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Architect 
koka architecture + design inc. 
Suite 8 -1009 Expo Boulevard 
Vancouver. BC, V6Z 2V9 
t: (604) 678-5638 
e: info@kokaarchitecture.ca 

Joseph Kardum 
Architect 
e: j.kardum@kokaarchitecture.ca 
t: (604) 418-7449 

Structural 
Read Jones Christofferson Ltd. 
Suite 220 - 645 Tyee Road 
Victoria. BC, V9A 6X5 
t: (250) 386-7794 
e: victoria@rjc.ca 

Leon Plett 
Structural Engineer 
e: lplett@rjc.ca 
t: (778) 746-1136 

Civil 
McElhanney Consulting Services Ltd. 
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Victoria. BC. V8X 4A3 
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e: victoria@mcelhanney.ca 

Nathan Dunlop 
Civil Engineer 
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Landscape 
LADR Landscape Architects 
2B-495 Dupplin Road 
Victoria. BC. V8Z 1B8 
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Landscape Architect 
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PROJECT DATA 

Addressing 

Civic Address: 1144-1154 Johnson Slreet + 
1406 Chambers Streel. Victoria. BC 

LOT 1038. VICTORIA CITY. LOT B. DISTRICT 
LOT 1037. VICTORIA CITY. PLAN 8773. 
PART OF LOT 1036. VICTORIA CITY. 
PARCEL A. |DD 685-45-1) OF LOT 1036. 
VICTORIA CITY. LOT A. DISTRICT LOTS 1036 
& 1037. VICTORIA CITY. PLAN 8773 

Site Information 

Zoning (Present): 

Site Area: 
Floor Space Ratio: 
Total Floor Area: 
Site Coverage: 
Open Site Space: 
Height of Building: 
Average Grade: 
Number of Storeys: 

R3-I.R3-2 
Multiple Dwel'ng District 
2.000 m 
2:1 
3.999.3 m 
40% (811.1 m) 
52% (1.047 m) 
18.46s m 
26.65 m 

Building Setbacks 

Street Boundory (Johnson St): 
Internal Boundary (North): 

6.10 it 
9.15 rr 

Slreet Boundary (Chambers St): 6.18 m 
Internal Boundary (West): 
Average Slreet Wall Setback: 

Parking 

6.1 m i building face) 
7.1 m 

Parking Stalls: 
(Below Grade) 
Visitor's Stalls: 
Handicapped Stalls: 
Bicycle Parking: 

Residential Use Details 

Total No. of Units: 4: 

Unit types: 

58(48 Units x 1.2) 

6 110% of Total Stalls) 
1 
Class I - 53 
Class 2 - 6 (al Entry) 
Total: 59 

Studio: 
I Bedroom: 
1 Bedroom + Den: 
2 Bedroom: 
2 Bedroom + Den: 

Ground-Oriented Units: 

Minimum unit floor area (m'): 43.0 m-
(Studios 407 & 507) 

Total residential floor area (m ): 3362.0 rr 

PERMIT NUMBERS 

Zoning No. 00487 

Development Permit No. 00434 

BUILDING CODE DATA SHEET AVERAGE STREET WALL DETERMINATION (REFER TO SITE PLAN A.010) 

Eu*)rg CWW" '«! J 21 JO 
rbcct322 10»322W) 

B-2 B-3 © O 

OR sioe_ 

TSrtten Ye»2 NaT] 

uRmrfCytte I P 
- V« X NO I I 
i taK Nod 

3 2 3cr 9 10 14 & tj 

Cnrloft,*: I Cor-

koka 
•Ing ) 

typo ) 

OPEN SITE SPACE CALCULATIONS 
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PROPOSED PROJECT RATIONALE 

Ihe proposed project offers o mix ol historic and modern mossing elements, 
scales, landscaping features. Iradilional material references, and 
Sustainable design features that respond to Ihe immediate and broader 
context ot the subject site. With acknowledgment ol existing and future 
contextual considerations. Ihe project provides positive impacts tor Ihe 
community that will help loenhance the neighbourhood through economic 
growth and additional housing opportunities. 

Ihe newly designed proposed project lias taken into consideration 
and addressed the ptevious c omments trorn City Stall, in addition to 
acknowledging community considerations thai are in Ihe purview of the 
Architect and Applicant to address 

Context 

Ihe proposed project is partially a ground-level parking lot set within the 
Southwest quadrant ol Ihe f ernwood neightsourhood in Victoria. Bordering 
both Johnson and Chambers streets Ihe proposed project is sited on o 
sloped geography wills I'; to 2' ? - storey houses and a 3 storey apartment 
building at Ihe higher elevation overlooking the properly from the North 
side. Ihe neighbouring houses and apartment building maintain generous 
rear yards at Use interlace with the subject site and Iront onto Use Horris 
Green Park along Parsdora Street. 

Along Ihe blocks to Itse Fast and to Ihe South ol the proposed project 
(across Clsambers Street and Johnson Street respef'-vMy! a limited number 
ot parking lots. ' • to ?' r storey houses, and a vast number of 3 to 6 - storey 
multi-unit residential buildings fine Use streets. 

lo the Fast ol the subject site is a ground level parking lot thai services Ihe 
neighbourhood medical related facilities, lotlowed by a 3 ' ? slotoy mulli-
unit residential building. At the tar Fast end ol Ihe blcck (intersection ol 
Johnson and Cook Streets) a large parking lot servicing Ihe historic mid 
century Medical Arts Building is set lo be redeveloped as "Use Wade" 
multi-unit residential development and will encompass Ihe entire end ol 
Ihe block Acioss Ihe intersection lo the Fast ol Hie 1100 block ol Johnson 
Street is a relatively recently developed 10 - storey mixed-use multi-unit 
residential building. 

Ihe proposed project has been designed with great consideration lo the 
existing and lulure context, and consultation lias been undertaken with 
City Staff and Ihe community to Iselp ensure an appropriate architectural 
response lor Ihe subject site. 

Proposed Project Mossing and Scale 

The proposed project is a 6 - storey multi-unit residential building. Owing 
to Ihe context, both today and in yeors past. Itse proposal emplsosizes Ihe 
concept ol a 'liveable neighbourhood' Ihe locus on ground oriented 
neighbourhood developmen' while (ufflffing sustainable housing density 
is consistent wilts the commursity vision through Ihe design ol Use building 
massing. Itse historic material relerences. Ihe variation ol unit sizes, and 
the design ol ground level landscape that creates a worm and inviting 

neighbourhood toel alorsg Ihe evolving Johnson Street and bike larse 
corridor. 

the proposed building is orlicutoled wilts a series undulating massing 
elements that reduce Ihe overall scale ot Use building by cieoling a mote 
immediate engagement with the site at Use tower level while receding in a 
series ol verlical steps until Ihe top door is not visible it oise is lo stand at Itse 
toretronl ol the building. Itse ground level interlace of Use proposed build ing 
ol Ihe sidewotks along Johnson and Chambers Streets is puncluoled with 
a tow ot 2 storey lightly coloured warm grey brick massing elements and 
windows that reflect the rhythm ol single-lnmity houses thai stood along 
Johnson Street many years earlier. 

Tlse third floor the building is defined by a warm while metal home wills 
columns lhal drop to the ground level and lacililole to distinguish Itse rhythm 
on ttse 2 - storey lownhouse like modules below. Use metal fromrwoik 
extends lo Ihe Southeast comer of tlse building where il changes or ientation 
and lorms light arch-like massing elements towards Ihe stieet intersection 
and signals Ihe location of Ihe primary building entrance. 

Along Ihe Soutts and East elevations Use building steps back yet again at 
Ihe fourth and filth levels with undulating wolls lhal lotm balconies and 
semi-private terraces white contributing lo visual inlerest and participating 
in Use break up ol souisd waves Irons vehicles olong Johnson Street. Al 
Use louith and fillh levels ot the South elevation Ihe walls lorm a sow-tooth 
pattern that tacililotes lo preserve privacy tor Ihe houses lo the North by 
redirecting views out (torn the suites lo Ihe Norihwwt towards the trees in 
Harris Green Paik. finally at Ihe sixth floor the buikiing dramatically steps 
back in order to reduce the appearance ol Ihe building liom Itse permitted 
six storeys (60 It. height) lo a mote modest five storeys (50II. height) irs order 
lo acknowledge Ihe varying housing scales ol Ihe neighbourhood context. 

Materiality and Landscaping 

In keeping with the scaled back massing Ihot steps lo acknowledge Ihe 
neighbourhood housing scales, gteal emphasis was placed on tlse interface 
of Itse building material lealures and landscaping lo cieale tactile surfaces 
for both Ihe inhabitant and pedestrian alorsg Itse newly proposed wider 
green strips ot Use sidewalk boulevards. 

High quality platinum grey coloured brick adds finer texture olong Use 
Johnson and Clsambers Street frontages via the projecting 2 storey 
lownhouse-like massing elements, reflecting o single-family housing module 
and emphasizing a historic neighbourhood leel for residents the brick 
is further brought to Hie toretronl ol the terraces along tlse planters and 
planting strips that create Use butter between Use public sidewalk and 
Itse semi-private terrace spaces, landscaping including tall ornamental 
grasses. Healher and Lavender add lo Ihe transitioning planting areas 
between semi privole arsd public zones, while al Ihe same time adding to 
Use overall widlts of tlse landscaped street boulevard 

Ihe lavish West side yard and North rear yard landscape features contribute 
lo ttse transitioning grades lhaf require Ihe retention of o retaining wall that 

separates ttse houses ot the higher elevcilion lo the North Irons Ihe subject 
site. Ihe retaining wall is lined wills a warm wood fence, a series ol liees 
Yew hedges strips tall ornamental grosses, letrss. and shade adapted 
shrubs lo lacililole pleasant screening solutions between properties. 

Warm while preformed metal panels arsd worm shades ol grey cemenlitious 
lacade materials wilh a linear horizontal emphasis are incorporated ol 
various locations to emphasize the stepping ant J undulations in Ihe building 
tacode. Ihe scoles ol Ihe panels are determined by ttse module ol several 
slocked bricks irs or dor lo maintain relationships between i nuleriul elements, 
whim growing irs dimension to motets Use scale ol Use overall building. 

Ihe metal panels arsd brick c.realo tlse txrekdrops lor two green walls of 
trained Ivy Incorporated along the North and West building elevations in 
locations where svindows are minimized lo reduce Ihe appearance of 
direct visual interlace between neiglstsouring properties. 

further punctuation ol detailed material elements is found in high gnniity 
glass and arsodized aluminum coloured molal finishes, these elements are 
incorporated irs Use window wall syslern arsd main building enlry, as well as 
the guardrails and canopy leolures ol Ihe numerous balcony and terrace 
locations. 

Dwelling UnHs. Density, and Affordability 

Ihe fjroposed project is comprised ot 48 accessible dwelling units arsd a 
strata amenity toons wilh a 2:1 floor Space Ratio. Ttse Lsultrtirg is composed 
ol a healthy mix ot studios. 1 -bedroom and ? bedroom suites, the units vary 
in sizes from approximately A3 ns2 to 11? rn2. wilh a ratio ol about 1/3 two 
bedroom units arsd approximately 2/3 one bedroom and studio units. A 
covenant is proposed to dedicate n minimiim ol 20"oot the units to- rental 
dwellings. 

In oddilion. slotoge spaces aie also provided al Ihe parkade mezzanine 
level lor residential, be'lding maintenance, arsd general strata uses 

Transportation Features 

All parking corresponding to Hie proposed project is located below grade 
Ihe ralio ol parking stalls lo units is I ? parking spaces per unil and Ihe 
requirement has been met in full tor o total of 58 parking spaces including 
I requited accessible parking stall 

Ihe parkade entry is situated at Ihe Northeast corner ol Ihe subject silo 
along Chambers Street, pet Engineering requirement corresponding 
lo regulations outlined in Ihe BC transportation Act thai prohibils Ihe 
opportunity lot parking access to Ihe parkade along Johnson Street. 

Bicycle parking meets Itse required I: I ratio ol spaces to units and is located 
at the parkade mezzanine level wilh direct roll-in / roll out access lo help 
encourage bicycle travel, particularly given Ihe nearby benefit ot Ihe 
Johnson Street tiike lane tn addition. A Class 2 bike spaces are located 
near Itse primary building entrance along Johnson Street. 

Owing to Ihe various transportation options in Hie area as well os Ihe 
access lo amenities within a two kilometre radius, the need tor individual 
cor travel is reduced lor future residents lhal have Hie ability to opt lor 
public transportation, bicycle travel, or bosk: pedesliian mobility. 

Crime Prevention Through Environmental Design (CPTED) 

Design lealures ere incorporated into the architectural and landscape 
design lo facilitate neighbourhood and resident solely and security 
through environmental design Ground-orient units wilh generous polios 
c reate butters between the public, and private building interlace while 
al Ihe same time creating a sense of 'eyes on (tie street" lo help minimize 
opportunities lor unseen criminal activity, landscaping and walkways are 
designed la allow lor clear lines ol sight, along wilh ground oriented lighting 
planning that mitigates blinding lights and dark comets. In addition, secure 
underground vehicle and bicycle parking is pioviding wilh ladio control 
access. 

Infrastructure 

The proposed jxojecl will utilize existing service infrastructure and will 
contribute to Ihe ex[Xinsiotr ol portions ol Ihe infrastructure based on 
municipal requirements. Use improvement will tie ol greatest visual notice 
to Use commursity via Ihe widening and streetscape improvements alorsg 
Ihe Johnson arsd Clsambers Street boulevards. 

SustainabllHy 

Ihe proposed project commits lo incorporating Sustainable design 
principles, suets as minimized water usage, lecyclabte materials, native 
landscape planting, arsd energy olficicncy. in order to achieve a minimum 
ot Built Greers Gold. 

Artificial light planning on Itse subject site will also be restricted lo mitigate 
urban liglsl pollution. 

Community Benefits 

In Ihe short terns, ttse proposed project olfers individuals Itse opportunities 
lor neighbourhood employment during Ihe duration ot construction, along 
wilh Use correspondng spin oil economic benefits to local businesses thai 
provide services to construction stall, in the longer term residents in tlse 
community are provided wilts Itse opportunity lor additional modestly 
priced market and rental housing lo help service the median :ncome 
bracket lor tlse area. 

In addition lolhectirec"' pntentin'bencfib through employment nnd housing, 
tlse proposed projec I benefits the community through Itse improvement ot 
infrastructure, the crealien ol a neighbourly streetscape, and by ottering 
Sustainable design buikiing slock tlsat helps loroduce Use City of Victoria's 
environmental footprint in lieu ol ttse existing ground level parking lot 

BRICK: METAL PANEL: CEMENTITIOUS BOARD: WINDOW WALL: GLASS GUARDRAIL: GLASS GUARDRAIL: WOOD: 
Warm grey Aluminium Mid-tone grey Clear Glass Transparent Glass Transluscent Glass Natural Fir 

Warm white Aluminum Frame Aluminum Frame Aluminum Frame 
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View North from South side of Johnson St relative to Southeast corner of subject site 
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BC Land Surveyors Site Plan of 
1144, 1152 & 1154 Johnson Street 

8. 1406 Chambers Street 
Legals - Lot 1038, Victoria City 

Lot B, District Lot 1037, Victoria City, Plan 8773 
Part cf Lot 1036, Victoria City 
Parcel A, <DD 68545-1) of Lot 1036, Victoria City 
Lot A, District Lots 1036 8. 1037, Victoria City, Plan 8773 

Parcel Identifiers' 0:9-392-386 . 005-450-021. 000-553-221. 
000-648-710 and 005-449-987 

All distances are shown in netres 

Tree dianeters ore In centlnetres. 

Geodetic elevations shown +* tin Meters) 

Total Site Area = 2000 n2 
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THE ROW 
1144 - 1154 Johnson Stand 1406 Chambers St, Victoria, BC 
Street Elevation 
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1. BRICK (WARM GREY) 

2. PREFORMED METAL PANEL (WARM WHITE) 

3. CEMENTITIOUS PANEL (MID-TONE GREY) 

4. WINDOW WALL / ALUMINUM FRAME 

5. TRANSPARENT GLASS GUARDRAIL / CANOPY WITH 
ALUMINUM COLOUR FRAME 

6. TRANSLUSCENT GLASS GUARDRAIL / CANOPY WITH 
ALUMINUM COLOUR FRAME 

7. WOOD (NATURAL FIR) 
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VIEW FROM SOUTHEAST ALONG JOHNSON STREET 
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VIEW FROM SOUTHWEST ALONG JOHNSON STREET 
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Sections ot yew hedge punctuated by 
ornamental grasses and shade-adapted 

shrubs provide vegetative screening along 
North property line 

New Japanese 
Stewartia trees (7) 

in large square pots 
line the access path 

leading to the rear 

Swaths ol deer fern, blue oat grass, 
and salal sweep up the sloped portion 

of the underground parking slab 

Shade-adapted 
shrubs, ornamental 
grasses and ferns 

line the western 

Wood privacy 
screens at edge of 

rear unit patios 

Bollard lighting at 
the path edge 

illuminates access 
to the rear unit 

patios (Typ) 

600mm wide over 
rock strip allows 
for maintenance 

access at building 
face 

Twining vines are 
supported by a 

wall-mounted trellis 
structure Uplighting 

illuminates the green 
screen (Typ.) 

Wall-mounted step 
lighting illuminates 

the access path 
stairs (Typ ) 

Johnson Street 
New October Glory Red Maples (4) 

Colored and st 
banding marks the main building 
entry, with LED uplighting 
illuminating the access 
Unit patios feature rectangular 
decorative concrete pavers 
Pavers to be permeable (Typ) 
See Architecture 

Landscape Concept Plan 

Recommended Nursery Stock 

Medium Shrubs 

Perennials. Annuals andFems 

New Caller/ Pear trees (3) 

Bnck screens at edge of unit 
patios along Johnson St and 
Chambers SI (Typ) 

Tiered planters feature ornamental 
grasses, lavender, boxwood and 
rhododendrons at edge of 
expanded boulevard 

Colored and sawcut concrete 
banding marks a sealing area 
intersection of the two sidewalks 
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