CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of February 25, 2016

To: Committee of the Whole Date: February 11, 2016

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Development Permit with Variances Application No. 000434 for 1144, 1148,
1152 and 1154 Johnson Street, and 1406 Chambers Street

RECOMMENDATION

That Council refer the Application to the Advisory Design Panel, with a request that the Panel
pay particular attention to:

1. The transition to the buildings along Pandora Avenue and Chambers Street.
2. Overall massing, architectural elements and finishes to ensure the integration with the local
neighbourhood.

Following this referral, and after the Public Hearing for Rezoning Application No. 00487, if it is
approved, that Council consider the following motion:

“That Council authorize the issuance of Development Permit with Variances Application
No. 000434 for 1144, 1148, 1152 and 1154 Johnson Street, and 1406 Chambers Street,
in accordance with:

1. Plans date stamped February 5, 2016.
2. Development meeting all Zoning Regulation Bylaw requirements.
3. The Development Permit lapsing two years from the date of this resolution.”

LEGISLATIVE AUTHORITY

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

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit Application for the properties located at 1144, 1148, 1152 and 1154
Johnson Street, and 1406 Chambers Street. The proposal is to construct a seven-storey multi-
unit residential building consisting of approximately 48 residential dwelling units.
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The following points were considered in assessing this Application:

e The proposed building is subject to the design guidelines contained in Development
Permit Area 16: General Form and Character and is consistent with the Urban Place
Designation in the Official Community Plan.

e The Fernwood Neighbourhood Plan supports multi-unit residential buildings up to three
or four storeys while the OCP supports mid-rise, multi-unit buildings up to approximately
six storeys. Furthermore, the current zoning of the subject properties (R3-1 Zone,
Multiple Dwelling Unit) allows a density of up to 1.6:1 FSR provided that all the parking is
located underground and also up to a height of six storeys.

e Although the building is technically seven storeys, with the seventh storey
accommodating the small mechanical penthouse, the building would only contain six
storeys of habitable space.

BACKGROUND
Description of Proposal

The proposal is for a seven-storey multi-unit residential building consisting of approximately 48
residential dwelling units. Specific details include:

e mid-rise building form with frontage along Johnson Street and Chambers Street

e main entrance to the building is off of Johnson Street

e exterior materials include HardiePanel siding and brick facing around the first and
second storey windows and the main entryway into the building

e a mixture of clear and translucent glass balconies with aluminum guardrails
ground- floor units would have individual patios and a large communal courtyard would
be provided on the west side of the building

* a roof top terrace with wooded planters and trellis system to provide space for urban
agriculture
substantial landscaping around the perimeter of the building

e each entrance includes a publicly accessible Class 2 bicycle rack for six bikes

e three bike rooms with space for 48 bikes would be provided in the underground parking
area

e provision of 57 parking spaces underground, of which six are dedicated as visitor and
the driveway into the site would be accessed off Chambers Street

e a shadow study prepared by the architect demonstrates that the shadow of the building
would have the most impact on the neighbouring properties to the north during the winter
months.

Sustainability Features

As indicated in the applicant's letter received February 5, 2016, the following sustainability
features are associated with this Application:

e energy and water conservation
e low emitting materials to improve air quality in the building
e re-use and recycling of construction products.
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Active Transportation Impacts
The Application proposes the following features which support active transportation:

e 48 Class 1 bicycle parking spaces in bike rooms located in the underground parking
area
e two Class 2 bicycle racks.

ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan (OCP) identifies this property within Development Permit Area 16:
General Form and Character. The OCP and the design guidelines support 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. Although
the building is technically seven storeys, with the seventh storey accommodating the small
mechanical penthouse, the building would only contain six storeys of habitable space.

The applicant has made several design modifications to the building to bring the proposal more
in line with the strategic direction in the OCP and the design guidelines for multi-unit residential,
such as:

e accentuating the ground level by providing raised patio spaces and private entryways to
the units and a distinctive front entryway into the main building

e adding brick facing around the windows on the first and second storeys of the building to
enhance the relationship of the building with the public realm

o stepping back the fifth and sixth storeys (a small degree), and enhancing the
landscaping around the perimeter of the site.

However, staff recommend for Council’s consideration that further refinements to the design of
the building should be considered following the review of the Advisory Design Panel. Staff
recommend that the Panel should pay particular attention to:

o the transition to the buildings along Pandora Avenue and Chambers Street
e overall massing, architectural elements and finishes to ensure integration with the local
neighbourhood.

Regulatory Considerations

As indicated in the rezoning report, staff is proposing to create a new standard zone that
coincides with the policy direction for properties designated Urban Residential in the OCP and
located on a secondary arterial road. In crafting a new standard zone, staff would take into
account existing built form in the neighbourhood and key design objectives in the OCP. With
this approach, deviations from the proposed Zoning Regulation Bylaw required to accommodate
this proposal would be addressed as variances to this Development Permit Application;
however, these cannot be finalized until a new standard zone is prepared. Therefore, a follow-
up Council report detailing the variances will be provided at first and second reading of the
Zoning Regulation Bylaw Amendment should Council choose to advance this Application.
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CONCLUSIONS

The proposed multi-unit residential development at 1144, 1148, 1152 and 1154 Johnson Street,
and 1406 Chambers Street would support the planning objectives for the OCP and the design
guidelines as they relate to built form. The proposal is generally consistent with the relevant
design guidelines, however, staff recommend for Council’s consideration that further
refinements to the design are necessary to ensure that some key design objectives are met.
The Application would therefore benefit from a review by the ADP.

ALTERNATE MOTION

That Council decline Development Permit Application No. 000434 for the properties located at
1144, 1148, 1152 and 1154 Johnson Street, and 1406 Chambers Street.

Respectfully submitted,

i O FAD

Leanne Taylor Jonathan Tinney, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manager:

Date: fon .\]’Lw g
List of Attachments
e Zoning map
e Aerial photo
e Letter to Mayor and Council dated February 4, 2016
e Sustainability Statement received February 4, 2016
e Letter from the Fernwood Neighbourhood Association received September 11, 2015
e Arborist Report by Talbot Mackenzie & Associate, received December 16, 2015

Plans for Rezoning Application No. 00487 and Development Permit Application No.
000434 received February 5, 2016.
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PROPOSED DEVELOPMENT
(REVISED FROM 06/07/15)

1144 JOHNSON STREET - LOT 1038, VICTORIA DISTRICT
1148 JOHNSON STREET - LOT B, DISTRICT LOT 1037 VICTORIA DISTRICT
1152 JOHNSON STREET - LOT 1036, VICTORIA DISTRICT, PARCEL A
1154 JOHNSON STREET - PARCEL A, LOT 1036, VICTORIA DISTRICT, DD68545-1
1406 CHAMBERS STREET - LOT A, VICTORIA DISTRICT, PLAN VIP 8773

APPLICANT | KANG AND GILL CONSTRUCTION LTD.
RESIDENTIAL | 6 STOREY | 48 CONDOMINIUM UNITS

CURRENT ZONING R3-1 | SITE SPECIFIC ZONING

February 4, 2016

City of Victoria

1 Centennial Square
Victoria, British Columbia
VBW 1P6

Dear Mayor Helps and the City of Victoria Counsel:

Re: The Landis - 1144, 1148, 1152, 1154 Johnson Street / 1406 Chambers Street
Development Permit No.: 00434 | Zoning No.: 00487

Please accept this letter as part of our Rezoning and Development Permit Application for 1144, 1148,
1152, 1154 Johnson Street and 1406 Chambers Street, a proposed forty-eight (48) unit, residential
condominium. The proposed development is located within the area of Fernwood and is consistent with
the Official Community Plan, Fernwood Neighbourhood Plan, and the Urban Place Designations.

Our vision is to construct a development that is both attractive and sustainable. Through a series of

presentations and consultation with the Staff of the City of Victoria, the Fernwood Residents” Association,
and the Community this development has taken shape.
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This proposed development includes bachelor, one, two, and three bedroom units. In designing this
development, Kang and Gill Construction Ltd. has considered all factors. The same includes: site
coverage, setbacks, design, function, sustainability, infrastructure, transportation and parking,
affordability, security, and the overall presence in the neighbourhood.

Site Coverage and Setbacks

An appropriate setback along the south property line (Johnson Street) adds key interest to the streetscape
and encourages interaction at the street level. This includes street level walk-ups to various units.

Rear setbacks, privacy fencing, and enhanced landscaping along the north property line create distinct
separation between the proposed building and the neighbouring residential properties.

The fifth (5%) and sixth (6%) floors along the south and north exposures are setback. This creates both a
visual interest and allows for appropriate transition between the proposed building and neighbouring
residential properties. '

Design and Function
This development incorporates a contemporary design, with a tradition colour scheme. Varying setbacks,
textures, and tones create contrast and a visual interest. Variations in roof lines compliment neighbouring

residential properties. Exterior finishes include: aluminum panels, hardy plank, hard panel, and accents
of tile.

This development incorporates age and disability friendly design, suited to a diverse population.
Sustainability*

This development incorporates sustainable design, green building practices and materials, and has an
emphasis on energy efficiency.

*For more information, please refer to the attached Sustainability Statement.
Infrastructure

This development would use existing municipal infrastructure and would further expand existing
infrastructure and services. The expansion would enhance the streetscape and contribute to a growing
neighbourhood.

Transportation and Parking

The proposed development includes fifty-three (53) secure underground parking stalls, with designated
stalls for visitor and commercial use and a bicycle facility capable of accommodating fifty-one (51) bicycle
racks. A separate stairwell is located on the southwest corner of the property for easy access to and from

the underground parkade to the surface level.

Convenient and efficient transportation access encourages opportunities for cycling, walking, and public
transit use.
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Affordability

With the close proximity to the downtown core and the blend of bachelor, one, two, and three bedroom
units, this development has something for everyone.

As part of this development, we propose a Covenant in which we will dedicate a minimum of twenty
percent (20%)* of the total units, as rental dwellings.

Neighbourhood

This site is well situated to take advance of neighbouring parkland, galleries, museums, schools, and
public transportation.

Security
Safety and security is a top priority during the design and construction process. Numerous enhanced
security selections have been incorporated into this development. The same includes: secure

underground parking, designated residents parking, clear and visible walkways, and a remote access
system.

We thank you for your time and consideration with regards to this matter.

Sincerely,

Carly Abrahams
Development Manager
[ca

References:

Official Community Plan
(2012)

e Pg. 36, Section 6, Map 2
e Pg. 48, Section 6, Map 3
e Pg. 145, Section 21

e Pg. 144, Map 22

Fernwood Neighbourhood Plan
(October 1994)

Urban Place Designations

937 Dunford Avenue - Suite 105, Victoria, British Columbia V9B 254
Phone: (250) 590-3140 Fax: (250) 590-8086 Email: info@kangandgill.com
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SUSTAINABILITY STATEMENT

1144 JOHNSON STREET - LOT 1038, VICTORIA DISTRICT
1148 JOHNSON STREET - LOT B, DISTRICT LOT 1037 VICTORIA DISTRICT
1152 JOHNSON STREET - LOT 1036, VICTORIA DISTRICT, PARCEL A
1154 JOHNSON STREET - PARCEL A, LOT 1036, VICTORIA DISTRICT, DD68545-I
1406 CHAMBERS STREET - LOT A, VICTORIA DISTRICT, PLAN VIP 8773

APPLICANT | KANG AND GILL CONSTRUCTION LTD.

RESIDENTIAL | 6 STOREY | 48 CONDOMINIUM UNITS

ENVIRONMENTAL INDICATORS
Ecological Protection and Restoration

This development incorporates environmentally sustainable landscaping. The same will include pervious
paving and the addition of drought tolerant plants and trees.

Green Design and Construction
This development will be built to meet a BUILT GREEN™ Standard.
Water Efficiency

Reducing water usage decreases the impact on the water supply systems and sewage disposal
infrastructure. This development will incorporate the following to help conserve water usage within the
building:

e  All toilets will be low-flow, dual flushing, and Energy Star® approved.
e  All fixtures will be low-flow, water efficient, and Energy Star® approved.

Materials and Resources
With careful selection of materials and construction waste management, resource use and pressure on
landfills can be decreased significantly. This development will incorporate the following to help with

waste management and sustainability:

e  When possible, demolition and construction waste will be recycled.
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e Materials with high recycled content and from rapidly renewable resources will be donated for
reuse by others.

e Materials with high recycled content and from rapidly renewable resources will be used
wherever possible. Examples: insulation and flooring material.

¢ Kitchens and the parkade will include areas for recycling and composting.

e Durable materials will be used to prolong lifespan.

Indoor Environmental Quality

Reducing emissions is essential for the protection of human health and the environment. Improving
ventilation and specifying low-emitting materials can improve indoor air quality significantly. This
development will incorporate the following to improve air quality:

e A proper selection of non-off-gassing materials. Examples: carpet underlay and insulation.

¢ Only paints, adhesives and sealants with low VOC’s will be used.

e Carbon monoxide detectors will be provided.

e AllHVAC systems will include proper filters.

e Ventilation throughout all hunits will be improved and all ventilation fans will be Energy Star®
approved.

e Programmable humidistats will control ventilation, conserve energy and better regulate
temperatures.

Energy
This development will incorporate the following to help conserve energy within the homes:

e Programmable thermostats will conserve energy and better regulate temperatures.
e All doors and windows will meet a Zone A - Energy Star® Rating.
e All appliances and fixtures will be Energy Star® approved.

SOCIAL INDICATORS
Community Character and Liveability

This forty-eight (48) unit, six (6) storey building, would provide a diverse mix of housing options,
including various rental units which would benefit both a growing neighbourhood and aging population.
This development would provide a pedestrian friendly streetscape, enhanced sidewalks, and would
encourage the use of pre-existing bicycle transit. The result of efficient land use would create a
development that is attractive, energy efficient, and affordable; a gateway for sustainable living. This site
is well situated to take advantage of existing retail, entertainment, neighbouring parkland, and public
transportation.
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ECONOMIC INDICATORS

Employment

The development would use local contractors and workers.
Efficient Infrastructure and Operational Cost Savings

This development would use existing municipal infrastructure.

The expansion would enhance the streetscape and contribute to a growing neighbourhood.
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1144 JOHNSON STREET - LOT 1038, VICTORIA DISTRICT
1148 JOHNSON STREET - LOT B, DISTRICT LOT 1037 VICTORIA DISTRICT
1152 JOHNSON STREET - LOT 1036, VICTORIA DISTRICT, PARCEL A
1154 JOHNSON STREET - PARCEL A, LOT 1036, VICTORIA DISTRICT, DD68545-1
1406 CHAMBERS STREET - LOT A, VICTORIA DISTRICT, PLAN VIP 8773

APPLICANT | KANG AND GILL CONSTRUCTION LTD.

RESIDENTIAL | 6 STOREY | 48 CONDOMINIUM UNITS
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Reducing water usage decreases the impact on the water supply systems and sewage disposal
infrastructure. This development will incorporate the following to help conserve water usage within the
building:

e  All toilets will be low-flow, dual flushing, and Energy Star® approved.
e  All fixtures will be low-flow, water efficient, and Energy Star® approved.

Materials and Resources

With careful selection of materials and construction waste management, resource use and pressure on
landfills can be decreased significantly. This development will incorporate the following to help with
waste management and sustainability:

¢ When possible, demolition and construction waste will be recycled.
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e Materials with high recycled content and from rapidly renewable resources will be donated for
reuse by others.

e Materials with high recycled content and from rapidly renewable resources will be used
wherever possible. Examples: insulation and flooring material.

e Kitchens and the parkade will include areas for recycling and composting.

e Durable materials will be used to prolong lifespan.

Indoor Environmental Quality

Reducing emissions is essential for the protection of human health and the environment. Improving
ventilation and specifying low-emitting materials can improve indoor air quality significantly. This
development will incorporate the following to improve air quality:

e A proper selection of non-off-gassing materials. Examples: carpet underlay and insulation.

e  Only paints, adhesives and sealants with low VOC’s will be used. '

e  Carbon monoxide detectors will be provided.

e All HVAC systems will include proper filters.

e Ventilation throughout all hunits will be improved and all ventilation fans will be Energy Star®
approved.

e Programmable humidistats will control ventilation, conserve energy and better regulate
temperatures.

Energy
This development will incorporate the following to help conserve energy within the homes:

e Programmable thermostats will conserve energy and better regulate temperatures.
e All doors and windows will meet a Zone A - Energy Star® Rating.
e All appliances and fixtures will be Energy Star® approved.

SOCIAL INDICATORS
Community Character and Liveability

This forty-eight (48) unit, six (6) storey building, would provide a diverse mix of housing options,
including various rental units which would benefit both a growing neighbourhood and aging population.
This development would provide a pedestrian friendly streetscape, enhanced sidewalks, and would
encourage the use of pre-existing bicycle transit. The result of efficient land use would create a
development that is attractive, energy efficient, and affordable; a gateway for sustainable living. This site
is well situated to take advantage of existing retail, entertainment, neighbouring parkland, and public
transportation.
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ECONOMIC INDICATORS

Employment

The development would use local contractors and workers.
Efficient Infrastructure and Operational Cost Savings

This development would use existing municipal infrastructure.

The expansion would enhance the streetscape and contribute to a growing neighbourhood.
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Yty e (250) 384-7441

Email: landuse@thefcaca

September 10, 2015

Mayor and Council
City of Victoria

#1 Centennial Square
Victoria, B.C. V8W 1P6

Re: 1144, 1148, 1152, and 1154 Johnson Street and 1406 Chambers
Street

The Fernwood Community Association held three public meetings
concerning this proposed development. All meetings were held in the
main hall at 1923 Fernwood Road:

1. December 3, 2014, Preliminary Community Meeting;

2. February 4, 2015, community meeting organized by the developer
to discuss their current thinking about their original proposal, and;

3. April 1, 2015, Official Community Meeting.

As all five of these properties are currently zoned R3-1 (Multiple Dwelling
District) the immediate neighbours attending the meetings were
disappointed to learn about the height of the building this zone allows for.
Of the proposed variances the height of the building is already
problematic for the single homes to the north. By moving the building
closer to Johnson Street and stepping the building back the developer
believes the building’s impact on the immediate properties to the north
has been slightly reduced. During their presentation the developer
presented and discussed the shadow studies done.

A major issue at all three meetings was the restrictions placed on the
access point to the underground parking by the City’s Highway Access
Bylaw. Residents and the developer would prefer to have the access be
from Johnson Street rather than Chambers Street. In a meeting,
attended by Mayor Helps, where | raised the issue of the Highway
Access Bylaw in relation to this property, the Mayor indicated she was
aware of the issue and thought some accommodation in this
circumstance might be possible.



The other issue raised concerned the large commercial space on the
ground floor. Discussion of this issue included limiting the commercial to
service businesses rather than retail or the possibility of having no
commercial space with the opportunity to have “doors on the street”. This
would maintain a residential feel in this area of Johnson Street as it
transitions east to a more residential area. If agreeable to the City the
developer expressed a willingness to consider this change.

Generally this area of the neighbourhood is undergoing significant
change with the construction of a large building in the next block to the
east, the removal of the former BCAA building and possible changes to
the aging medical building on the south east corner of Pandora Avenue
and Cook Street.

Sincerely,
Mac—d

pec Taoid raoewdel
David Maxwell

Chair, Land Use Committee
Fernwood Community Association

Pc: Sustainable Planning and Community Development Department,
City of Victoria



Talbot Mackenzie & Associates
Consulting Arborists
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November 30, 2015

Kang and Gill Construction Ltd.
937 Dunford Avenue, Suite 105
Victoria, BC V9B 254

Attention: Carly L. Abrahams
Re: Trees on the municipal frontage - 1144, 1148, 1152 and 1154 Johnson Street

During our November 10, 2015 site visit, at your request, we reviewed the development
proposal for the properties at 1144, 1148, and 1152 Johnson Street and 1406 Chambers
street as it relates to the trees that grow along the Johnson Street municipal frontage. For
this purpose, we reviewed the plans that were supplied, and visually examined the above
ground portions of the trees that grow along this frontage.

During this site visit, we identified and examined the three Liquidambar trees located
directly in front of the property, and a forth Liquidambar tree located in front of the
adjacent property at 1139 Johnson Street, but where it could potentially be impacted by
the construction activity.

The trees are located within a relatively narrow planting strip between the sidewalk and
the street curb. The canopies of all three trees have been altered by pruning to provide the
required clearances from the three phase hydro primary conductor that is located directly
above the trees. The pruning has resulted in an unnatural form and the development of
wide spreading canopies that extend out over the street and encroach over the adjacent

private properties.

The three Liquidambar trees that were examined include:

Liquidambar #1 - 74 cm d.b.h. - located near the Chambers and Johnson Street corner _in

front of 1154 Johnson Street

- This tree has a canopy spread of 14 metres that encroaches approximately 7 metres
into the property. We calculate a critical root zone that extends 7 metres out from the
base of this tree. There appears to have been some recent soil and root disturbance
during the house demolition that has exposed and severed large root structures within
the property boundary.

Liquidambar #2 - 48 cm d.b.h. on the 1152/1148 Johnson Street frontage

- This tree has a canopy spread of 14 metres that encroaches approximately 7 metres
over the property. We calculate a critical root zone extending 4 metres out from the
base of this tree.

Box 48153 RPO Uptown )
Victoria, BC V8Z 7TH6
Ph: (250) 479-8733 ~ Fax: (250) 479-7050
Email: treehelp@telus.net
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Liquidambar #3 - 44 cm d.b.h. on the 1144 Johnson Street frontage

- This tree has a canopy spread of 12 metres and extends 6 metres into the property.
We calculate a critical root zone that extends 4 metres out from the base of this tree.

Liquidambar #4 - 58 cm d.b.h. on the frontage of the adjacent property at 1139 Johnson

Street

- This tree has a canopy spread of 14 metres, but does not extend into the subject
development property. We calculate a critical root zone that extends 5 metres out
from the base of the tree.

The plans that were reviewed show a building of five stories above ground level and one
story below ground level. We anticipate that the excavation for the underground portion
will extend to zero lot lines on both municipal frontages, but with the aboveground
portions set slightly back from these boundaries. It is probable that the roots from the
subject Liquidambar trees extend over the property boundary and into the area proposed
for excavation, particularly from the large 74 cm d.b.h. Liquidambar #1 at the Johnson
and Chambers Street frontage. We anticipate extensive loss of structural and other critical
root structures, and, in our opinion, it is unlikely that this tree can be retained.

However, it is difficult to determine, from a visual assessment, the extent of potential root
loss without first exposing and documenting the size and number of roots that are
encountered within the area of the proposed excavation. We anticipate, from our visual
review, that the excavation will be outside the area that contains the critical supporting
roots for smaller 48 cm(#1) and 44 cm(#2) Liquidambar trees. While the excavation will
encroach within the defined critical root area of these two trees, in all likelihood the roots
that are encountered can be pruned, and there is a high probability that these trees can be
retained if the excavation does not encroach over the property boundary. The roots of the
adjacent 58 cm tree are unlikely to be impacted by the excavation.

The limbs of three of the trees extend over the property line, and where we anticipate that
pruning will be required for either clearance from the buildirgs or for working room and
construction access around these buildings. Pruning limbs back to the shared property
boundary may be required along this frontage, and may result in an imbalance or
asymmetry in the canopy form once pruned.

Mitigation of Impacts: To reduce the impacts on the trees that are to be retained, we
have outlined the following procedures to be implemented during the development of this
property.

Barrier fencing: Areas, surrounding the trees to be retained, should be isolated from the
construction activity by erecting protective barrier fencing. In this location, it will only be
possible to fence the portions of the critical root zones that fall within the municipal
frontage, between the sidewalk and the street curb. The fencing that is located on the
municipal boulevard or runs along the municipal frontage must conform to the municipal
specifications that require:

e (0.6 metres between the fencing and the curb to provide for opening of car doors

e 0.3 metres of clearance between the fence and the edge of a sidewalk within a

grass boulevard.

Box 48153 RPO Uptown
Victoria, BC V8Z 7HG6
Ph: (250) 479-8733 ~ Fax: (250) 479-7050 A3
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The barrier fencing to be erected must be a minimum of 4 feet in height and constructed
of solid material or flexible safety fencing that is attached to wooden or metal posts. If a
flexible fencing material is used, the top and bottom of the fencing must be secured to the
posts by a wire or board that runs between these posts. The fencing must be erected prior
to the start of any construction activity on site (i.e. demolition, excavation, construction),
and remain in place through completion of the project. Signs should be posted around the
protection zone to declare it off limits to all construction related activity. The project
arborist must be consulted before this fencing is removed or moved for any purpose.
Solid hording material may also be required to protect the trunks of trees from
mechanical injury if vehicles or machinery are permitted close to tree trunks and where
blasting is required

Excavation for the Building footprint: The arborist is to monitor excavation for the
building footprint in the upper 1-2 metre depth of soil along the Johnson Street property
boundary to observe the extent of root loss for each individual tree along this frontage.
Although we anticipate that the impacts of the root loss can be addressed through root
and canopy pruning, severe root loss from a specific tree could result in a
recommendation to remove a specific tree or trees entirely.

Following the excavation and pruning, it will be necessary to monitor any tree where
roots were pruned or severed during high wind conditions, and cyclically for several
years following this loss for any indicators of an unnatural trunk lean, abnormal
movement of the lower trunk during wind gusts, soil cracking or heaving within the root
plate, or any other indicators of root plate instability.

Driveway Footprint: The plans show the driveway will access the underground parking
on the north edge of the Chambers Street frontage, and where it will not impact the
municipal trees.

Service corridors: We were not provided with and we did not review plans that showed
any of the above ground or underground services for this property. It is our
understanding, and it is a requirement, that the underground services can be located
where there will not be encroachment within the critical root zones of the municipal trees.
The project arborist must review service locations when they are defined and advise of
any conflicts with the trees that are to be retained, and any possible mitigation measures
that can be employed to alleviate these conflicts.

Blasting/rock removal: At this time, we are not aware of any blasting requirements for
this site; however, it is possible that bedrock may be encountered. If blasting is required
to level these rock areas, it should be sensitive to the root zones located at the edge of the
rock. Care must be taken to assure that the area of blasting does not extend into the
critical root zones beyond the building footprint. The use of small low-concussion
charges and multiple small charges will reduce fracturing, ground vibration, and reduce
the impact on the surrounding environment. Only explosives of low phytotoxicity (stick
dynamite), and techniques that minimize tree damage, are to be used within the critical
root zones of the trees that are to be retained. Provisions must be made to store blast rock,
and other construction materials. The project arborist must meet with the blasting
contractor to review and direct the blasting within the critical root zone areas of trees that
are to be retained. Box 48153 RPO Uptown

Victoria, BC V8Z 7HG6 old
Ph: (250) 479-8733 ~ Fax: (250) 479-7050

Email: treehelp@telus.net
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Pruning: The canopies of the municipal trees extend over the property line into the
subject property and where they may be in conflict with the building location and its
construction. Pruning close to or back to the shared property boundary may be required.
An ISA Certified arborist must conduct any pruning of the bylaw-protected or municipal
trees, if required, after first obtaining permission from the Municipal Parks Department.
The municipality may opt to complete the pruning of their trees to address the property
line conflicts.

Offsite work: The proposal did not identify, and we are not aware of any upgrades or
replacements of offsite municipal infrastructures. The project arborist must review any
changes to the municipal infrastructure or additional offsite requirements prior to their
installation to determine the impacts on the bylaw-protected and municipal trees that are
to be retained.

Work Area and Material Storage: It is important that the issue of storage of excavated
soil, material storage, and site parking be reviewed prior to the start of construction.
There must be no storage of construction material within the municipal frontages.

Arborist Role: It is the responsibility of the client or his/her representative to contact the
project arborist for the purpose of:
e Locating the barrier fencing and hording
e Reviewing the report with the project foreman or site supervisor
e Supervising excavation for the building footprint and service corridor where they
encroach within the critical root zones of trees that are to be retained.
e Provide direction for the blasting contractor

Review and site meeting: Once the building permit is approved, it is important that the
project arborist meet with the principals involved in the project to review the information
contained herein. It is also important that the arborist meet with the site foreman or
supervisor before any demolition, site clearing or other construction activity occurs.

Summary:

In summary, it is our opinion from our site review and the examination of the subject
trees that it will not be possible to retain and protect the 74 cm d.b.h. Liquidambar tree #1
through the construction phase. There is a better opportunity to retain and protect the
other smaller trees along this frontage if the excavation required is contained within the
property boundaries.

Alternately, when considering the potential construction impacts, the tree species and
their location beneath the hydro primary conductor, the city may be best served in the
long term with the opportunity for the removal and replacement of all three trees with a
species that is more compatible with the location under the hydro lines.

Box 48153 RPO Uptown
Victoria, BC V8Z 7HG6
Ph: (250) 479-8733 ~ Fax: (250) 479-7050
Email: treehelp@telus.net
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Please do not hesitate to call us at 250-479-8733 should you have any further questions.
Thank You.

Yours truly.,
Talbot Mackenzie & Associates

Tom Talbot & Graham Mackenzie
[SA Certified & Consulting Arborists

Enclosures — Barrier Fencing Specifications, Barrier Fencing Location Diagram

Disclosure Statement

Arborists arc professionals who examine trees and use their training, knowledge and experience to recommend
techniques and procedures that will improve the health and structure of individual trees or group of trees, or to mitigate
associated risks.

Trees are living organisms, whose health and structure change, and are influenced by age, continued growth, climate,
weather conditions, and insect and disease pathogens. Indicators of structural weakness and disease are often hidden
within the tree structure or beneath the ground. It is not possible for an arborist to identify every flaw or condition that
could result in failure nor can he/she guarantee that the tree will remain healthy and free of risk.

Remedial care and mitigation measures recommended are based on the visible and detectable indicators present at the
time of the examination and cannot be guaranteed to alleviate all symptoms or to mitigate all risk posed.

Box 48153 RPO Uptown
Victoria, BC V8Z 7HG
Ph: (250) 479-8733 ~ Fax: (250) 479-7050
Email: reehelp@telus.net
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