CITY OF

VICTORIA

Council Report
For the Meeting of May 11, 2017

To: Councll Date:  April 27, 2017
From: Jonathan Tinney, Director, Sustainable Planning and Community Development
Subisct: Update Report - Development Permit with Variances Application No. 00025
J€CE " for 848 and 852-856 Yates Street and 845 and 849 Johnson Street
RECOMMENDATION

That Council authorize the issuance of Development Permit Application No. 00025 for 848
and 852-856 Yates Street and 845 and 849 Johnson Street in accordance with:

1. Plans date stamped April 27, 2017.

2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
a. Section 3.67.5(2) - increase the building height from 30m to 59.7m;
b. Section 3.67.5(2) - increase the number of storeys from 10 storeys to 21 storeys;

3. Preparation and registration of the following documents, signed and executed by the
applicant, to the satisfaction of the Director of Planning and Sustainable Development:

a.

C.

Section 219 covenant to ensure the security gates on the through block walkway
remain open to the public between 7 a.m. and 10 p.m. in the form satisfactory to
the City Solicitor;

Statutory Right-of-Way of a minimum of 1.22m along the western property line to
allow for the expansion of the through-block walkway to the satisfaction of the
Director of Planning;

Housing Agreement to ensure that future strata bylaws cannot restrict the age of
occupants or prohibit strata owners from renting residential strata units.

4. 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;

5. That Council authorize the Mayor and City Clerk to execute an Encroachment
Agreement for a fee of $750, plus $25 per m? of exposed shored face during
construction in a form satisfactory to the Director of Engineering and Public Works.
This is to accommodate shoring for construction of the underground parking structure
if the method of construction involves anchor pinning into the public Right-of-Way;

6. Final plans to be generally in accordance with the plans identified above to the
satisfaction of the Director of Planning and Sustainable Development;

7. The Development Permit lapsing two years from the date of this resolution unless the
permit holder substantially starts construction.
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EXECUTIVE SUMMARY

The purpose of this report is to update Council with recent information that has come to light in
relation to the Development Permit with Variances Application for the properties located at 848
and 852-856 Yates Street and 845 and 849 Johnson Street, and to provide an updated
recommendation for Council’'s consideration.

The proposal is to construct a mixed-use building comprised of two towers, both at 21 storeys,
with ground-floor retail facing Johnson Street and Yates Street and residential above. The
variances are related to an increase in the building height and number of storeys.

BACKGROUND

On April 6, 2017 Committee of the Whole (minutes attached), recommended Development Permit
application with Variances Application for the properties located at 848 and 852-856 Yates Street
and 845 and 849 Johnson Street proceed to an opportunity for public comment. Since this
meeting, new information has come to light by the applicant in relation to the intentions for the
proposed development.

ISSUES & ANALYSIS

Phasing and Design Implications

In the architectural plans presented at the Committee of the Whole meeting of April 6, 2017, the
application was for a development that would be constructed in a single phase with two market
condominiums towers. However, the applicant is in active discussions with BC Housing to secure
financing which would allow for modification of the Johnson Street tower to be marketed as
“affordable condominiums”. To facilitate those discussions while allowing the rest of the project to
proceed without delay, the applicant now wishes to pursue a two-phased strata plan under the
Strata Property Act.

In the event that the Johnson Street tower was not constructed in Phase 2, the building would
terminate at the two storey podium level. In assessing the design implications, this would result in
a streetwall that does not comply with the design guidelines, namely the Downtown Core Area
Plan (DCAP). The guidelines require a primary street wall between 15m and 20m high and this
would only be achieved with the construction of the Johnson Street tower. In the event that Phase
2 did not proceed, the roof of the podium would be landscaped with an “extensive green roof” as
demonstrated on the phased landscape plans. Although a two storey street wall is not a desirable
built form condition, active uses at the street level would still be achieved and appropriate
landscaping would be incorporated on the podium roof. Under this scenario, no variances to the
current R-48 Harris Green District zone, would be triggered, so it would still be compliant with the
zoning regulations.

Affordable Housing

Although the applicant has indicated that discussions with BC Housing are ongoing, there is no
formal commitment being offered to secure an affordable housing component. The current
application, if approved by Council, would permit either two market condominium towers
potentially constructed in phases. The Housing Agreement referenced in the recommendation is
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intended only to ensure future strata bylaws cannot restrict the age of occupants or prohibit strata
owners from renting residential strata units. Should the applicant be successful in securing
funding from BC Housing, an amendment to the Development Permit would be required to
address exterior changes to the Johnson Street tower, as a result of smaller residential units.

Ministry of Environment

The Ministry of Environment (MOE) has informed City staff that the Development Permit
Application is 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 updated staff
recommendation includes wording to reflect this requirement.

CONCLUSIONS
Although the newly presented phasing plans has the potential to result in an overall design that
does not meet the intent of the guidelines as it relates to street wall height along Johnson Street,

staff are satisfied that the interim solutions for the podium roof and the active uses at street level
are supportable.

Respectfully submitted,

C. L. Noun Q(\‘@/'[q\

Charlotte Wain Jonathan Tinney, Director

Senior Planner — Urban Design Sustainable R¥anning and Community
Development Services Division Development Dep ent

Report accepted and recommended by the City Manager: /

Date: MK.“ 5 10\

List of Attachments

e Letter from applicant to Mayor and Council dated April 27, 2017
e Revised plans, dated April 26 2017
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April 27, 2017

Mayor & Council Rc_ozevived

City of Victoria e etone

City Hall ,

1 Centennial Square APR 27 2017

Victoria, BC VBW 1P6 Penning & Deveiopment Department
Develepment Services Division

Dear Mayor & Council,

Re: 848 Yates — Mixed-Use Development including Residential, Retail and Commercial Parking

Situated mid-block between Blanshard and Quadra streets, the mixed-use project currently
proposed by Chard Development at 848 Yates is a transformational undertaking that will reshape
the 800 block of Yates and Johnson streets. Providing increased housing alternatives, an enhanced
streetscape, increased retail vitality, substantial publicly-accessible commercial parking, an
improved City tax base and significant job creation, the development is a unique opportunity to
facilitate the ongoing urban enhancement of downtown Victoria.

The development is comprised of two residential towers with 113 residential homes on Johnson and

111 residential homes on Yates. At street level, both towers will offer shops and services designed to
enhance the streetscapes along Yates and Johnson streets. In addition, the development will include
81 below-grade, publicly-accessible commercial parking stalls and 146 residential parking stalls.

The two residential towers are connected by a two-level podium which incorporates townhomes
facing west, grade level secure bicycle parking rooms and other storage and service facilities. A
landscaped habitat garden atop the podium and two rooftop terrace amenities at the top of each
tower will provide dog runs, children’s play areas, garden plots and BBQ areas for use by residents.

The benefits of this significant downtown development are many. Further to the provision of more
than 200 homes ideally situated where residents work and play, the development has been
designed to increase vitality along both street fronts with grade-level shops and services. In
addition, publicly-accessible commercial parking will directly benefit downtown merchants, who will
see further benefit from the 300+ residents who will call these towers home. Additional direct
benefits include an improved property tax base for the City of Victoria and significant job creation
during the design, development and construction of the project.

The Downtown Residents Association (DRA) and Council have asked how the developer will
mitigate noise generated by Sugar Nightclub in a manner that considers both the comfort of
residents and the ongoing success of this long-standing downtown establishment. This question has
been given careful consideration throughout the planning and design of the development.

CHARD DEVELOPMENT LTD.  SUITE 500 - 509 RICHARDS STREET, VANCOUVER, BC, CANADA V6B 2Z6
PHONE 604.682.6046 charddevelopment.com
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Mitigating actions will include:
e Double-paned, sealed window units throughout the entire project.

¢ Individually-controlled hydronic air cooling and heating systems in suites within the tower
adjacent Sugar Nightclub.

Secondly, the DRA has asked that the developer include gates on the mid-block walkway to the
west to ensure the safety of residents after business hours and to minimize nighttime noise. These
gates would be closed in the early evening to early morning.

At Chard Development, we are builders of — and believers in — downtown Victoria. We believe that
the development of 848 Yates can only help to facilitate the ongoing success of this community.
Council’s support and approval is much appreciated.

Sincerely,

Chard Development Ltd.

//1
‘/ / s
/ / *////fo-—--.ev/ (,':44 L™ /

David Chard
President

CC: Charlotte Wain, Senior Planner
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facing west, grade level secure bicycle parking rooms and other storage and service facilities. A
landscaped habitat garden atop the podium and two rooftop terrace amenities at the top of each
tower will provide dog runs, children’s play areas, garden plots and BBQ areas for use by residents.

The benefits of this significant downtown development are many. Further to the provision of more
than 200 homes ideally situated where residents work and play, the development has been
designed to increase vitality along both street fronts with grade-level shops and services. In
addition, publicly-accessible commercial parking will directly benefit downtown merchants, who will
see further benefit from the 300+ residents who will call these towers home. Additional direct
benefits include an improved property tax base for the City of Victoria and significant job creation
during the design, development and construction of the project.

The Downtown Residents Association (DRA) and Council have asked how the developer will
mitigate noise generated by Sugar Nightclub in a manner that considers both the comfort of
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Mitigating actions will include:
¢ Double-paned, sealed window units throughout the entire project.

e Individually-controlled hydronic air cooling and heating systems in suites within the tower
adjacent Sugar Nightclub.

Secondly, the DRA has asked that the developer include gates on the mid-block walkway to the
west to ensure the safety of residents after business hours and to minimize nighttime noise. These
gates would be closed in the early evening to early morning.

At Chard Development, we are builders of — and believers in — downtown Victoria. We believe that
the development of 848 Yates can only help to facilitate the ongoing success of this community.

Council’s support and approval is much appreciated.

Sincerely,

Chard Development Ltd.

/éﬁm/ ot

David Chard
President

CC: Charlotte Wain, Senior Planner



848 YATES STREET: RESIDENTIAL

PROJECT INFORMATION
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PROJECT ADDRESS 248 YATES STREET, VICTORIA, B.C.
NEIGHBOURHOOD HARRIS GREEN
DCAP DISTRICT CENTRAL BUSINESS DISTRICT
DEVELOPMENT PERMITAREA  DPA 2 (HC) CORE BUSINESS
LEGAL DESCRIPTION LOTS 374, 375, 380 AND 381 VICTORIA
ZONING R48
SITE AREA 20,400 1" (2,731 )
TOTAL FLOOR AREA 222,270 1 (20,650 m)

214,420 1* (19,920 m?) RESIDENTIAL

7,850 f* (720 m*) RETAILIOFFICE
SITE COVERAGE 26,102 1" (2,425 m") / 29,400 ¥ (2,731 m) = 88.8%
OPEN SITE SPACE 3,832 1 (361 m?) / 20,400 1% (2,731 m¥) = 13.2%
FLOOR SPACE RATIO R48

NONE (7.57 THEORETICAL FSR)
FLOOR PLATE SIZE REQUIRED UNDER DCAP

65.6' (20m)- 98.4' (30m): max 10,010 f* (330 m¥)

over 98.4' (30m): max 7,000 h* (650 m*)
GRADE 65.98° (20.11 m)
HEIGHT REQUIRED UNDER R43

98.4' (30 m)

REQUIRED UNDER DCAP

196.8' (60.0m)
NUMBER OF STOREYS 21 STOREYS
BUILDING SETBACKS REQUIRED UNDER R48

FRONT YARD: 1.64' (0.5m)

REQUIRED UNDER DCAP

AS INDICATED ON PLANS
MINIMUM UNIT FLOOR AREA 530 17 (49m)
DRAWING LIST

247X36" SHEETS

ADD1  PROJECT DATA NTS.
A100  CONTEXT PLAN AS NOTED
A101  EXISTING SITE PLAN AS NOTED
A102  SITE PLAN AS NOTED
A201  FLOOR PLAN P3 1/8'=1-0"
A202  FLOOR PLAN P2 178'=1-0"
A203  FLOOR PLAN P 18*=1-0"
A204  FLOOR PLAN L1 18"=1-0"
A205  FLOOR PLAN L2 118'=1-0"
A205  FLOOR PLAN L3 18°=1-0"
A207  FLOOR PLAN L4 18*=1-0"
A208  FLOOR PLAN L6 (BLDG A) L7 (BLDG B) 18°=21-0°
A209  FLOORPLANL10 18°10"
A210  FLOOR PLAN L14 (BLDG A)L16 (BLDG B) 18"=1-0"
A211  FLOOR PLANL19 18" =10"
A212  ROOF PLAN 18"=10°
A213  MECH PENTHOUSE PLAN 18=10"
A0  BUILDING SECTION 116"=10°
AM00  ELEVATIONS NORTH AND SOUTH (BLDG A) 116°=1.0°
A401  ELEVATIONS NORTH AND SOUTH (BLDG B) 16" =10"
Ad02  ELEVATIONS EAST 116°=10"
A403  ELEVATIONS WEST 118°=1.0°
A404  ENLARGED ELEVATIONS NORTH AND SOUTH 18°=1-0"
A0S ENLARGED ELEVATIONS WEST 18% 10"
A0S JOMNSON STREETSCAPE 132°=10°
AMOT  YATES STREETSCAPE 132°=1'0*
AS00  SHADOW STUDY EQUINOX NTS
AB0D  DACP VIEWS NTS
AS01 30 VIEW NTS
AB02 30 VIEW NTS
AS03 3D VIEW NTS
AS04  RENDERING NTS
101 LANDSCAPE PLAN 18°=10°
L02 L3 HABITAT GARDEN & AMENITY ROOF LANDSCAPE 1/8°=1'0°
103 L3 HABITAT GARDEN & AMENITY ROOF PLANTING  1/8°=1'0°
L04  SECTIONS 178*=1-0"
Appencx PHASE 1 ONLY DRAWINGS AS NOTED

PROPOSED
220,270 f* / 20,400 i* = 7.56
(20,650 m* / 2,731 m* = 7.56)

PROPOSED
max 6,210 #* (577 m")
max 4,850 ft* (451 m*)

PROPOSED
195,87" (50.70m)

PROPOSED
4.92 (1.5m) Buiding Faco
3.84' (1.2m) Baicony

11°X17° SHEETS
NT.S

AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
116"=1-0"
116°=10°
116°=1'0°
1RZ=10"
132°=10°
132°=10"
132 =1"0"
132°=10"
116%=1-0°
1N6*=10"
1/84°=1'0"
1/64"=10"
NTS
NTS
NT.S
NTS
NTS
NTS
NT.S
NTS
NTS
NTS
NTS
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848 YATES STREET: RESIDENTIAL

PROJECT INFORMATION

TOTAL FLOOR AREA

SITE COVERAGE
OPEN SITE SPACE

FLOOR SPACE RATIO

FLOOR PLATE SZE

NUMBER OF STOREYS

BUILDING SETBACKS

MINIMUM UNIT FLOOR AREA
DRAWING LIST

ADOY  PROJECT DATA

A100  CONTEXT PLAN

A101  EXISTING SITE PLAN
A2 SITE PLAN

A201  FLOOR PLAN P3

A202  FLOOR PLAN P2

A203  FLOOR PLAN P1

A204 FLOORPLAN LY

A205 FLOOR PLAN L2

A206 FLOORPLANL3

A207 FLOORPLANL4-LB
A208 FLOORPLAN LT -L9
A209 FLOORPLAN L10-L15
A210  FLOORPLANL16-L18
A211  FLOORPLAN LIS -L20
A212 ROOF

A213
A300  BUILDING SECTION

A401  ELEVATIONS NORTH AND SOUTH

A402  ELEVATIONS EAST
A403  ELEVATIONS WEST

848 YATES STREET, VICTORIA, B.C.
HARRIS GREEN

CENTRAL BUSINESS DISTRICT

DPA 2 (HC) CORE BUSINESS

LOTS 374, 375, 380 AND 381 VICTORIA

R48

29400 1* (2,731 )

126,740 1" (11,960 m)

120,890 % (11.231 m") RESIDENTIAL

7,850 1 (729 m*) RETALOFFICE

26,102 11" (2,425 m*) / 29,400 1 (2,731 m") = B8.8%
3,882 * (361 m") 1 20,400 ¥ (2,731 m7) = 13.2%
R43

NONE (7.57 THEORETICAL FSR)

REQUIRED UNDER DCAP
65.6' (20m)- 98.4' (30m): max 10,010 A* (930 m*)
over 98.4" (30m): max 7,000 f* (850 m?)

65.96" (20.11 m)

REQUIRED UNDER R<48

98.4' (30 m)

REQUIRED UNDER DCAP

196.8" (80.0m)

21 STOREYS

REQUIRED UNDER R48

FRONT YARD: 1.64' (0.6m)

REQUIRED UNDER DCAP

AS INDICATED ON PLANS

530 1 (49m)
24°X36" SHEETS
NTS.
AS NOTED
AS NOTED
AS NOTED
18°51-0"
18°=10"
18°=10"
18°=1-0"
Us'=1.0"
18*=10"
18" =10
18"=10°
1/8°=10"
18" =10
18" =10
18'=10"
18°=1-0"
1610
116" =1-0"
1Me=1g
nmes=1'.0°

PROPOSED
128,740 ¥/ 29,400 i = 4.38
(11,960 m*/ 2,731 m* = 7.96)

PROPOSED
max 6,210 #t* (577 m")
max 4,850 i* (451 m)

PROPOSED
195.87" (59.70m)

D
4.92 (1.5m) Bullding Face
3.94' (1.2m) Balcony

11°X17" SHEETS
NTS

AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
AS NOTED
116" =1"0"
1n6"=10"
116°=10"
132°=10"
132" =10"
132°=10"
1B327=10"

PHASE 1 ONLY

AREA CALCULATION AND UNIT, PARKING, BIKE AND STORAGE COUNTS

RESIDENTIAL
Phase 1
Residential Ratall 1bed 1bed 2bed 2bed Ited Wed
inft! inm? infe! inm' dea den ™
11200 1048 7,850 ™ 1 4
13,9 L4 1
7,00 “ 4 1 1 1
.00 £ 3 1 1 2 1
.00 e 3 1 1 2 1
7.00 L2 3 1 1 2 1
6,000 565 2 2 .
6.000 5 2 2 ‘.
6,080 565 2 2 4
470 s 4 2
L%, L) . 2
e s ) 2
470 o 4 2
4o s 4 2
470 o “ 2
430 “s Ll
4,360 s “
40 s 4
3,600 £ ?
1600 m b
20 3
120,850 1 7,850 ™ 4 ® © 7 . 4
Total number of wnits 1
FSR CALCULATION PARXING BIXE STORAGE
X % Ll nm' A _Provided Requirement Provided
Totat Reta! 7250 ™ Commerdal n Oanl Cass2
Total Residential 120,890 i Nesidentia
Total GFA 12870 11,90 Residents m Wunite6 racks 2e &
Visiors ] Commerant
Site Area 800 am Residential w 2 4
L]
Proposed FSA (Phate 1) LS Tot m
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4. LAND USE MATTERS

4.3

Development Permit with Variances Application No. 00025 for 848 and
852-856 Yates Street and 845 and 849 Johnson Street (Downtown)

Committee received a report dated March 23, 2017, from the Director of
Sustainable Planning and Community Development regarding an application to
construct a mixed-use building comprised of two towers, both at 21 storeys, with
ground-floor retail facing Johnson Street and Yates Street and residential above.

Motion:

—

5.

6.

It was moved by Councillor Thornton-Joe, seconded by Mayor Helps, that
Council, 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 Application

No. 00025 for 848 and 852-856 Yates Street and 845 and 849 Johnson

Street in accordance with:

Plans date stamped March 17, 2017.

Development meeting all Zoning Regulation Bylaw requirements, except for

the following variances:

a. Section 3.67.5(2) - increase the building height from 30m to 59.7m;

b. Section 3.67.5(2) - increase the number of storeys from 10 storeys to
21 storeys;

Preparation of the following documents, signed and executed by the

applicant, to the satisfaction of City Staff:

a. Section 219 covenant to ensure the security gates on the through block
walkway remain open to the public between 7 a.m. and 10 p.m. to the
satisfaction of the City Solicitor;

b. Statutory Right-of-Way of a minimum of 1.22m along the western
property line to allow for the expansion of the through-block walkway to
the satisfaction of the Director of Planning;

c. Housing Agreement to ensure that future strata bylaws cannot restrict
the age of occupants or prohibit strata owners from renting residential
strata units.

That Council authorize the City Solicitor to execute an Encroachment

Agreement for a fee of $750, plus $25 per m2 of exposed shored face

during construction in a form satisfactory to City staff. This is to

accommodate shoring for construction of the underground parking structure
if the method of construction involves anchor pinning into the public Right-
of-Way;

Final plans to be generally in accordance with the plans identified above to

the satisfaction of City staff;

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

Committee discussed:
¢ Noise mitigation for the building to minimize impacts of the nearby nightclub.
e Crime Prevention through Environmental Design considerations.

Amendment: It was moved by Councillor Isitt, that the motion be amended as follows:
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7.

Amendment:

3.

That the applicant be asked to voluntarily commit to the provincial
affordable home ownership financing.

MOTION FAILED DUE TO NO SECONDED

It was moved by Councillor Isitt, seconded by Councillor Loveday that the

motion be amended in the following point:

Preparation of the following documents, signed and executed by the

applicant, to the satisfaction of City Staff:

a. Section 219 covenant to ensure the security gates on the through block
walkway remain open to the public between 7 a.m. and 10 p.m. to the
satisfaction of the City Solicitor;

b. Statutory Right-of-Way of a minimum of 1.22m along the western
property line to allow for the expansion of the through-block walkway to
the satisfaction of the Director of Planning;

c. Housing Agreement to ensure that future strata bylaws cannot restrict
the age of occupants or prohibit strata owners from renting residential
strata units.

d. Voluntary commitment by the applicant that financing will
contribute to affordable home ownership.

The Assistant Director of Development Services advised that placing restrictions such as
this on a development permit is not consistent with the Local Government Act.

For:
Against:

Main motion:

—

On the amendment:
DEFEATED 17/COTW

Councillors Isitt and Loveday
Mayor Helps, Councillors Alto, Coleman, Lucas, Madoff, and Thornton-Joe

That Council, 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 Application

No. 00025 for

848 and 852-856 Yates Street and 845 and 849 Johnson Street in

accordance with:

Plans date stamped March 17, 2017.

Development meeting all Zoning Regulation Bylaw requirements, except for

the following variances:

a. Section 3.67.5(2) - increase the building height from 30m to 59.7m;

b. Section 3.67.5(2) - increase the number of storeys from 10 storeys to
21 storeys;

Preparation of the following documents, signed and executed by the

applicant, to the satisfaction of City Staff:

a. Section 219 covenant to ensure the security gates on the through block
walkway remain open to the public between 7 a.m. and 10 p.m. to the
satisfaction of the City Solicitor;

b. Statutory Right-of-Way of a minimum of 1.22m along the western
property line to allow for the expansion of the through-block walkway to
the satisfaction of the Director of Planning;
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Against:

c. Housing Agreement to ensure that future strata bylaws cannot restrict
the age of occupants or prohibit strata owners from renting residential
strata units.

That Council authorize the City Solicitor to execute an Encroachment

Agreement for a fee of $750, plus $25 per m2 of exposed shored face

during construction in a form satisfactory to City staff. This is to

accommodate shoring for construction of the underground parking structure
if the method of construction involves anchor pinning into the public Right-
of-Way;

Final plans to be generally in accordance with the plans identified above to

the satisfaction of City staff;

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

On the main motion:
CARRIED 17/COTW
Mayor Helps, Councillors Alto, Coleman, Loveday, Lucas, Madoff, and
Thornton-doe
Councillor Isitt
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