a CITY OF
VICTORIA

Planning and Land Use Committee Report
For the Meeting of August 27, 2015

To: Planning and Land Use Committee Date: August 13, 2015
From: Jonathan Tinney, Director, Sustainable Planning and Community Development
Subject: Development Permit with Variances Application No. 000426 for 951 Johnson
Street
RECOMMENDATION

Staff recommend that Committee forward this report to Council and that Council refer the
Application to the Advisory Design Panel, with a request that the Panel pay particular attention
to the following:

e The appropriateness of the height of the street walls, with particular emphasis on the
transition to the adjacent building to the west of Johnson Street.

e The height of the podium corner at the intersection of Johnson Street and Vancouver
Street, with opportunities to increase the building mass in this location.

e Potential CPTED concerns associated with the primary residential entrance on Johnson
Street.

e The appropriateness of the building separation distances between the proposed building
and the adjacent four-storey residential building to the west.

Following this referral, and after giving notice and allowing an opportunity for public comment,
that Council consider the following motion:

“That Council authorize the issuance of Development Permit Application No. 000426
with Variances for 951 Johnson Street, in accordance with:

1. Plans date stamped August 4, 2015.

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 50m;
b. Section 3.67.5(2) - increase the number of storeys from 10 storeys to 17

storeys,

3. The submission of revised plans that address comments from the Advisory Design

Panel to the satisfaction of City staff.
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4. Council authorizing anchor-pinning into the City Right-of-Way, provided that the
applicant enters into an Encroachment Agreement in a form satisfactory to the City
staff.

5. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.

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

LEGISLATIVE AUTHORITY

In accordance with Section 920(2) 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.

Pursuant to Section 920(8) of the Local Government Act, where the purpose of the designation
is the revitalization of an area in which a commercial use is permitted, a Development Permit
may include requirements respecting the character of the development, including landscaping,
siting, form, exterior design and finish of buildings and other structures.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit Application for the property located at 951 Johnson Street. The
proposal is to construct a mixed-use building comprising of two towers, one at 15 storeys and
one at 17 storeys, with ground-floor retail fronting Vancouver Street and Johnson Street with
residential above. The variances are related to an increase in the building height and number of
storeys.

The following points were considered in assessing this Application:

e The proposed building is subject to regulation under Development Permit Area 3 (HC)
and is generally consistent with the applicable Design Guidelines in the Official
Community Plan (OCP) and the Downtown Core Area Plan (DCAP).

e Although the proposal is largely consistent with the relevant design guidelines, it would
benefit from a review by the Advisory Design Panel with specific reference to the height
of the street walls on Johnson Street and Vancouver Street, the height and massing of
the podium corner, the primary residential entrance on Johnson Street, and the building
separation distances on the west elevation as it relates to the adjacent building.

e The proposed increase in building height and number of storeys is considered to be
appropriate as the theoretical density under the R-48 Zone (Harris Green District) is not
being exceeded and the proposal is consistent with the height limits of the DCAP. In
addition, the location of the proposed towers would be offset from other recently
approved developments within the same neighbourhood block.

BACKGROUND
Description of Proposal
The proposal is to construct a mixed-use building comprised of two towers, one at 15 storeys

and one at 17 storeys, with ground-floor retail fronting Vancouver Street and Johnson Street
with residential above. The building has a floor space ratio (FSR) of 6.05:1, although the
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current zone does not prescribe a maximum density. Specific details include:

o a total of 807m? for two commercial-retail units on the ground floor

e three residential units at grade, located behind the commercial retail unit on Johnson
Street
209 residential units above the commercial retail units
four levels of underground parking accessed off Vancouver Street

e atotal of 214 bike storage lockers (210 residential and 4 commercial) comprised of:
- 169 bicycle storage lockers located at Level 1 of the underground parkade
- 7 bicycle storage lockers located at Level 2 of the underground parkade
- 38 stalls for commuter bikes located on the ground floor, with provision of a work

bench for bike maintenance

e a total of 12 publicly accessible bike racks located at the residential entrance on
Johnson Street

e atotal of 18 storage lockers located in the underground parkade

e streetscape improvements to the frontages adjacent to the property on Johnson Street
and Vancouver Street consistent with the Harris Green standards and the proposed new
separated cycling facilities

e replacement of the five street trees on Johnson Street and two street trees on
Vancouver Street to meet City standards

e an interior courtyard consisting of hard and soft landscaping and raised yoga deck, as
noted on the landscape plan

e exterior building materials consisting of:
- a mixture of brick cladding, metal facia and wood soffits for the podium level
- aluminium windows with white and grey metal spandrel panels, accent colour panels

in dark blue and fritted spandrel panels

- glass guardrails
- custom designed security gate for the main residential entrance on Johnson Street.

The proposed variances are related to:

e anincrease in the building height from 30m to 50m
e anincrease in the number of storeys from 10 to 17.

Sustainability Features

As indicated in the applicant’s letter dated June 23, 2015, the following sustainability features
are associated with this Application:

e building constructed using LEED standards as a guideline (certification will not be
achieved)

e high-quality finishes for long-term durability and building lifecycle

e meeting or exceeding the EngerGuide80 rating or equivalent

e low flow plumbing fixtures

Active Transportation Impacts

The Application supports active transportation by the inclusion of bicycle storage facilities in the
parkade and a bicycle commuter room with work bench at grade.
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Public Realm Improvements

The Vancouver Street corridor has been identified as an All Ages and Ability (AAA) bike route
which will require physically separated cycling facilities. Council has approved AAA projects on
these corridors as a priority project to be completed within the next few years. Development of
detailed concept plans is underway. Detailed drawings for Building Permit submission will need
to reflect this future alignment and new facility. The applicant is financially responsible for
frontage works adjacent the property and has indicated their commitment to working with the
City to achieve these upgrades. The attached plans demonstrate sidewalk upgrades along
Johnson and Vancouver Streets consistent with the Harris Green Standards.

Existing Site Development and Development Potential

The site is presently occupied by a surface parking lot currently used for the McCall Funeral
Directors at 1400 Vancouver Street. There are no legal agreements requiring parking to be
maintained on the subject property for the use of 1400 Vancouver Street, although it is subject
to the parking regulations under Schedule C of the Zoning Regulation Bylaw. Any
redevelopment of the subject property would result in 1400 Vancouver Street being non-
compliant with parking provisions. The lease is due to expire in September 2016 and it is
anticipated that the current tenant at 1400 Vancouver Street will vacate the building prior to the
commencement of development on the subject property, should it be approved.

Under the current R-48 Zone (Harris Green District), the property could be developed at a
height of 10 storeys to accommodate a range of uses, including but not limited to retail, office,
restaurant, theatres or daycares. The current zone does not prescribe a maximum density.

Data Table

The following data table compares the proposal with the existing R-48 Zone. An asterisk is
used to identify where the proposal is less stringent than the existing zone.

. o Zone Standard

Zoning Criteria Proposal R-48
Site area (m?) - minimum 2761.00 n/a
Total floor area (m?) - maximum 16,700.00 n/a
Height (m) - maximum 50* 30
Storeys - maximum 17% 10
Setbacks (m) - minimum

Front (Vancouver Street) 0.50 0.50

Rear (west) 3.00 n/a

Side (north — Johnson Street) 0.00 n/a

Side (south) 0.00 n/a
Parking - minimum 202 n/a
Bicycle storage (Class 1) - minimum 214 213
Bicycle rack (Class 2) - minimum 12 9
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Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, on June 24, 2015, the Application was
referred for a 30-day comment period to the Downtown Residents Association CALUC. A letter
dated July 25, 2015, is attached to this report.

A Development Permit Application does not require a meeting with the CALUC. However, the
applicant exceeded consultation requirements and volunteered to arrange a CALUC meeting,
which was held on March 18, 2015. The comments from the meeting are attached to this report
in a letter from the CALUC dated July 25, 2015.

This Application proposes variances, therefore, in accordance with the City’s Land Use
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the
variances.

ANALYSIS
Development Permit Area and Design Guidelines

The Official Community Plan 2012 (OCP) Urban Place Designation for the subject property is
Core Residential, which supports multi-unit residential, commercial and mixed-use buildings
from three storeys up to approximately 20 storeys. The OCP also identifies this property in
Development Permit Area 3 (HC) Core Mixed-Use Residential. The objectives of this DPA are
to transform the form and character of the area through mid-to-high-rise residential mixed use
and commercial buildings, with the greatest heights along Yates Street. Ensuring high quality
architecture, landscape and urban design is also an important objective of this DPA. The
proposed development at 951 Johnson Street is consistent with DPA 3 (HC) objectives for
redevelopment and overall high-quality design.

Downtown Core Area Plan

With respect to local area plans, the Downtown Core Area Plan, 2011 (DCAP) applies to the
subject site. Within the DCAP, the Residential Mixed District (RMD) includes the 900-block of
Johnson Street, noted as a transitional zone from high-to-medium density, in the “Cross Town
Concept” and where height transitions from high-rise to mid-rise buildings in the “Urban
Amphitheatre Concept” with the concentration of tall buildings along Yates Street, east of
Douglas Street. Although Yates Street is identified as the preferred location for taller buildings,
the maximum height identified for Johnson Street is 50m, which is consistent with the maximum
height for Yates Street within this neighbourhood block.

Multi-unit residential development is encouraged in the RMD with higher density focussed along
Yates Street. The RMD encourages multi-residential development appropriate to the context,
respecting the allowable building heights in the neighbourhood. Active commercial street-level
uses are encouraged to help increase pedestrian activity. The current proposal is generally
consistent with these objectives as it contributes new street-level commercial space in the RMD,
which is further supported by residential uses above. Although a height variance is proposed
from the current zone, the proposed 50m maximum building height is consistent with the
building height limits within the guidelines.

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

Building Setbacks and Street Walls

DCAP contains policies for street wall heights and setbacks that are appropriate for the context
of each street. The intent of these guidelines is to:

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

Vancouver Street fits the category “wide street” in the DCAP, where the front setback should be
less than 3m in order to create a sense of animation. The proposed site plan for the residential
mixed-use development is consistent with this guideline, although minor deviations exist for
other aspects of the building design.

The primary street wall on Vancouver Street ranges from 7.35m to 10.5m in height, which is
slightly shorter than the recommended 15m to 20m range. The applicant has indicated in the
supporting letter that the intention of this design response is to respond to the geometries and
heights of adjacent buildings. In addition, the secondary street wall for the building is 43.5m,
which is 15m taller than recommended in the guidelines. The design response to mitigating the
taller secondary street wall is providing articulation at the roof of the building with
complementary white metal panels within a cantilevered roof at Level 15 and Level 17 of the
towers.

Similar deviations from the guidelines exist for the frontage along Johnson Street. There are
modulations in the height of the primary street wall but, at its shortest location on the corner of
the building (at the Johnson Street and Vancouver Street intersection), the street wall is only
8.1m high which is approximately 2m shorter than the recommended range of 10 to 15m. Given
the prominent location of the building on a corner site, staff have expressed concern with the
height of the glass podium on the corner of the building and note that a taller podium would help
to balance out the overall mass of the 17-storey tower. In addition, the street wall to the west of
Johnson Street is proposed at five storeys (16.3m). The applicant responded to staff comments
by reducing the street wall by one storey, which helps to provide a more sensitive transition from
the adjacent building.

For the reasons noted above, staff suggest the Application would benefit from a review by the
Advisory Design Panel (ADP) on street walls, building separation and articulation of the upper
storeys through exterior finishes and materials.

Building Separation

DCAP prescribes building separation guidelines based on the principle of increasing building
separation in relation to increased building height. The intent of this is to enhance privacy and
open up views in between buildings. The proposal is consistent with the tall building guidelines
by offsetting the proposed two towers from the recently approved 18-storey building at 960-962
Yates Street, directly to the rear of the subject property. In addition, the proposal is generally
consistent with the residential building separation guidelines, which provide minimum distances
from property lines and between tall buildings located on the same parcel. The only aspect
where the Application does not comply with the guidelines is on the west elevation, where five
balconies from Levels 11 to 15 have a setback of 4.75m, instead of the recommended 5.5m
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from the side property line (a projection of 0.75m). As these balconies are on the upper floors,
the direct privacy impact on the adjacent building is considered to be minimal. In addition, at the
request of staff, the applicant has revised the design to enhance the landscaping along this
property line with the provision of a yew hedge which will enhance privacy for the residents on
the lowers floors of the adjacent building. Staff recommend that the ADP review this aspect of
the design for any further refinement opportunities.

Additional clearances for windows are encouraged where feasible to enhance liveability for
residential uses. The proposal is consistent with the guidelines for minimum separation
distances between the two towers on the subject property. This distance ranges from 10m (at
Level 10) to 14m (Levels 11 to 15) between balconies, which is in excess of the minimum
requirements in the guidelines.

Building Design

Overall, the proposed form and massing is organized to demarcate the building base, body and
top. Commercial units provide multiple entrances off the street with canopies giving weather
protection for pedestrians. Staff have raised concerns regarding the recessed residential
entrance on Johnson Street which could become a Crime Prevention Through Environmental
Design (CPTED) challenge. The applicant has responded to this by stating that the area will be
well lit and finished with high-quality materials, although no lighting strategy has been provided
at this date. Staff recommend that the Application be forwarded to the Advisory Design Panel
for consideration of this issue.

Building and Street Interface

In the DCAP Appendix 5 “Building and Street Interface Guidelines”, this block of Johnson Street
is identified as an “Avenue”. In these locations, public realm improvements should be designed
to relate to adjacent residential uses and the street’s transportation function through the
provision of comfortable, safe and animated pedestrian environments. The proposal includes
commercial uses at grade and this would contribute to street animation through multiple
entrances, extensive glazing and awnings for weather protection for pedestrians. Also, seven
replacement street trees are proposed along with sidewalk improvements consistent with the
Harris Green standards for both the Johnson Street and Vancouver Street frontages.

Advisory Design Guidelines for Buildings Signs and Awnings (1981)

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

Guidelines for Fences, Gates and Shutters (2010)

The objective of these Guidelines is to ensure that where fences, gates and shutters are
required, they are designed well and complement their surroundings. The Application is
consistent with these Guidelines and proposes to introduce high-quality custom security fencing,
details of which are included in the Application package.
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Proposed Variances

Three variances to the Zoning Regulation Bylaw are being proposed as part of this Application.

Height and Number of Storeys

An increase in the height from 30m to 50m and an increase in the number of storeys from 10 to
17 is being requested. The R-48 Zone does not prescribe a maximum density through a FSR
calculation. In the case of a height variance in this Zone, standard practice is to determine the
‘theoretical” FSR based on the height and setback regulations as they relate to the subject
property. This determines the building envelope that can be achieved. The theoretical density
for the subject property is 7.4:1 FSR and the proposal is for a building within this limit at 6.05:1
FSR.

As the building complies with the recommended height guidelines in the DCAP and appropriate
measures have been taken to offset the towers from adjacent buildings, staff recommend for
Council’'s consideration that the height variance is supported.

CONCLUSIONS

The proposed high-rise mixed-use development at 951 Johnson Street would support the
planning objectives for the Downtown found in the OCP and the DCAP. The proposal is
generally consistent with the design guidelines contained within the DCAP and includes high-
quality building materials and landscape finishes. The proposed height and number of storeys
variance is recommended for consideration given the consistency with guidelines and the
design measures taken to integrate the buildings into the surrounding context. The front yard
setback variance is recommended for consideration due to the relatively minor nature of the
variance and the provision for additional measures to help animate the street frontage (outdoor
patio). However, the Application would benefit from a review by the ADP in relation to the street
walls and podium height at the corner of the building, potential CPTED concerns for the
residential entrance and opportunities to refine the design on the west elevation as they relate to
the building separation guidelines.

ALTERNATE MOTION
That Council decline DP Application No. 000426 for the property located at 951 Johnson Street.

Respectfully submitted,

Pt Qpue,  4AY

Charlotte Vain Alison Meyer,‘Assistant Jonathan Tinney, Director
Senior Planner — Urban Design Director, Development Sustainable Planning and
Development Services Division Services Division Community Development
Report accepted and recommended by the City Manager: J ‘ ﬁ

Jﬂ ~_/ “Jason Johnson

Date: %u%u?f pa JLots
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List of Attachments

Zoning map

Aerial photo

Letter from applicant, dated July 30, 2015

Letter from Downtown Residents Association, dated July 25, 2015

Plans for Development Permit Application with Variances No. 000426 dated 4 August
2015.
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Received
City of Victorse
City of Victoria AUG D 5 2015
1 Centennial Square o
Victoria, BC V8W 1P6 e Servees oy July 30th, 2015

Attention: Mayor Helps and Councillors
Re: 951 Johnson Street
Dear Mr. Mayor and Councillors,

We are excited about the opportunity to continue to contribute to the growth of Victoria’s
Downtown Core, and are pleased to present this development at the corner of Johnson
Street and Vancouver Street. As with every development site, we see both opportunities
and challenges on this site, and are proudly offering a unique development, which will
enhance Victoria’s Downtown Core.

The redevelopment of the McCall’s Funeral Home parking lot is a significant opportunity
to help establish a vibrant community in Harris Green neighbourhood. Although the
property has provided an important service for the past forty years as a parking lot for the
funeral home service, the site has remained undeveloped for many decades. The
neighbourhood has seen significant change over the past few years, and we’ve looked
closely at how to contribute in a positive way to this growth.

The property is approximately 28,800 square feet, and zoned R-48, which has simple
setback and height guidelines without limiting floor space ratio. Also, R-48 is the only
zone that is specifically mentioned in the Downtown Core Area Plan where the allowable
density will be unaffected. Since this zone is not based on floor space ratio, the only way
to calculate the allowable density under this zoning is to determine and understand the
maximum building envelope based on the setbacks and height. We established the
allowable density with a massing model. This totaled over 212,000 square feet of
buildable with a 7.4 FSR. (See attached.) However, after looking closely at both existing
buildings and proposed developments in the area, it was more fitting that we applied the
Downtown Core Area Plan design and height guidelines. We started manipulating the
density and form of the building and established a new square footage number that was
less than the ten-story scheme. This totaled over 195,000 square of building with an FSR
of 6.78. (See attached.) Under this scheme, however, we seek a height variance that is
within the allowable height guidelines of the Downtown Core Area Plan. This is also
beneficial, as it helps maximizes separation distances, and is much more complimentary
to the neighbourhood than what is permitted under the R-48 zone. This massing model
became our new base which we then continued to sculpt and design the building to its
current proposed gross floor area of 179,437 square feet, which reflects 85% of the
density attainable under the current zoning and an FSR of just over 6.



Massing & Composition

The adjacent properties are a mixture of low-rise commercial as well as mid to high-rise
residential. Particular care was taken to fit this development into the neighbouring
context. In particular, it was important to maintain views from the recently approved 18-
storey tower on the adjacent site fronting Yates street. The mass is primarily arranged in
two towers, 15 and 17-storeys, located to permit views through the site from the adjacent
tower. The towers have been sculpted and angled to maximize views through the site and
from within the suites.

A key element of the DCAP design guidelines is the incorporation of a continuous street
wall. This is a departure from how Harris Green traditionally developed with towers
surrounded by green space. The lower floors have been carefully articulated and
composed to respond to geometries and heights of adjacent buildings, which sets-up the
two required street walls. The overall composition steps up from the corner, which will
be a clean and bold glass volume for high retail exposure and a feature metal canopy.
Along Johnson, the mass steps to 4 and 6 stories, and down to 5 stories adjacent to the
neighbouring residential.

Considerable articulation is proposed within the building facade. The palate of building
materials includes masonry at the base with both white, gray and midnight blue metal
panels incorporated into the glazing system. A feature element is the incorporation of
glass frit within the towers and some balcony dividers. Balconies have been playfully
arranged along some of the facades. A playful approach to the overall composition gives
a sense of vibrancy and vitality to the development and neighbourhood.

Building Details

The proposed development is approximately 180,000 square feet, which is 85% of the
maximum allowable density and will consist of 209 strata titled units including 3 home
occupation units on the ground floor and approximately 8700 square feet of commercial
space. The building will have 219 parking stalls. Storage lockers will be provided for
every unit and bike parking for every unit will also be provided.

The entry lobbies of the two residential towers are located off a shared south-facing
courtyard. This entry is marked with feature entry gate, warmly lit wood soffit, and
illuminated signage on a prominent brick pier. The gated entrance will be well lit in the
evening and glazing will help activate the commercial units during the day. The shared
courtyard is a major amenity to the residents and an opportunity for community building.
Locating the elevator lobbies off this shared courtyard provides immediate access to all
residents and promotes social interaction, a key element to developing ‘happy’ and
livable cities. The two angled street wall components on Johnson gesture towards the
main entrance, which is reinforced by paving patterns in the sidewalk along Johnson
Street.



The commercial space will have 15-foot ceilings with storefronts activating both Johnson
and Vancouver. The main commercial space will be prominent on the corner of Johnson
and Vancouver and will feature double height glass and give any tenant an opportunity to
have major exposure on a major corner.  The second space will be featured under the
West tower and will have a large outdoor amenity space. The exterior fagade of the
ground floor will have a robust masonry and glass finish.

Green Features

The Canada Green Building Council LEED rating system will guide the development of
sustainable features within the building. To date, the design team has focused on
incorporating features which provide long life cycle benefits for durability and efficiency,
including a high performance envelope, finishes with 50+ year durability. We will be
meeting or exceeding the EnerGuide 80 rating, or equivalent. In addition to all washers,
dryers and dishwashers being EnerGuide rated, we will also incorporate low flow toilets
and showerheads. We believe most residents will be able to walk to work or amenities
due to the central downtown location. The building site is close to several bus routes and
has been designed to encourage the use of bicycles. To promote cycling we have made it
easy for bikers with the prevision of a separate bike ramp directly off the street into the
secure underground bike garage. A number of bike stalls will be provided in a secure
enclosure at grade along with a bike repair workshop.

CEPTED

There are several locations where the development is accessible to the community during
the day. The commercial base will enliven the sidewalk and encourage interaction within
the community. Placement of the residential lobbies off the courtyard will provide ‘eyes
on the street’ and a sense of ownership of this area, which reduces risk of crime.
Elimination of blind spots and careful placement of lighting also helps in reducing
unwanted activity. ~ .

Community Dialogue & Livability Design

A neighbourhood meeting was held in March of 2015. The overall reception of the
development was positive and the residents, including the downtown residents
association were in general support. Most residents felt the tall, narrow and well-
articulated towers were a favourable solution, which kept buildings, separated and
retained existing views.

The ‘building separation’ guidelines in the Downtown Core Area Plan was a startin g
point to establish separation distances between the two new towers as well as between
existing buildings. The design goes above and beyond the minimum separation
requirements in an effort to retain existing views as well as maximize views of the new
units in this project. The distance between the two towers is 150% wider than the
separation guidelines. In addition, the living areas are oriented away from the adjacent
tower, with only bedrooms located facing each other. The two towers are positioned to
permit views between from the proposed adjacent development at 960 Yates. This
separation is further enhanced by flaring the walls toward the south for an even greater
opening.



The building is setback 6.75m and 8.3m at the south property, which is greater than the
3m and 6m minimum, and steps back to 21m where the buildings are directly opposite
each other.

Similarly, along the West properly line we are setback 4.6m from the adjacent four-storey
building [ 160% improvement over the 3.0m min|. Also, along this side of the building
for the first 4 floors, most suites are oriented North or South, away from the adjacent
building to the west. Bedroom windows from buildings may face each other but living
areas do not. Additional landscape has also been introduced on the West property line to
improve privacy.

The existing ‘Manhattan’ building at 930 Y ates was also considered in the development
of the form and massing. At our two closest points of buildings, we are separated by
more than 21 meters.

Summary

Much dialogue with the neighbours and city staff is reflected in the design of this
proposed development. Our design response ensures that views of neighbouring
buildings are affected as little as possible, which is achieved by reducing overall mass
and density but increasing height and setbacks. We believe the design closely reflects
the Downtown Core Area Plan and is a positive step for the future development of the
Harris Green neighbourhood.

Sincerely,

Daniel Cox



CTORIA
DOWNTOWN
RESIDENTS

1715 Government Street
Victoria, BC

V8W 1Z4

250.386.5503

Mayor and Council

City of Victoria

No.1 Centennial Square

Victoria, BC

V8W 1P6

July 25, 2015

Re: CALUC Meeting-951 Johnson Street

Dear Mayor Helps and Council,

Received

City of Victoria

JUL 27 2015

Manning & Development Department
Develepment Services Division

The DRA LUC has reviewed the drawings and hosted a CALUC meeting on March 18th, 2015 for
the above-mentioned application. The applicant proposed the meeting, as it was not a
requirement of the CALUC process. The applicant should be commended for undertaking this
higher level of public consultation. Twenty-nine people registered their attendance at the door.

Based on the information presented by the applicant, the purpose of the rezoning is to create two
residential towers over a single four-storey podium, with ground floor commercial space fronting
Johnson and Vancouver Streets. There will be 205 condominiums with the parking entry off
Vancouver Street. The two buildings would share an underground parking structure. Units would
range in size from <500 sq ft up to 1800 sq ft with the standard sizes of 600-800 sq ft.

The applicant outlined how they had responded to early DRA LUC concerns regarding the
viability of marginal, interior ground floor commercial spaces and had adapted the design to

convert those spaces to work/live units.

Comments and concerns raised at the CALUC meeting by the public are as follows;

¢ Arange of comments were heard regarding the street wall configuration for the podium
levels and the setbacks for the building at the sidewalk. There were both concerns and
complements from various attendees as to the City policy of no setback from the street.

o Concerns were voiced regarding shadowing. The applicant provided shadow studies
indicating the impacted areas to the north. It was pointed out that the applicant also

owned much of the impacted property to the north.

¢ Attendees suggested that visitor parking would be beneficial but would need to be

controlled and monitored.




¢ Attendees also expressed concerns that not enough parking was proposed. Other
attendees pointed out that many downtown residents don't have cars.

s Concerns were voiced regarding that the eventual use proposed for the ground floor
commercial space be compatible with the residential use above. For example, no late
night pubs or restaurants.

s Several attendees commented that the proposed cladding materials were of a high
quality and the articulation of the buildings provided visual interest

No attendees of the CALUC meeting voiced opposition to the proposal.

The DRA generally supports this proposal as it appears to be of very high quality, conforms to the
OCP and will bring vitality to the Harris Green precinct.

Sincerely,

)
l'//
lan Sutherland
Chair Land Use Committee

Downtown Residents Association

cc Planning and Development Department



s

i TP S EOP DRI S

LS

o o . & * Biay,
)} ¢ ’ : 1
i i
i
: _Lﬂ i
= %

3
o >

PROJECT LOCATION PROJECT DATA

DRAWING LIST
o TYveS
— . ocuerwy n::m Vil
o occurATOR - 3 o ooy ‘commray

Aort o . M“:

- ? A@ PLOOR MY LEVEL P2

e e
+oesmoon " - R34 WTEP A 0 LD A LBV

1 sesmocu « o P = - PLODR PL LBV T

18ToR0oM - - u..mwm:

e T + A28 TLO0R P LV §

1068 P0G M (L8

- P0G P LEVEL T

o ) 341 Pioom o LV B 18

- RLOCR PN LIVR 1

s v
0w v
- ey

.
MRS +3conmty

Received
City of Victoria

AUG 0 4 2075

Planning & Development Department
Development Services Division

Architecture

3. a8 TV e
VISTONA B VI a3
1 29030 4400 7 700 0 12

LADR

M. e O a0
MEIORA B V87 T
T 360 448106 #3040 ove

989
Properties Ltd,




s AN OF:

A¥ad (e and Sarfeyby Architecture
D b et
‘\n".ﬂ'r/ i b W0 84 TV MM

Cvmsenea R

Vetore Tus R e

Lo B N et R @
SCALE = 102w oG N o Lot B ﬁ
' V f

- . a W00 [y B Fert
L 2 it ]
e e b e A o e

Do wrv i suent = Dy of Vs
g Ly R 6 s« DA

et o

piodrhputriydrgioe JUINSIUN STREL T (66" o"

4wy ok e confvsed by S wherat

« o 6y B o
- e G e

* i e Svry
- o s S

* s w10

- e - Y

*

* e U e
o it

AT » PARKING [LOT

.
SasseTpn3gpos

IREioLIooor )

7

£

4 storeys
Ely 20 Feet
of Lot 824

ool Ry = 127

Ren Lot 824

Adjacent Buiding

>
< ¥

STRATA PLAN VIS3533
(PLAN VIPS671D
o
8
8

Lot 823 # lotgr " !ﬁ
(¥

O et P o 8 S -
PN i s P D12 rwr, 0 s ot

T e
LK

- Wy s Tl g Tt

A i vy e
LT pw—y

Z/%

=

o~
(TR

—

VAN

gl ity

LOT 814

Flat Roof= 2002

5 Attes Audo / Video
g Roof Rige + 24

SURVEY
(EXISTING)

Received
City of Victoria

AUG 0 4 2015

Planning & Development Department
Development Sewvices Division




JOHNSON STREET

" MCCALL'S FUNERAL PARLOR E
REVENUE
RESIDENTIAL |_
34 STOREY
Architecture

. S S . . W O M
] - j(/) (] £ .} L ) >
4 STOREY T '—
D= = =)
6 STOREY i uJ
S eTOREY 17 STOREY m
. [ P [
. / C> %)
| =
1STOREY 7 3 STOREY i | m
L
00— = p
L] ) N | -
(- : -
] (&) o=
e ] - i =
; ; o
> PLAN
o

Recéived
AUG 0 4 2075

HW & Devek_)pinmt Department




Architecture

7

777

A

|
e

777777

11

I
1

DLLODDILIANN

e\l

TITTITIT
mnirn
i

222227

Tl

=,

/

g

777777/

H
{ i
L&

)22

A T T T

" .

s 33
- £F
o= £3
S &
< =4

&




7; '"ﬁj*l -- o ]-;”]-/“- -- b e ../ e

é T T T T M 1 .
7 !!*' -1 - | - D ‘

é ' %49“ =T T 1
/1 ]

o In T e T T

- o
a0 . =
%_f“.tju:;f::;ﬂ:::f:: ¥
e 7 g —
____ s

OP Re-Submittal
4 August,
Properts
LEVEL P3

)




B \ == /
= = //
. _ \>’ et [
X 3
!

R T
L
o

NNk
-

\

\

h

\ //

lanning & Development Department
Bevelopment Sesvices Division

Receive
City of Victoria
AUG 0 & 2075

7

—

il o el s |

lm

PSS < o P S R P

:

E

oAt
L o n " - - . “
e E e Fu-] ) F-) Flc) £

&
8 H
Lt B

: 5
T HII TR




N

[3 §

N

N

Vot LPTH 8 4

|
i
|
|
|
-
.
: § g
-
H
__-\\:
N\
©

T A

. o :;
af = -“m- T 1 """ - ‘ </-{%////. oo
s . < 7,7 : 2

I DN %k O

R ontors :
AUG 0 & 2015

Planning & Developu@l Dgpanmem
Pevelopmeat Sewvices Division




g
z
o
w
z
3
o
-

E J [+ 4 !
g H Q i
g0 u i
i d__ o A JSo:zw>:ooz<>
: R \ ur .
i L : _m _;—11 ._ |m|..
L e — R
R AT i
B ; n..l m w e N _m ||||||||| 1 T
o A m;
S > ; it .
LR
d (Ll m 4L
8 IA _-1‘_. 2
; | m
? _ - ! g
Y .
e mAgM oAM
o\ l.vw , i

17

mﬂ
e o.ﬁ| ._
i |/
|
: W= __ , iz
.__ o _,, .\m m Y ...»_ ™ MlJ, 7
: _11_ __||, I i AR
b . — wm ; / [_
) Haﬁ___, ...........................
) B
&, i , [\ m
* L b
| 1
gl 1.
"y , “\ - i
| \ | 2
- ] b
Tl |
N5, ,% / .
. : | o5
"oER | i iy
o H “ um mm” w
LN | m mmm mm

5
3
g

Propesties Lid.

SITE PLAN
& LEVEL 1

COMMUTER BIKE ROOM
11068
o203
T T
i

Llllll

Bibibibl

frin

couRTrve
o

REIER TO LSNP SO

OETALS OF BTE CLIMENTY

ADJACENT BUILDING

mm
L. 5%
Sl
.%.u < =8
59 ¢ it
@z 7 83X
U o T
VE (o Me
w0 &m
<C 2%
mm
| g
: :
m
?
i
_ﬁu-ml o
§
3




JOHNSON (66)

1 2 3 4 5 6 7 8 0 <@ 10 " |

s 3N00[-102) 5001
xm 9 nn %% o0m 200 000 = = — =

AUG 0 & 200

planning & Deve

lopment Department
Bevelopment Services Divislon

N N s P
o | 1l_q [
§ 11
a‘_l i|-—- ©
i BR BR ii §
1
BR BR 28R :_,' =
o | = "* e
;E i El—'( o
g | 111 .
! . oo (B
| i
| -
— _L, | N
i ! i
§ d B8R I__‘. )
g | L
1 I—‘k X3
| (] | " " I @
T_ 4 . i—:':: :
| li T E
g X g
i — o N
2 bl ‘j I E =
1
_____________________________________ |
_____ _— . %
0000 (15787 '_ 22075 (7517 l l 20575 (676 !, 12200 (401 l 11708 (3687 J
éﬂ Received
City of Victoria

Architecture

236 300 5600 7290301 000

B - 488 1P
T.200500 0 79 136



13000 (47~

15200 49407

2310

e E

1 2 3 4 s 8 7 8 9 10 1" 12 13 14 15 16 17 1. 19 20 2 2 2 ki 25 20 x
<® ?‘ Architecture
4028 (1527 31100 (~102] 24400 (8011 12125 -39 500 [~4-117 200 . 88 YRR AOAD
s - R,

3 >
g
N I e e l]: _] \_-——l e 1
__.| ) E - =
1 _/-l 88 [ M\— = - [ - 2 [I g ! i
! . L R : = :: > 1BRYDEN [ !—_.' ?
@'!— oy !_., :
| X
L Eii
L 5l
| |
1 : .
-
4628 (1507 I-—‘r x
g ! 1375 (467 BR 1 i
} | -
O - | 224
| 7=l -
[
>
&R ' § i ] §
__________________________________________ . | .
£000 (1747 .\ 2878 (-7641 | ! 20575 [-a7-4] _l 12200 (~407 l 1785 (387 .l 0

Received
City of Victoria

AUG 0 & 2075

Planning & Development Department
Development Services Division




3000 [-5-

15200 [~48-107

F2rn

8310

JOHNSON (66)

]

ol

6000 [~19°8]

S N R

|

22675 (<7541

g |

Received
City of Victoria

AUG 0 4 2015

Planning & Development Department

Bevelopmeat Services Division

Architecture




4, 3000 9107,

N towrs357

8310 (2737

15200 [~48-107] A_'-.

JOHNSON (86)

Architecture

s o
m‘ 0 VAo

.20 300 s £ 220301 MM

! "l
il I I
]
| - LADR
i <&
I @ SRR,
L
|l
" | o [[E
[ |
) ::’ Ll | i
= =3 1
] :':'.l.- , et o
[0 [ R Vo BRSNS
\ % = L
28R 18R i @
8t our - 2 | -
88 R X o BR i . ;
H [ [
2y - ) = e e
| 11 -
! o
— I | z ;
—-——_| ____________________ 8300 (-6 I [40_\”1-"'1 [
0000 1587 228751751 20875 (6747

Recej
City of Vscrvonead

AUG 0 4 2015

Planning & Development Departmeny
elopment Sewvices Division




3000 [~F-107

1

15200 (49107

f

A 10675 1-35)

T_jF_

210 (-27-3]

Architecture

L E
1
)

46—

l
[ N |
.
| 11 = 2
1 1 3
_________________________________________________________ |
0000 (1907 ' l 22875 <7517 é! ll 20576 [-67-6] ! 18300 (-60) éL _‘[ 9000 |~19487 ’
Received
City of Victoria

AUG 0 & 2075

Planning & Development Department
Development Services Division




JOHNSON (66)

m —.m [+ 4 3 32
= H ES
g m““ Q i 53
= 2
£ i g £3
< - -l i %
A 8 n@o E F G H .A@ P L M N
==
s =3 = = = - = =
; e L N e L ]
1
Mn
] | —
g |
11
8 P 1
* 1 _
< ! !
vV
o ||| _
1 1
1| |
S —i 1
| |
B
8 4 .- !
|
1R _
1 1
" |
i H 1
- |+ |
i ! i
.|| |
l
e .-ll_
* 1
' |
o sy
Bl

13

12

18000 6747

T

L 1T 1

:

T

517

22075 -1

T 1

I

T

[

7525 (-39

2l

sl

LN OF ROOF ATLEVEL T

o

20578 (-674

é

J

s
AUG 0 4 20
ices Division

-
I

lopment De
Sewvices

Planning & Deve
Bevelopment

|



M E
4

1 2 3 4 5 6 7 8 9 10 " 12 13 1 15 1 17 1. 1" 20 2 2 23 24 25 26
@ <® Architecture
7825 [-24'0) 22875 (7511 16000 |-57-57 21350 (7011 £000 19" A NISCASASVI
— — a1 —fnpwn s

¥ 290200 g 7 320 301
iz 200 R ) PR PR o ww . X® * R ) e P ) ) Y 3w 0

E 1 1 ¥
g ! : I l.
L N |
o 1. i
' L]
1 1

IS A P

22076 [-75-11

E 10 . ? 76 [~751
z
s 3
z

LU} R ——
i
\ — ‘

[N iy
gl DP Re-Submittal
E | 4 August, 2016
2

LEVEL 8-16

22875 (-781 | 20875 (6767 18300 (607 | I 8000 [~17-87 |
d d b




6000 [~19-87

228787517

8310 [-2737

JOHNSON (86)

1 2 3 4 5 ] 7 [] 9 10 1" 12 13 " 15 16 7 18 19 20 21 2 23 u 2 2
<@ @ Architecture
7526 -8 22075 [~7517 16000 [~52-67 21350 (7017 6000 (1987 e
et o I, W%, W .  We  ,  ww o,  x=m L X sz 00 " xm " mﬂ ----------------- . E_} s =k ey
ot 1ttt wr t 1t it Tt 1 11 T T 1] .
| e | I
|-—n i o
! ATV -1, 11250 {~36-117 2. 5545 (-18-77) 1,gmi-q_ 1 [ g
1 | " : |
| re—— f Y | ° LADR
1 ! ¥ ¥ 1 &
! R § | ™
{ il ° T sl
[l 1 Il ¥ 30 ook # 02000
] - - : B
i i E e e
| .' | o |t
1 ," e, E -
I
! 1 ] ! i
| s
l ! g I_l.l (2]
! 1 [
| ; . i =l
| - 'x' 12450° loved 1 11870 lavel 1 I L
| il |_.' N
4n P | e
X
1 g |—I': «
N E )
1 [
| 4 7058 [~28-17 ? 5045 (29 a3 (0] | § = g
| [ 9_ E
| | LB = %
1 s s

T e T E

Received
City of Victoria

AUG 0 & 2075

Planing & Development Department
Developmeat Sewvices Division




JOHNSON (88)
1 2 3 4 5 L] 7 8 9 <@ 10 1 12 13 " 15 10 17 18 <D
7505 [-2¢8) 22075 -751] mm [eraa] 212507017 0000 |-19'87]
I I N D O N O A N A I O A
§
% ! 1258(-3117 m::: ¥
| R R eeses \ | :
| / .
| .f' & - :
. ] §
| /
£ | .’: £
B { — §
| | 1 : !
i | i
| - .
o ;
1
|
7 1
i |
| I I ‘____ |
L«mk'm | 22075 [~76-1] é! 20875 (6747 l 18300 (-6 d}) } 6000 ~19°87
Received
City of Victoria

AUG 0 4 2075

Planning & Development Department
Bevelopment Seavices Division

Architecture

i
i

VICTORIA, BC

DP Re-Submittal
4 August, 2016



JOHNSON (868)

1 2 3 ‘ 5 L 7 ] L] <® 10 1" 12 13 14 15 16 7 18 19 21 2 2 25 26
7526 |-24'8°) 22875 7517 18000 |-52°87) 21350 [~20-1 6000 (~197-87
1N
£ £ L= = e, o o, we o, o o, e o, | ew . e . e ., me .  we . ade . we . e . ©® . 3 . wow .|. k) _‘. e

E 1
i |
§
1
1 PR ——
] OUTLINE OF Bm DA BELOW
1 1
@'I— I
I
1
I
! |
1 oo
1
| .
| !
1
, H
1
]
¢ 1
A | :
" !
i |
g | '
1
i 1
1
| =
1
@r—

10 -2r3]

22075 (~75-1]

i
Bl
|—-. L
[
|
1
||
1
I i
—%

g

BE
. 5
| i
1

| rl
B
-+
1

i

|
1
—r
I ]
[
g
|

Received
City of Victoria

AUG 0 4 2075

Planning & Development Department
Bevelopment Services Division

Architecture

20 TP D
VETOMA B Ve £
1 250300 e 200 301 B0




Il

T

N w n » “ . w 3 ~ . Al
Architectur
{
el By i oS SR 4 Wi S iy t - Zamrums
— | 1 | L I R Y
|
=1 —1—
| - LADF
: 1 -
: L : 41 . '

g ] i
Hi l ALY
=

- [l 1 » . -
=1 N L 5 Y
i T | r—]
“+1t 4
= - | L
?_‘ i [ P
|
ne | |
[ :
= Hel
I .
o —  wecmmcn 1 H |
> - - .
”-—_T = /\
H
:l 3 I K_ T
w
[ n
KEYNOTE LEGEND
I 1 l ﬂl“ﬂﬂ!ﬂl.—?v“'ﬂ%{?‘ UK m SEETAL SECURY ¢ UATs
D NI MATRL ACLLYY D04 l »! LML AL B EURLING S MR
) EFANTDO POy GRSV TONE I )_> MOTAL FASCIA I; NETAL CANE Y
3 I ERIATEE PAYEL CREY TONF [ [: WOCD SOFF TIWALL st Isl METAL PP, UFTAL FLSTIAL W) TF

Pevelopmest Sewic

jved
ngc ofe V|ictmia

AUG 0 b 20

mnt Department
& Develop o5 DIVISHON

.

SPATREL PACEL Wor TE I "

SFOSCREL PEVEL BRIT SATIERN | u

BUCONY PAPNCY SCREERS

GAYS GRASRALS

[

FCTT TOP AIn. SCREEN - HORIONTAL METAL
LOUVIES, WHTE |




ELEVATION EAST 2 - EAST TOWER

i NE

g

o

QBT Uy g2 0

A

RS TH

¢
&

T
£
Rt L )

JOHNSON STREET

Loy,

A
$

4y,
s
3 - -

[T PN

SEPRTEN

' . " “
— — U,

o, ome o=, e [ uwe u o
f .

T -
L
WS

b ]

Received
City of Victoria

AUG O & 20%

t
& Development Departmen
"m;xglopmelt semvices Division

KEYNOTE LEGEND

[
L]
L]

===

CLEAR ULASS IN ALY A1 -RAME F
SHANCILL PAILL ACCLNI SCLE E
SEANTRCL FANCL GRTY TONE [;_-
ARANWE| PANE) CREY O l ol
SEANZREL PAEL WA TE E

SFANTRELRANEL FRIF SATTERN "

LENURL ) - AR LL

" l METAL SECUT Y Ga's
1= I NULING 5 GG
|I§ MCTAL CANCPY

I " MIETAL PANE. W TAL FASCIA Y- TR

B

Architectun

UL s

s
J

PR - )

§ I gz

s

o L-l %‘"‘“uus
0 E I
o . z ;umx‘,,"
M g5
| g 3
—B 5 fuv\l.uu

TR RN

s L)

Propetes Lig

ELEVATIO!
EAST

BUCWPRMACY SORCERS

U.ASS GRATILS

L] soromssscnanrorgpmngr, RN
i

A3.02



AN I A g N

Wbl g 588, w33, MEr L, AN 4 W _
- 1
H
H
2 1
H
=
.
H
H
=

I-.a—

-~ .
S, AN dew . MM, AR, M _ 0R._ SN ) %,

T

Received
City of Victorla

AUG 0 4 201

Planning & Development Department
Development Sevices Division

BEEEE

KEYNOTE LEGEND

1 CALAM LA A A ave | r (s

SMDAEL PENELACCEITCOLOR | 8 E20IRETE PANTED
PRI | PANEL GHEY 1EHE | [_u J VETAL SR

SRR PAEL CAEY TONE L E] WOCO sCFrn

SPANDAREL PANEL VANITE n I BACONY PRIVAC ¥ SZREENS
TOARLAE | RO Y " VAR  AN 1

AFEEE

Architecture

VANCOUVER

MIA BRIy Al

BLILLING SIGWGE

MEIR R
MITA FAREL I LETML FAEUA Y07

RO 107 A4 SCREEN - HORIZONTAL METAL
LOUVRES, Wit



o mecs
Swnani

v oAbt

JOHNSON STREET

i

—H

31

nia

Ve

“ese

acne

W e

Wi

deme

sanie

nee

Kese

Mias

N

Nwe

e

ATION EAST 2 . T T

Received
City of Victoria

AUG 0 4 207

Planning & Development Department

Bevelooment Seavires Divicinn

" "
Architectur
s T wa ) PRI
it
oo
y R
: VAR A
e
.
""
0
;o
'
)

e =
| i 1
e
[ ]
==—==== t
e e 4
. 1/ "
| i L]
J LI [T
1l | I
s 0T TLO0 [ H
i . = = 1
! I I
L
| [
i |

T

ELEVATION EAST 1 - WEST TOWER

KEYNOTE LEGEND

' CLEAR GLASS I AL W18 M TRAUE _‘_]
SHONDIEL PANELACCENTCC.CR 8 l
SRYMDAEL IANEL GREY TSVE | v
APANOIE| DML GAFY TANE 2 2
SVAMIR L AMLY 1180 AL LN ‘ v I

PANDIEL Mt Yot

oK

COMCRETE PARIED

METL FASTL,

YAD0D ST T

PR OHY PRI Y FCRTERE

AR A

ZE,

5

E=E

METAL SECUU"Y GATE

3 LJNG SIGNAGE

METALCANPY

METM AN DMETA PASZIA PR eTT

vu'cn-umwmamn



- "7 % > s .. - 3
L o | = | .
Architecture
.
7 : . | Ay " - ST
._ - > : -
& % o, -
FROPOSED DFVELOPMENT
NORTH CONTEXT ELEVATION LAD R
,r ;- . -
3 R 2

VACTORA 9CVRZ 188
2080000108 FI0RANE 0

CONTEXT
ELEVATIONS

Received
City of Victoria

AUG 0 & 2015

Planning & Development Department
Bevelopment Services Division




» " 1 " " " - " " " » n £ non = = E
N N " AN, XE . X .

Architecture

e ; ; . — =
e = |
I l o \ ! E
| T \ PP,
! rlr — e \ ! {
1 RETTT)
G = == \V“-“! > LADR
| — s \ | ; —_—
L = — ||| Feen SSEEE
! r!- — -.- ‘\ ! E‘w--.un
| |15 — = \ | e
| & — =1 j_ \| | & -
Bl= = = 'R L
e = = .My
| 4T o0
| — o= { s
li — al ! H j rescer H‘m" g
| — 7 — 1 .t
I = . o o
i s e g 2
| 'ELF - '1 = _L:I =: i >
1 o gas
= [ 11—t e
= =

_ //; __ __ : ___ ///// %

Received
City of Victoria

AUG 0 & 2075

Planning & Development Department
Development Services Division




VANCOUVER (100)

Architecture
el T e .2 S R e R s o R
" ] X T-T - i }:_*-:—--T-:ﬁ—_ ] ] . i .zu--wu
- [TH= T I | I
| — O — L A e f LADR
i I — —l — '—ﬁr—l—_ ‘;m'b-)
i / — - N = S L e
- = : = |
| i o = r; — —f'q\’- | —
' I v }—-n PIT N
= ¥ e ||| -
|1/ — : — 1 |-
I |/ ~ — i i = =S N | .
! f rmmew " ! § 4
I = = HiBne
= = Iiji=
i 0 o s ! ;
- g
' - g
o ooee / o =
L on SECTION 2
e e .
7 / 0%

Received
City of Victoria

AUG 0 4 2975

Planning & Development Department
Development Services Division

A4.02




Architecture

rengEATA.

Received
City of Victoria

lllll

AUG 0 & 2075
Planning & Develop#ent Department
Development Services Division




T £ § . Do § G-
.v

L Ll

N 5 @ e s 3 3 e R,

& 3 r- |
| 8
]
il “ .!-
S O 1+ = e o
ot ot ki, IR - -
: I r]' ‘ 11 -
o R R R S r
Ak wihm 0 .
=8 mams i e ——— oy ——————
View 2

4
S Vg
ST ey EET e AR

- '.f. 5._!'"'.!. !”
-
.

o
™ .
b
-
q lx' 2
N
I~
S -
Mgt L
{ :
T
R o
L -y o Sl
g o R RN s".a:fg -
o e
. e .
S

Received
City of Victoria

AUG 0 & 2075

Planning & Development Department
DBevelopment Services Division

Architecture

48 e Acan
e SR OO

T Sa e Faw b

=

LADR

sy b
VTORA B V4E
 IER T 028 A0 G

VICTORIA, BC

DP Re-Submitial
4 August. 2015



Architecture

. 4 vz RS
VIETORA, B2 VBA 113
¥ 300 304 s #2003 T4

LADR

3. 4 U 0
WETEMA G VaZ 104
¥ 306 000 < 7200473 0o

! llllw
i S S
.A . )
- ot |

-

DP Re-Submittal
4 August, 2015

Proparties Lid.
- PERSPECTIVH
Received VIEW
City of Victoria STUDIES
COURTYARD VIEW - LOOKING NORTHWEST AUG u L 20'5
Planning & Development Department

Developmest Services Division




Architecture

W LOOKING WEST TOWARD COURTYARD ENTRY AND PARKADE

METAL BAR SECURITY MAIN GATE -
ORIGINAL HORIZONTAL PATTERN
i
I n ( "l VICTORIA, 8C
i ) ( ) " } OP Re-Submitiad
| 4 August, 2015
i
I
I
i
! PERSPECTIVH
| VIEW
s STUDIES
SECURITY ENTRY GATE WiTH FOLDED 1
ELEVATION - GATE AT MAIN ENTRANCE PLATE "WEAVE" PATTERN VIEW OF MAIN GATE AT MAIN ENTRANCE Received

City of Victoria

AUG 0 & 207

Planning & Development Depaftment
Bevelopmeat Services Division




G?—____‘? '

Received
City of Victoria

AUG 0 & 7015

Planning & Development Department
Pevelopment Services Division




pue
| 3"
i w
1
1
| Grade Ponis
1 . N
\’ 1“‘ <
A €
8 <
| - L o
{ [ 3
s F ¥
E ¥ 3
G "
L '
! 1 4
g .
U V Ros
L "
! (TR
~ N o
Eou -
" [
, jo ¢
R £
B T
) AN
v
S w
| 8| »
i
hre 21574
TOTAL AVERAGE GRADE £ LENGTH
1 TOTAL LENGTH (PERWETER OF 8ULD KG)
| AVERAGE GRADE
1
| > 2543
T
1
oy
en3 en3
ens ens
ens 03 3 - en3 *nz
sns Py

Received
City of Victoria

AUG 0 & 2015

Planning & Development Department
Development Services Division

ens

Architecture

3. 04 TV ROAY
VETORA G VWA B
292300 it ¢ 90 300 M

» 014

o
@

oz
- LADR
o B mamen

(BT Ty

m

VICTORIA, BC

DP Re-Submittal
4 August, 2016

AVERAGE
GRADE
CALCULATION




Recommended Nursery Stock

Trees

0 Cuantty  Botaicsl Neme Comman Name sae
e 3 hews aronenr Vien Magie " pet
ot H Acwr 3 eamart “sutersrnd Mt Mare Macle om cat
Tear " Tanen becoela Fastgacs’ - Yow e
Large Shrubs

© Guantty  Botanical Name Camman Wame S
cos ] Dogwond 6 pt
Corkt “ Corum waerices Yataryt Kewry Ovguood npa
1] . Faala japonics. Fotne Avsta 8 pot
Hrésa 3 Teom Csoart "
oW 2 Paa Japorica Derstny Wyener Dorctey Wyehadt Prars 2 pet 13m0
™ » Thos ccsdernats Smarmgd £ araaa Grnan Cooer Hacye ook Limn
Medium Shrubs

© Quentry  Betaniesl Name Common wame i
8.0V ) 0. Mpat
s v Hyownges macmoimts Boowatuck  Bloomairuck Hydanges 4 pot
Hreso ‘. Myoanges guwofite Sasw Queer Gnom Quser Mymranges npa
Lol . W Jurack L 6 g
Sef o Sercococca veamte Sowwt Qs " pet
Small Shrubs

© Questy  Bataniosl Name Common Nams o
AW 3 Ares Gumpo Whae' Cumps Whaa vy Assies 5t
Rt " Hate Tied £2q¢' e Eoge Hade 5 pat
nax » Marorie narvess Low Oragen Orase "t
pup “ Pras jprica Prossse Protads Plarts npat
A 1] Rtz ardron 1 Mater Marbent Evg Azaies "5 pat
Parennials, Annuals and Ferma

0 Quasty  Batanicel Neme Cammen Mame. s
(%] . Bochrm soicart Oser Fam "t
Cane " Yt curter "ot
Fak " Tayema e

»e w s sempeniers Evargreen Cangypn " pat
Py ” Poysicum mum S Fam "o
roys = "o
Vines

0 Questty  Betanical Name Comensn Name o
A 1 "pu
~a 2 Anecha uvats Formloat Arstia e
o 2 [N ¥ rorgreen (m vy e
crs 2 Pty Pt “ynd ot th Sput Oty e
bt : Arhe catengmt e e Wonsh?  hng atens Hydarge o
Notes:
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2. A soft landscope to be krigated with an automatic irrigation system
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