g CITY OF
VICTORIA

Advisory Design Panel Report
For the Meeting of February 22, 2017

To: Advisory Design Panel Date: February 15, 2017

From: Leanne Taylor, Senior Planner

Rezoning Application No. 00487 and Development Permit No. 000434 for 1144,

Subject: 1448, 1152, 1154 Johnson Street and 1406 Chambers Street

RECOMMENDATION

Recommend to Council that Development Permit Application No. 000434 for 1144, 1148, 1152,
1154 Johnson Street and 1406 Chambers Street be approved with changes recommended by
the Advisory Design Panel.

EXECUTIVE SUMMARY

The Advisory Design Panel (ADP) is requested to review a Development Permit Application for
1144, 1148, 1152, 1154 Johnson Street and 1406 Chambers Street Road and provide advice to
Council.

The proposal is for a six-storey, multiple-unit dwelling consisting of approximately 48 dwelling
units. The following policy documents were considered in assessing this Application:

e The Official Community Plan (OCP, 2012)

e Multi-Unit Residential, Commercial and Industrial Design Guidelines (2012)

e Guidelines for Fences, Gates and Shutters (2010)

e Advisory Design Guidelines for Buildings, Signs and Awnings (2006).

COUNCIL DIRECTION

Council has asked the ADP to consider this application with specific attention to:
» the transition to the buildings along Pandora Avenue and Chambers Street
e the overall massing, architectural elements and finishes with particular attention to the
relationship with the local neighbourhood.



BACKGROUND

Project Details:

Applicant: Ms. Carly Abrahams
Kang and Gill Construction Ltd.
Architect: Mr. Joseph Kardum, AIBC, LEED AP

koka architecture + design inc.

Development Permit Area: Development Permit Area 16: General Form and Character

Heritage Status: N/A

The following data table compares the proposal with the existing R3-1 Zone, Multiple Dwelling
District. An asterisk is used to identify where the proposal is less stringent than the existing
Zone.

> e Existing Zone OCP Policy
Zoning Criteria Proposal
R3-1 Zone
Site area (m?) - minimum 2000.07 920.00
Number of units - maximum 48 N/A
Density (Floor Space Ratio) - 200:1* 1.6:1 1.2:1 (base)
maximum T (if parking is provided 2.0:1 ( max)
underground) e
Height (m) - maximum 18.29 18.50
Storeys - maximum 6.00 N/A
Site coverage % - maximum 40 32.00
- T
Opgn Site Space % 52 60
minimum
Setbacks (m) - minimum
Front (Johnson Street) 6.00* 7.50
Rear 9.14* 9.88
Side (west) 9.14* 9.88
Side (Chambers St) 6.00* 9.88
Parking - minimum 57 57
Visitor parking (minimum) 6 6
included in the overall units
48 48
2 racks of 6 spaces 2 racks of 6 spaces
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Description of Proposal

The proposal is for a six storey multiple unit dwelling consisting of approximately 48 dwelling
units. The development has a proposed floor space ratio (FSR) of 2.00:1. The proposed site
plan, architecture and landscape design include the following details:
e mid-rise building form consisting of contemporary architectural features, including a flat
roofline, contemporary-style windows and materials, and substantial glazing
e exterior building materials consisting of brick, preformed metal panel, cementitious
panel, window wall/aluminum frame, transparent glass guardrail, translucent glass
guardrail, and natural fir wood.
two levels of underground parking with access off of Chambers Street
main residential entryway fronting Johnson Street
exterior entrances and large raised patios for all ground-oriented units
pedestrian access from Johnson Street to the ground-oriented units located on the north
side of the building by through way of a gated pedestrian walkway
e substantial landscaping around the perimeter of the site and along the south-facing,
rooftop patios
e climbing vines on the north and west elevations )
e a total of 48 Class 1 bicycle parking spaces located in a secure, enclosed bicycle
storage room in the parking mezzanine and six Class 2 bicycle parking spaces located
at the main entrance to the building.

Sustainability Features

As indicated in the applicant’s letter dated December 20, 2016, the following sustainability
features are associated with this Application:

e meets Built Green standards

e energy and water conservation

e use of low emitting materials to improve air quality in the building

e re-use and recycling of construction products.

Consistency with Design Guidelines

The Official Community Plan (2012) Urban Place Designation for the subject property is Urban
Residential, which supports a multi-unit residential building up to approximately six storeys
provided that the architecture, landscape and urban design respond to the established place
character of the neighbourhood. The OCP also identifies this property in Development Permit
Area 16: General Form and Character. The objectives of this DPA are to support multi-unit
residential developments that provide a sensitive transition to adjacent and nearby areas that
have a current built form of three storeys, or lower, and integrate new development in a manner
that is complementary and responds to the place character through a high quality of
architecture, landscape and urban design.

The applicant chose to redesign the building in response to feedback provided by Council at the
Committee of the Whole meeting on February 25, 2016. Generally, this new design addresses
the concerns raised by Council and staff that were related to the transition of the buildings along
Pandora Avenue and Chambers Street, and the overall massing, architectural elements and
finishes of the original building design.
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Directly north of the subject property are four single-family dwellings. These properties are in
the R3-1 Zone, Multiple Dwelling District. The applicant has responded to this transition by
maintaining a 9.14m rear yard setback and setting back the building at the third and sixth
storeys in order to allow for building articulation and landscaping. Due to a significant elevation
change between the subject property and the properties to the north, the immediate neighbours
to the north would only have direct view of the second storey. A partial yew hedge punctuated
by ornamental grasses and shade-adapted shrubs are being proposed along the north property
line to provide a vegetative screening.

The applicant has introduced various architectural features that visually break up the building
into human-scaled proportions. This includes introducing a building base that is well-articulated
along the fagades facing Johnson and Chambers Streets, stepping back the upper floors,
articulating windows on the north elevation and accentuating the corner of the building with floor
to ceiling windows and pre-formed metal panels. Overall, the proposed development is
consistent with the DPA 16 objectives for redevelopment and a high quality of urban design.

ISSUES

The issues associated with this project are:
e ground floor treatment at the corner of Johnson and Chambers Street
e entryways on Johnson Street
e application of materials and palette.

ANALYSIS
Ground floor treatment at the corner of Johnson and Chambers Street

The Multi-Family, Commercial and Industrial Design Guidelines contain language that distinctive
massing, building articulation and architectural treatments should be incorporated for corner
sites. The applicant has incorporated design features to accentuate the corner of the building;
however, the Advisory Design Panels (ADP) input on this aspect of the design with special
attention to the ground floor treatment at this corner would be welcomed.

Design of the entryways on Johnson Street

The building base (first and second storeys) is designed to have the “look and feel” of ground-
oriented townhouse units with individual entrances facing the streets and a separate main
entrance for the residential building fronting Johnson Street. The Multi-Family, Commercial and
Industrial Design Guidelines contain language that entrances for pedestrians are legible and
prominent. Initial comments from staff relating to the residential entryways include exploring
ways to further emphasize the main residential entrance on Johnson Street to ensure a straight
line of site into the lobby, as well as, adding some architectural detailing to the entrances of the
ground-oriented units. ADP’s input on this aspect of the design with respect to enhancing the
residential entryways is welcomed.

Use of materials and palette

The Multi-Family, Commercial and Industrial Design Guidelines encourage exterior building
materials that are high quality and durable, and enhance and articulate street frontages.
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Overall, staff support the choice of materials; however, the mid-tone grey cementitious panel is
quite dark and there may be an opportunity to reduce the amount of dark panel or incorporate a
different type of material to lighten up the building. ADP’s input would be welcomed on this
aspect of the design with respect to materiality.

OPTIONS

1. Recommend to Council that Development Permit Application No.000434 for 1144,
1148, 1152, 1154 Johnson Street and 1406 Chambers Street be approved as
presented.

2. Recommend to Council that Development Permit Application No.000434 for 1144,
1148, 1152, 1154 Johnson Street and 1406 Chambers Street be approved with
changes recommended by the Advisory Design Panel.

3. Recommend to Council that Development Permit Application No.000434 for 1144,
1148, 1152, 1154 Johnson Street and 1406 Chambers Street does not sufficiently
meet the applicable design guidelines and polices and should be declined.

CONCLUSION

This Application is generally consistent with the applicable design guidelines within DPA 16.
The Application can benefit from further design refinement to improve consistency with the
relevant design guidelines, particularly in relation to ground floor treatment at the corner of
Chambers and Johnson Street, design of the entryways and the use of materials and palette.
ADP’s comments on these as well as any other aspects of the design that may require some
refinement, are welcomed.

ATTACHMENTS
e Aerial Map
e Zoning Map
e Letter from Applicant received December 20, 2016
e Sustainability statement received December 20, 2016
e Plans for Development Permit Application No.000434 dated December 20, 2016.

SA\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000434\ADP REPORT TEMPLATE.DOC
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PROJECT TEAM:

Owner

Kang & Gill Construction Ltd.
105-937 Dunford Avenue
Victoria, BC V98B 254

Carly Abrahams

Development Manager
cabrahams@kangandgill.com
(250) 590-3140

Architect

koka architecture + design inc.
Suite 8 - 1009 Expo Boulevard
Vancouver, BC, V6Z 2V9

1: (604) 678-5638

e: info@kokaarchitecture.ca

Joseph Kardum

Architect
j.kardum@kokaarchitecture.ca
(604) 418-7449

Structural

Read Jones Christofferson Ltd.
Suite 220 - 645 Tyee Road
Victoria, BC, V9A 6X5

1: (250) 386-7794

e: vicloria@rjc.ca

Leon Plett
Structural Engineer
e Iplett@rjc.co
(778) 746-1136

Civil

McElhanney Consulting Services Lid.

Suite 500 - 3960 Quadra Street
Victoria, BC, V8X 4A3

1: (250) 370-9221

e: vicloria@mcelhanney.ca

Nathan Dunlop

Civil Engineer

e: ndunlop@mcelhanney.ca
(778) 746-7417

Landscape

LADR Landscape Architects
2B-495 Dupplin Road
Victoria, BC, V8Z 188

t: {250) 598-0105

e: admin@ladr.ca

Bev Windjack
Landscape Architect
e: bwindjack®@ladrio.ca
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PROJECT DATA
Addressing Building Sefbacks Residential Use Details
Civic Address: 1144-1154 Johnison Stree! + Streat Boundary (Johnson §1):  600m Tolal No. of Unils: 48
1404 Chambers Streel, Victorio, 3C Internal Boundary (Nerth): 9.04m Unit tvpes: Shudio: 3
Legal Address: LOT 1038, VICTORIA CITY, LOT 8, DISTRICT Stree! Boundary (Chambers §1]: 6.00m | Bedroom: 17
LOT 1037, VICTORIA CITY, PLAN 8773, Internal Boundory (West): 9.4 | Bedroom + Den: 12
PART OF LOT 1034, VICTORIA CITY. 2 8edroom 7
PARCEL A, (DD 685-45-1) OF LOT 1034, Parking 2 Bedroom + Den: 0
VICTORIA CITY, LOT A. DSTRICTLOTS 1036 pgrying stols: 58148 Units x 1.2) ’
& 1037, VICTORIA CITY, PLAN €773 (Below Grade)
e Information Vailor's Stals: 6 (10% of Total Stals) Grounc-Oriented Unils: 10
Zoning (Present): R3-1,R32 Hondicapped Stalls: 1 » ;
Mulfiple Dweliing District Bicycle Porking: Class | - 48 (1 per Unit) Minimumn unit foor orea (m7):  43Cm-
Site Area: 2.000m¢ Closs 2- 6 (ot Entry) (Studios 407 & 507)
Floor Rath 2!
Total :::::';:,: 3.999.3m Tolal residential fioor orea {mj: 3362.0m-
Site Coveroge: 40% (811.1m%)
Open Site Space: 52% (1.047m%)
Height of Bulding: 18.29m
Avetage Grade: 26.65m
Number of Stereys: é
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PROPOSED PROJECT RATIONALE

The proposed project offers o mix of historic ing elements,

scoles, londicoping features, hadifionol maleral u!nn:o', ong
Sustoincble design featuras Ihat respond 1o the immediale and brooder
conlex! of the noject sife. Wilh acknowledgment of exitéag and future
conlextud considerotions, the project provides posilive mooch for m

=4 feel clong e evolving Johmon Street and bike lone
coridor,

The proposed buldng is arliculaled with o seres unduoting mattng
dcmnn thot raduce ine overall scale of the buiding by crealing o mere

separoles the houses of the higher elevation lo the Nortn from the subject
sile, The refaining wallis Ened with @ worm wood fence, a series of trees,
Yew hedges sirps, 1ol ormamental grames, fems, ond shode-ocopled
shiubs to faclale plecsont screening solutiom beltween properies

Owing to the varous honspariation opliens in e area, oy well as the
access 1o omenities within o two kiometre rodhus, the need for indivicuol
cor travel i reduced for future residents thot have the obilly 1o ep! fet
pulic rampotiotion, bicycle travel. or basic pedestricn mob¥ty.

comnvilvmcmlh-b anhy iGH ood wilh the sile o! the lower level, whie eno vels grey Crime Through Design (CPTED)
[~ g ODpOr series of verticol llm mlihﬂophoommlmlemm 1o stand af the fccode materniols with o Ineor is cre of
g The'gro., Acfng veioL 10 he stepping end unduotions in fhe bulding Design features ore info the xal and
The newly designed proposed project hos token info coralderclion ot the sdewdlics dong Jorrgon ond Chaombern Streets is punchuoted with fococe. The scoles of the panels are delermined by the modide of severcl deygn 1o focllole reighbouhood and resident safely ond securily
ond oddressed the previous commenly from City Stolf. 'n oddition 1o arow of 2- sorey Ighlly colourad warm grey brick mosiing elements ond Yorder i 1, Inrough e dedign, Ground-adent unils with generous patios

ging community
Archifect and Applicont to address.

thot are in the puview of the

Context

Thcmndpvohci hpaiulyovm-hvdpathglovwlwﬂhhht
of the inVictoria.

both Johnson ond Chambers skeels, the proposed project is sited on e
1 to2%- y onda3- ¥

buidnq o lho Figher elevation ovomothn the property from the North

side. The neigh buiding mairicn generous
ncyad:ulmhl-ﬂcctwilhlmuqedu!ewmomolh.m
Green Pork clong Pondaro Streel.

Alangihcl:h:hlohEQOdvomswmdnuepmdwohcl
{ecross Chamiben Street and Johnson
of porking loty, % 10 2% - sorey houses, wnmimmdl?as llouy
mulliunit residentiol buidings ine the streets.

Yomimlvlmmkduhhcmdhwlpo«hgmmm\dcm e

medicolveloted fociilies, lollowed by a 3 % - storey mult-
unit residentic bulding. A1 the for Eost-end of the block lintersection of
Johnson and Cook Streets) o lorge porking lo! 1andcng the Historic mic-
ceniury Medical Arts Buiding is sel 1o be redeveloped o “The Wade”
multeunit ond wil the enlire end of
the block. Across the infersection to the Eosl of the 1100 block of Johrson
Streel s o relafively recently deveioped 10 - storey mixecuse multeunit
residentiol building,

The proposed projec! hos been designed with great censideration 1o the
exisfing and future contex!, and corsuliotion has been uncericken with
City Staff ond the commurily 1o helo ansure an oporopriate orchitechurol
response lor the subject slte.

Proposed Project Mansing and Scole
The proposad project is o 6 - storey multiunit residental bulding. Owing

1o the contex!, both today ond In years past, the proposal emphasizes the
concep! of o fvectie reig . The focus on ground-oril

windows thal refect the mythm of tingledomly houses thot slood dong
Johnion Street many years eorier.

The Ihrd fioot the bulding i+ defined by 0 warm white melal frame with
cohumns that drop fo the ground level end focililcte 10 dilingush the rhythm
on the 2 - slorey lownhoute-fke modides below. The metel remework
extends 1o the Southeas! comar of tne buiiding where it chonges crientafion
and forms fight erch-ike maing elements towards the sireet intersection
and signals the localion of the prmory buiding entrance.

Along the South and Eait elevalions the building steps bock yet again of
the fourth and fllh levels with unaulafing wolls that form balconies ond
semi-private lemoces while contribuling to visuol interes! ond paricipating
n the breck up of sound woves fem vehicles clong JoRneon Streel. At
the fourlh and fifth levels of the South elevalion the walls form o saw-looth

vﬂnthmmmmmmwmdlmovmmmg

The meld ponels ana brick creote the backarops for wo green wolls of
froined Ivy incorporated clong the North and West bulding elevafions in
locations where windows ore minmized 1o recuce the oppecronce of
drec! viiud intedoce batween neightouwring properties.

Further punciualion of detoled matenal elements is founa n high quality
glon ond onodized aluminum colowred metal finishes, These elements cre
incerporated in the window woll system ond main bullding entry. as wel o1
the guardrols ond canopy feolutes ol the numerous balcony and feroce
locations.

Dwelling Unity, Density, and Aflordabliity

pattern tho! lacTloles o preserve privacy for the houses 10 the Noth by The project is of 48 dwelling un'ls end o
redirecting views out rom the sules 10 the Nerihwest lowords the rees in shota cmenily room with © 2.1 ficor Spoace Ratio. The bulding s compased
Horis Green Park. Finolly at the 1ixth foor the bulding y slept of Y of stuciios, | ond 2- wites. The units vory
back in order fo raduce the e ol the hmtmwewdyﬂmﬂol|1m7\‘\“"at¢lla6lubomlllmav
wnlorm (ot Mm') 1o amore modes! five storeys (.'nll heigh!) 'norder unity ond ! and tlucfo unils. A

Lad) g of the neighbouthoad conlext,

Materally and landscaping

In keeping with Me scaled-back maning tho! sleps o ocknowledge the

ey

ng to crecle toctie nrfaces
for both the inhebitont and pedesition dong the newly proposed widet
green stips of the sidowolr boulevords.

High quolty plolinum grey colowred trick odds frer textre dong the
Johrson ond Cnombers Stee! frentoges via the pecjecting 2 - slorey
% | 4 o ' B

g 5 9 G singl ¥ hou
ond emphoting o histeric neighbouhood loel for residents  Tne brick
is further brought 10 the forefront of the terraces along the planters ond
planting itipy tha! crecte fhe buffer between the public sidewalk ang
the semiprivate leroce spaces. Lendscoping including tcl cmnamental
graises, Heather ond Lovender odd 1o the tronplicang plenting creas

neighbowhocd whie f#ing heusing denuty
is consistent with he cammurily vison Ihrough the cesion af the bulding
massing, Ihe hilodc motericl references, the voriakon of unit sizes, and
the design of ground level landicape that creates o warm and inviting

|
METAL PANEL:
Aluminium
Warm white

-private ond public zones, wnle of the some fime adding lo
the overcll width of the londscoped sreel bodevord,

The lovish Wes! sice yord ond techres contioul
fo the karuitioning grodes that require Iho retention of a relaining wol that ~

CEMENTITIOUS BOARD:
Mid-fone grey

WINDOW WALL:
Cleor Glass
Aluminum Frame

covanan' iy proposed 10 dedicote @ minimem of 20% of the units for rental
dwelings.

In odditon. sicroge spaces ote cho provided of Ihe porkade mezanine
level for residentiol, bulding mointenance, ond generc! stala wies.

Traniporiation Features

Al piag conesponding 1o the preposed project is locoted below grade.
The ratio of porking stalls 1o unils s 1.2 paremp spaces per unit and the
requirement hat been met in h for o fotal of 58 parking ipaces, including
1 required cccessible porking stoll

Tre porkade entry is situaled o the Northea! comer of the sudjec! die
dong Chambers Stiee!, per Engineering requitements comespondng
to reguoticns oulfned in fhe BC Transporiation Act that pronibils the
epporiunity for parking occess 1o the parkode clong Jonmon Street.

Bicycle pokingmee!s the raquited 1:1 1afio of spoces 1o Lnih onditlocated
ol the porkade mezzonine level with drect 1ol / rob-out occess 1o help
encouwroge bicycle fravel porticudody given the necrby bensft of tne
Johnion Siree! bike lone.  In oddition, 4 Closs 2 bke spoces are located
nece the prmary buldng entrance aleng Johrsen Stree!.
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creote tulfers between the public ond privele buLldng interfoce. whie
ot fhe some time crealing a serse of 'eyes on the streel 10 help minimize
cpporiunifies for unseen criminal activity. Londscaping and waotways ore
designed 1o oliow for clear Ines of iight, along with ground odented ighting
plonning 1hat mitigotes birding Ights ond dok comars. Inaadition, secure
undergriound vericle and bicycle parking is providing wilh rodio central
access.

Infrastructure

The proposed project wil ulize exitng senvice nfrastucture and wit
ccnllbun fo *he exconsion of portions of he Iinfrostruchare based on

The wil be of greates! visual notice
1o the communily via the wis g ond along
the Johrson and Chambers Sree! bodevards.

Sustoinability

The progosed project commils to incoporaling Sutlamable detigs
principles, such as minmized woter woge, recycioble moterials, notve
londscope plenling, ond energy efficiency, in order to achieve o mamum
of Bulll Green Geld.

Artificicl Ight pioning on Ine subject! site wll dso be resticled 1o mitigate
wrben kght pollution.

Community Benefits

In the short erm, the proposed project olfers individuals the opporhunilies
fer neighbowrhood employment during the durafion of construclion. clong
with the conespanding 1pin off economic benefits 1o locel businesses tha!
provide services fo contuslion stoff. In the longer term residents in the
community ore provided with the opporfunity for odditional modestly
priced morcet ond rentel housing 1o help service the medion income
brackel for the orea.

¥ refits ot 'S,
e propoled project benefits the communily thzough the improvement of
infrosiruchure, the crealion of o neighoourdy streetscope, and by offering
Suslainable design bullcing stock 1hat helps to reduce the Cily of Victorda s
environmental foolprint n feu of The exiiting ground level parking ot
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