committee 
Downtown Residents Association 

cc Planning and Development Department 
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