
C I T Y  O F  

VICTORIA 

Council Report 
For the Meeting of July 27, 2017 

To: Council Date: July 13, 2017 

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

_ .. Rezoning Application No. 00487 for 1144, 1148, 1152 and 1154 Johnson 
u jec . street and 1406 Chambers Street - Application Ready to Proceed to Public 

Hearing 

RECOMMENDATION 

That Council give first and second reading of the Zoning Regulation Bylaw Amendment (Bylaw 
No. 17-075), and first, second and third reading to Bylaw No. 17-076 to authorize the Housing 
Agreement. 

Following consideration of the Rezoning Application No. 00487, that Council consider this 
updated motion with respect to Development Permit Application No. 000434: 

"That Council authorize the issuance of Development Permit Application No. 00434 for 1144, 
1148, 1152 and 1154 Johnson Street and 1406 Chambers Street, in accordance with: 

1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. Part 3.112.5: reduce the rear yard setback from 10.0m to 9.15m; 

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

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with an update regarding the Rezoning 
Application for the properties located at 1144, 1148, 1152 and 1154 Johnson Street and 1406 
Chambers Street. The proposal is for a six-storey, multiple dwelling consisting of approximately 
48 dwelling units, ten of which would be secured as rental in perpetuity (letter attached). 

In accordance with Council's amended motion of May 25, 2017 included below, the necessary 
conditions that would authorize the approval of the rezoning for the subject properties have been 
fulfilled. The Committee of the Whole report dated, May 11, 2017 together with the meeting 
minutes, are attached. The amended motion from the May 25, 2017, COTW meeting was: 
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Rezoning Application No. 00487 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment 
that would authorize the proposed development outlined in Rezoning Application No. 
00487 for 1144, 1148, 1152 and 1154 Johnson Street and 1406 Chambers Street, that 
first and second reading of the Zoning Regulation Bylaw Amendment be considered by 
Council, and a Public Hearing date be set. 

2. Preparation of the following documents, executed by the applicant to the satisfaction of 
City Staff: 

a. Housing Agreement to secure the rental of 10 units in perpetuity and that future 
strata bylaws cannot prohibit from renting residential strata units 

b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on Chambers 
Street for sidewalk realignment. 

3. The applicant provide an amenity contribution in the amount of $43,056.00 toward the 
Local Amenities Reserve Fund in accordance with the City of Victoria Density Bonus 
Policy and to the satisfaction of City Staff. 

4. Following consideration of Rezoning Application No. 00487, if approved, that Council 
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750 
plus $25 per m2 of exposed shored face during construction, to the satisfaction of the City 
staff. 

Development Permit Application No. 000434 

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council and after the Public Hearing for Rezoning Application No. 00487, if it is approved, 
consider the following motion: 

"That Council authorize the issuance of Development Permit Application No. 000434 for 1144, 
1148, 1152 and 1154 Johnson Street, and 1406 Chambers Street, in accordance with: 
1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. The Development Permit lapsing two years from the date of this resolution." 

New Standard Zone 

Staff have created a new standard zone called the URMD Zone, Urban Residential Multiple 
Dwelling District that coincides with the Urban Place Guidelines and density provisions 
established for properties designated Urban Residential in the Official Community Plan. This 
approach has the benefit of reducing the number of site specific zones as well as ensuring that 
specific siting requirements associated with this proposal are not entrenched in the Zoning 
Regulation Bylaw. Any deviations from the new URMD Zone would be treated as variances. 

With respect to this proposal, a variance to reduce the rear yard setback from 10m to 9.15m 
would be required and has been identified in the updated motion for Council's consideration. The 
proposed rear yard setback is supportable given the proposed building articulation, extensive 
landscaping along the rear property line and the significant elevation change between the subject 
properties and the properties to the north. This setback has not changed from what was 
presented to Council, as noted above, it is simply a matter of addressing it through a variance 
process rather than entrenching it in the zone. 
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Public Hearing Conditions 

With regard to the pre-conditions that Council set in relation to this Application, staff can report 
that: 

• a Statutory Right-of-Way along Johnson Street and Chambers Street frontage has been 
registered on title 

• a Housing Agreement to secure the rental of 10 units in perpetuity with no prohibition on 
the rental of the other dwelling units in the building has been prepared and will be 
registered on title following the adoption of the Bylaw to authorize the Housing Agreement. 

The recommendation provided for Council's consideration contains the appropriate language to 
advance this Application to a Public Hearing. 

Respectfully submitted, 

Leanne Taylor 
Senior Planner, Development 
Services Division 

y: • ... 

T . . . . / • •  
Jonathan Tinney, Director 
Sustainable Planning and 
Community Development 

Report accepted and recommended by the City Manager: 

Date: 

List of Attachments 

• Attachment A: Minutes from the Council Meeting dated May 25, 2017 
• Attachment B: Minutes from the Committee of the Whole Meeting dated May 25, 2017 
• Attachment C: Letter form the Applicant dated June 8, 2017 
• Attachment D: Committee of the Whole report dated May 11, 2017. 
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ATTACHMENT A 

REPORTS OF COMMITTEES 

2. Committee of the Whole - May 25. 2017 

2. Update on Rezoninq Application No. 00487 and Development Permit Application No. 
000434 for 1144. 1148.1152. and 1154 Johnson Street and 1406 Chambers Street 

Motion: 
It was moved by Councillor Coleman, seconded by Councillor Alto: 

Rezoning Application No. 00487 
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment 

that would authorize the proposed development outlined in Rezoning Application No. 00487 
for 1144, 1148, 1152 and 1154 Johnson Street and 1406 Chambers Street, that first and 
second reading of the Zoning Regulation Bylaw Amendment be considered by Council, and 
a Public Hearing date be set. 

2. Preparation of the following documents, executed by the applicant to the satisfaction of City 
Staff: 
a. Housing Agreement to secure the rental of 10 units in perpetuity and that future strata 

bylaws cannot prohibit from renting residential strata units 
b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on Chambers Street for 

sidewalk realignment. 
3. The applicant provide an amenity contribution in the amount of $43,056.00 toward the Local 

Amenities Reserve Fund in accordance with the City of Victoria Density Bonus Policy and to 
the satisfaction of City Staff. 

4. Following consideration of Rezoning Application No. 00487, if approved, that Council 
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750 plus 
$25 per m2 of exposed shored face during construction, to the satisfaction of the City staff. 

Development Permit Application No. 000434 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council and after the Public Hearing for Rezoning Application No. 00487, if it is approved, consider 
the following motion: 

"That Council authorize the issuance of Development Permit Application No. 000434 for 1144, 
1148, 1152 and 1154 Johnson Street, and 1406 Chambers Street, in accordance with: 
1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. The Development Permit lapsing two years from the date of this resolution." 

Carried Unanimously 
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ATTACHMENT B 

4.2 Update on Rezoning Application No. 00487 and Development Permit 
Application No.000434 for 1144, 1148, 1152 and 1154 Johnson Street and 
1406 Chambers Street (Fernwood) 

Committee received a report dated May 11, 2017 from the Director of Sustainable Planning 
and Community Development providing information regarding the Rezoning and 
Development Permit Applications for the properties located at 1144, 1148, 1152 and 1154 
Johnson Street and 1406 Chambers Street which was postponed by Council on February 
25, 2017 pending review and recommendations by the Advisory Design Panel. 

Committee discussed: 
• Concerns with the shading on neighbouring homes. 
• Council's ability to lengthen the time the 10 rental units will be available. 

Motion: It was moved by Councillor Alto, seconded by Councillor Thornton-Joe, 
Rezoning Application No. 00487 
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 

Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00487 for 1144,1148,1152 and 1154 Johnson Street 
and 1406 Chambers Street, that first and second reading of the Zoning 
Regulation Bylaw Amendment be considered by Council, and a Public Hearing 
date be set. 

2. Preparation of the following documents, executed by the applicant to the 
satisfaction of City Staff: 
a. Housing Agreement to secure the rental of 10 units for a minimum of 10 

years and that future strata bylaws cannot prohibit from renting residential 
strata units 

b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on 
Chambers Street for sidewalk realignment. 

3. The applicant provide an amenity contribution in the amount of $43,056.00 
toward the Local Amenities Reserve Fund in accordance with the City of Victoria 
Density Bonus Policy and to the satisfaction of City Staff. 

4. Following consideration of Rezoning Application No. 00487, if approved, that 
Council authorize staff to prepare and enter into an Encroachment Agreement 
for a fee of $750 plus $25 per m2 of exposed shored face during construction, 
to the satisfaction of the City staff. 

Development Permit Application No. 000434 
That Council, after giving notice and allowing an opportunity for public comment at 
a meeting of Council and after the Public Hearing for Rezoning Application No. 
00487, if it is approved, consider the following motion: 

"That Council authorize the issuance of Development Permit Application No. 
000434 for 1144, 1148,1152 and 1154 Johnson Street, and 1406 Chambers Street, 
in accordance with: 
1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. The Development Permit lapsing two years from the date of this resolution." 
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Amendment: It was moved by Councillor Loveday, seconded by Mayor Helps, that the motion 
be amended as follows: 

Rezoning Application No. 00487 
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 

Amendment that would authorize the proposed development outlined in 
Rezoning Application No. 00487 for 1144, 1148, 1152 and 1154 Johnson Street 
and 1406 Chambers Street, that first and second reading of the Zoning 
Regulation Bylaw Amendment be considered by Council, and a Public Hearing 
date be set. 

2. Preparation of the following documents, executed by the applicant to the 
satisfaction of City Staff: 
a. Housing Agreement to secure the rental of 10 units for a minimum of 10 

years in perpetuity and that future strata bylaws cannot prohibit from 
renting residential strata units 

b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on 
Chambers Street for sidewalk realignment. 

3. The applicant provide an amenity contribution in the amount of $43,056.00 
toward the Local Amenities Reserve Fund in accordance with the City of Victoria 
Density Bonus Policy and to the satisfaction of City Staff. 

4. Following consideration of Rezoning Application No. 00487, if approved, that 
Council authorize staff to prepare and enter into an Encroachment Agreement 
for a fee of $750 plus $25 per m2 of exposed shored face during construction, 
to the satisfaction of the City staff. 

Development Permit Application No. 000434 
That Council, after giving notice and allowing an opportunity for public comment at 
a meeting of Council and after the Public Hearing for Rezoning Application No. 
00487, if it is approved, consider the following motion: 

"That Council authorize the issuance of Development Permit Application No. 
000434 for 1144,1148,1152 and 1154 Johnson Street, and 1406 Chambers Street, 
in accordance with: 
1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. The Development Permit lapsing two years from the date of this resolution." 

On the amendment: 
CARRIED UNANIMOUSLY 17/COTW 

Committee discussed: 
• Creating a policy which will lock in rental units below market rate to secure housing that 

is affordable. 
• Concerns with the loss of single family homes in the area. 

Councillor Loveday withdrew from the meeting at 10:11 a.m. and returned at 10:11 a.m. 

Committee discussed: 
• Ensuring that staff reports include whether the zoning allows for transient uses. 
• Possibility for the houses in the area to be heritage designated. 
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Main motion as amended: 
Rezoning Application No. 00487 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment 
that would authorize the proposed development outlined in Rezoning Application No. 00487 
for 1144, 1148, 1152 and 1154 Johnson Street and 1406 Chambers Street, that first and 
second reading of the Zoning Regulation Bylaw Amendment be considered by Council, and 
a Public Hearing date be set. 

2. Preparation of the following documents, executed by the applicant to the satisfaction of City 
Staff: 
a. Housing Agreement to secure the rental of 10 units for a minimum in perpetuity and that 

future strata bylaws cannot prohibit from renting residential strata units 
b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on Chambers Street for 

sidewalk realignment. 
3. The applicant provide an amenity contribution in the amount of $43,056.00 toward the Local 

Amenities Reserve Fund in accordance with the City of Victoria Density Bonus Policy and to 
the satisfaction of City Staff. 

4. Following consideration of Rezoning Application No. 00487, if approved, that Council 
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750 plus 
$25 per m2 of exposed shored face during construction, to the satisfaction of the City staff. 

Development Permit Application No. 000434 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council and after the Public Hearing for Rezoning Application No. 00487, if it is approved, consider 
the following motion: 

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

1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. The Development Permit lapsing two years from the date of this resolution." 

On the main motion as amended: 
CARRIED UNANIMOUSLY 17/COTW 

Councillor Lucas withdrew from the meeting at 10:17 a.m. due to a pecuniary conflict of interest 
with the following item, as she is the general manager of a hotel that holds a liquor licence. 

Councillor Coleman withdrew from the meeting at 10:17 a.m. 
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ATTACHMENT C 

K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

PROPOSED DEVELOPMENT 
1144,  1148 ,  1152 ,  AND 1154  JOHNSON STREET I  1406  CHAMBERS STREET 

RESIDENTIAL I  6  STOREY I  48  CONDOMINIUM UNITS 

CURRENT ZONING R3-1  I  S ITE SPECIF IC ZONING 

June 8, 2017 

City of Victoria 
1 Centennial Square 
Victoria, British Columbia 
V8W 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 I 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. 

Further to the meeting of the Committee of the Whole on the 25th day of May, 2017, Kang and Gill 
Construction Ltd. agrees to dedicate a total of twenty percent (20%) of the total units, as rental dwellings 
in perpetuity. The same would be secured by way of a Covenant. 

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

Sincerely, 

Development Manager 

1 I P a g e 



ATTACHMENT D 

CITY OF 
VICTORIA 

Committee of the Whole Report 
For the Meeting of May 25, 2017 

To: Committee of the Whole Date: May 11,2017 

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

Update on Rezoning Application No. 00487 and Development Permit 
Subject: Application No. 000434 for 1144, 1148, 1152 and 1154 Johnson Street and 

1406 Chambers Street. 

RECOMMENDATION 

Rezoning Application No. 00487 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment 
that would authorize the proposed development outlined in Rezoning Application No. 00487 
for 1144, 1148, 1152 and 1154 Johnson Street and 1406 Chambers Street, that first and 
second reading of the Zoning Regulation Bylaw Amendment be considered by Council, and 
a Public Hearing date be set. 

2. Preparation of the following documents, executed by the applicant to the satisfaction of City 
Staff: 
a. Housing Agreement to secure the rental of 10 units for a minimum of 10 years and that 

future strata bylaws cannot prohibit from renting residential strata units 
b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on Chambers Street for 

sidewalk realignment. 
3. The applicant provide an amenity contribution in the amount of $43,056.00 toward the Local 

Amenities Reserve Fund in accordance with the City of Victoria Density Bonus Policy and to 
the satisfaction of City Staff. 

4. Following consideration of Rezoning Application No. 00487, if approved, that Council 
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750 plus 
$25 per m2 of exposed shored face during construction, to the satisfaction of the City staff. 

Development Permit Application No. 000434 

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council and after the Public Hearing for Rezoning Application No. 00487, if it is approved, 
consider the following motion: 

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

Committee of the Whole Report May 11, 2017 
Rezoning Application No.00487 and Development Permit Application No. 000434 for 1144,1148, 1152 
and 1154 Johnson Street and 1406 Chambers Street. Page 1 of 7 



1. Plans date stamped March 24, 2017 
2. Development meeting all Zoning Regulation Bylaw requirements 
3. The Development Permit lapsing two years from the date of this resolution." 

EXECUTIVE SUMMARY 

The purpose of this report is to provide an update to Council regarding the Rezoning and 
Development Permit Applications for the properties located at 1144, 1148, 1152 and 1154 
Johnson Street and 1406 Chambers Street, in accordance with Committee of the Whole's 
(COTW) motion of February 25, 2016 (minutes attached), the application has been referred 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. 

In response to the direction above, the applicant chose to redesign the building, and overall, the 
new building design addresses the concerns raised by Council and staff. The Advisory Design 
Panel (ADP) also reviewed the application and recommended to Council that the applicant 
strengthen the expression of the building entranceway, clarify the expression of the Johnson 
and Chambers Street corner of the building, and investigate further dayJighting of the stairwells. 

BACKGROUND 

On February 25, 2016, COTW considered the staff reports related to Rezoning Application No. 
00487 and Development Permit Application No. 000434 for 1144, 1148, 1152 and 1154 
Johnson Street and 1406 Chambers Street. Council passed a motion postponing consideration 
of the Rezoning and Development Permit Applications, and referred the Applications to the 
Advisory Design Panel for review and recommendation. 

Description of Proposal 

The applicant chose to redesign the building in response to feedback provided by Council at the 
Committee of the Whole meeting on February 25, 2016. This rethink of the building occurred 
prior to attending the ADP meeting on February 22, 2017. Further revisions from the feedback 
provided by the ADP have also been incorporated in the design. 

The proposal is still for a six-storey, multiple-dwelling consisting of approximately 48 dwelling 
units; however, the applicant is proposing the following changes with respect to site planning, 
architecture and landscape design: 

• mid-rise building form consisting of contemporary architectural features, including a flat 
roofline, contemporary-style windows and materials, and substantial glazing 

• exterior building materials consisting of brick, preformed metal panel, cementitious 
panel, window wall/aluminium frame, transparent glass guardrail, translucent glass 
guardrail, and natural fir wood 

• stepping back the building at the third and sixth storeys 
• floor to ceiling windows and pre-formed metal panels to accentuate the south east 

corner of the building (Johnson and Chambers) 
• two levels of underground parking with access off of Chambers Street 
• main residential entryway fronting Johnson Street 
• exterior entrances and large patios for all ground-oriented units 
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• pedestrian access from Johnson Street to the ground-oriented units located on the north 
side of the building via a gated pedestrian walkway 

• substantial landscaping around the perimeter of the site and along the south-facing, 
rooftop patios 

• climbing vines on the north and west elevations. 

The following differences from the existing zone are being proposed and would be 
accommodated in either the new zone or variances as part of the concurrent Development 
Permit Application: 

• increase the maximum FSR from 1.6:1 to 2:1 
• reduce the minimum front, side and rear yard setbacks 
• increase maximum site coverage from 30% to 41 % 
• reduce the amount of open site space from 60% to 52%. 

Sustainability Features 

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

• meets Built Green standards 
• energy and water conservation 
• use of low emitting materials to improve air-quality in the building 
• re-use and recycling of construction products. 

Active Transportation Impacts 

The application proposes the following features which support active transportation: 
• a total of 48 Class 1 bicycle parking spaces located in a secure, enclosed bicycle 

storage room in the parking mezzanine 
• six Class 2 bicycle parking spaces located at the main entrance to the building. 

Data Table 

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

Zoning Criteria . New Proposal Original Proposal 
(February 25^2016) 

Existing Zone 
R3-1 Zone 

Site area (m2) - minimum 2000.07 2000.07 920.00 

Number of units 48 48 N/A 

Density (Floor Space Ratio) -
maximum 

2.00:1* 2.00:1* 
1.6:1 

(if parking is 
provided 

underground) 
Height (m) - maximum 18.29 21.73* 18.50 

Storeys - maximum 6.00 6.00 (7.00 storeys including a 
small mechanical penthouse) N/A 
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Zoning Criteria New Proposal Original Proposal 
(February 25, 2016) 

Existing Zone 
R3-1 Zone 

Site coverage % - maximum 41.00* 41.01* 32.00 

Open Site Space % -
minimum 52.00* 30.00* 60.00 

Setbacks (m) - minimum 
Front (Johnson St) 
Rear 

Side (west) 
Side (Chambers St) 

6.00* 
9.14* 

9.14* 
6.00* 

4.56* 
10.08 to building face or 

0.79* to trellis 
9.61* to building face 

8.71* ' 

7.50 
9.88 

9.88 
9.88 

Parking - minimum 57 57 57 

Visitor parking (minimum) 
included in the overall units 6 6 6 

Bicycle parking stalls 
(minimum) 

Class 1 
Class 2 

48 
2 racks of 6 

spaces 

48 
2 racks of 6 spaces 

48 
2 racks of 6 

spaces 

Referral to the Advisory Design Panel 

The revised application was referred to the ADP at a meeting held on February 22, 2017. The 
Panel was asked to provide comments on the following: 

• the transition to the adjacent buildings along Pandora Avenue and Chambers Street 
• overall massing, architectural elements and finishes to ensure integration with the local 

neighbourhood. 

The minutes from the meeting are attached for reference and the following motion was carried 
(unanimous): 

"It was moved by Erica Sangster, seconded by Jesse Garlick, that the Advisory Design Panel 
recommend to Council Development Permit Application No. 000434 for 1144- 1154 Johnson 
Street & 1406 Chambers Street be approved as proposed with the following recommendations: 

• Strengthening the expression of the building entranceway 
• Clarifying the expression of the Johnson and Chambers Street corner of the building 
• Investigating further daylighting of the stairwells" 

The Applicant's detailed response to the Panel's recommendation (dated May 3, 2017) is 
attached to this report. In summary, the applicant has responded to the ADP's recommendation 
as follows: 

• windows were added at the ground floor and planters extended across the exterior of the 
amenity room to reach out towards the primary building entry doors to help further 
distinguish the ground level semi-public spaces from the residential floors stacked 
above 

• a glass canopy was added above the front entryway to further accentuate the main 
residential entryway 
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• additional windows were added for further daylighting of the stairwells. 

In addition to the revisions specifically related to the recommendations from the ADP, the 
Applicant has also incorporated the following revisions: 

• the individual townhouse units have received additional detailing in the form of wood-
finish entry doors with glass inserts 

• accent lighting bollards used to accentuate the entryways and highlight the extensive 
vegetation and approach along each stair and terrace have been added 

• windows at the upper wail of the north elevation have been enlarged to break up the 
blank wall 

• permeable surface treatment for the ground floor terraces has been introduced 
• eaves at level 6 have been changed from the light-tone cementitious panel to the mid-

tone grey to match the walls of levels 4 and 5 
• hard and soft landscaping has been further enhanced to define the main residential 

entryway. 

Staff are satisfied that the changes noted above address the recommendations made by the 
Panel, and the additional refinements related to the entryways, blank wall on the north elevation, 
surface treatment, and landscaping result in a greater level of consistency to the Design 
Guidelines. 

ANALYSIS 

Consistency with Design Guidelines 

The Official Community Plan, 2012 identifies this property in Development Permit Area 16: 
General Form and Character. The applicable Design Guidelines include Advisory Design 
Guidelines for Buildings, Signs and Awnings (1981), Design Guidelines for Multi-Unit 
Residential, Commercial and Industrial Development (2012) and Guidelines for Fences, Gates 
and Shutters (2010). 

Overall, this new design addresses the concerns raised by Council and staff that were related to 
the transition of the buildings along Pandora Avenue and Chambers Street, and the overall 
massing, architectural elements and finishes of the original building design. 

Directly north of the subject property are four single-family dwellings. These properties are in 
the R3-1 Zone, Multiple Dwelling District. The Applicant has responded to this transition by 
maintaining a 9.14m rear yard setback and stepping back the building at the third and sixth 
storeys in order to mitigate the visual impact of the contrast in massing between the proposed 
building and the existing houses, and to ailow for building articulation and landscaping. The 
height of the building has also been reduced from 21.73m to 18.29m. Due to a significant 
elevation change between the subject property and the properties to the north, the immediate 
neighbours to the north would only have direct view of the second storey. A partial yew hedge 
punctuated by ornamental grasses and shade-adapted shrubs are being proposed along the 
north property line to provide a vegetative screening. 

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

Density Bonus Policy 

When this Rezoning Application was presented to Council in February 2016, it was subject to a 
Land Lift Analysis. However, in October 2016 Council adopted the City of Victoria Density 
Bonus Policy, which would apply to this proposal. The Policy identifies an amenity contribution 
target (fixed rate target) for standard rezoning of properties designated "Urban Residential" in 
the OCP of $53.82 per m2. Based on the bonus density calculation, the applicant would be 
required to provide an amenity contribution in the amount of $43,056.00 towards the Local 
Amenities Reserve Fund and to the satisfaction of City Staff. The applicant has indicated to staff 
that they choose to provide the fixed rate amenity contribution instead of pursuing an economic 
analysis. 

CONCLUSIONS 

The revised proposal to construct a six-storey, multiple-dwelling at 1144, 1148, 1152 and 1154 
Johnson Street and 1406 Chambers Street is consistent with the design guidelines contained in 
DPA 16, and includes high-quality building materials and appropriate landscape finishes. 
Overall, staff are satisfied that the recommendations from the ADP and staff comments have 
been addressed. The revised plans are an improvement from the original submission and have 
a greater consistency with the relevant Guidelines. Staff recommend for Council's consideration 
that the application proceed to a Public Hearing. 

ALTERNATE MOTION 

That Council decline Rezoning Application No. 00487 and DPV Application No. 000434 for the 
properties located at 1144, 1148, 1152 and 1154 Johnson Street and 1406 Chambers Street. 

Date: 

Committee of the Whole Report 
Rezoning Application No.00487 and Development Permit Application No. 000434 for 1144,1148,1152 
and 1154 Johnson Street and 1406 Chambers Street. 

May 11,2017 
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12 December 2016 

City of Victoria 
1 Centennial Square 
Victoria. BC 
V8W 1P6 

Dear Mayor Helps and City of Victoria Council. 

Re: 1144, 1148, 1152. 1154 Johnson Street and 1404 Chambers Street per Zoning No. 00487 and 
Development Permit No. 00434 

Thank you for taking the time to review our proposed project for the subject site encompassing! 144 -1154 
Johnson Street and 1406 Chambers Street. We are the architecture firm that has been retained by the 
Owner to update the project design based City Staff comments concerning the previous submission. 
Below is a project description that identifies the architectural design intent, the relationship to the 
Neighbourhood Plan and Design Guidelines, the design considerations in response lo the engagement 
with the Fernwood Residents" Association and City Staff, and the overall benefits for the existing and 
evolving community within the context of the City of Victoria. 

Context 

The proposed project is partially a ground-level parking lot set within the Southwest quadrant of the 
Fernwood neighbourhood in Victoria. Bordering both Johnson and Chambers sfreeis, the proposed 
project is sited on a sloped geography with 1 14 to 2 14 - storey houses and a 3 - storey apartment building 
at the higher elevation overlooking the property from the North side. The neighbouring houses and 
apartment building maintain generous rear yards at the interface with the subject site and front onto the 
Harris Green Park along Pandora Street. 

Along the blocks to the East and to the South of the proposed project (across Chambers Sireet and 
Johnson Street respectively), a limited number of parking lots. V4 to 2 'A - storey houses, and a vast number 
of 3 to 6 - storey multi-unit residential buildings line the streets. 

To the East of the subject site is a ground level parking lot that services the neighbourhood medicai-relaied 
facilities, followed by a 3 V4 - storey multi-unit residential building. At the far East-end of the block 
(intersection of Johnson and Cook Streets) a large parking lot servicrig the historic mid-century Medical 
Arts Bulding Is set to be redeveloped as "The Wade" multi-unit residential development and will 
encompass the enlire end of the block. Across the intersection to the East of the 1100 block of Johnson 
Street is a relatively recently developed 10 - storey mixed-use multi-unit residential building. 

The proposed project has been designed with great consideration to the existing and future context, and 
consultation has been undertaken with City Staff and the community to help ensure an appropriate 
architectural response for the subject site. 

Proposed Project Massing and Scale 

The proposed project is a 6 - siorey multi-unit residential building. Owing to the contexi, both today and in 
years past, the proposal emphasizes the concept of a 'liveable neighbourhood". The focus on ground-
oriented neighbourhood development while fulfilling sustainable housing density is consistent with the 
community vision through the design of the bulding massing, the historic material references, the variation 
of unit sizes, and the design of ground level landscape that creates a warm and inviting neighbourhood 
feel along the evolving Johnson Street and bike lane corridor. 

The proposed building is articulated with a series undulating massing elements thai reduce the overall 
scale of the building by creating a more immediate engagement with the site at the lower level, while 
receding in a series of vertical steps until the top floor is not visible if one is to stand at the forefront of the 
building. The ground level interface of 1he proposed building at the sidewalks along Johnson and 
Chambers Streets is punctuated with a row of 2 - storey lightly coloured warm grey brick massing elements 
and windows that reflect the rhythm of single-family houses that stood along Johnson Street many years 
earlier. 
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The third floor the building is defined by a worm white metal frame with columns that drop to the ground 
level and facWate to distinguish the rhythm on the 2 - storey townhouse-like modules below. The metal 
framework extends to the Southeast corner of the building where It changes orientation and forms fight 
arch-like massing elements towards the street intersection and signals the location of the primary building 
entrance. 

Along the South and East elevations the building steps back yet again at the fourth and fifth levels with 
undulating walls that form balconies and semi-private terraces, white contributing to visual interest and 
participating in the break up of sound waves from vehicles along Johnson Street. At the fourth and fifth 
levels of the South elevation, the walls form a saw-tooth pattern that facifitates to preserve privacy for the 
houses to the North by redirecting views out from the suites to the Northwest towards the trees in Harris 
Green Pork. Finally at the sixth floor the building dramatically steps back in order to reduce the 
appearance of the building from the permitted six storeys (60 ft. height) to a more modest five storeys (50 
ft. height) in order to acknowledge the varying housing scales of the neighbourhood context. 

Mafen'afify and Landscaping 

In keeping with the scaled-back massing that steps to acknowledge the neighbourhood housing scales, 
great emphasis was placed on the interface of the building material features and landscaping to create 
tactile surfaces for both the inhabitant and pedestrian along the newly proposed wider green strips of the 
sidewalk boulevards. 

High quality platinum grey coloured brick adds finer lexture along the Johnson and Chambers Street 
frontages via the projecting 2 - storey townhouse-like massing elements, reflecting a single-family housing 
module and emphasizing a historic neighbourhood feel for residents. The brick is further brought to the 
forefront of the tenraces along the planters and planting strips that create the buffer between the pubSc 
sidewalk and the semi-private terrace spaces. Landscaping including tall ornamental grasses. Healher 
and Lavender add to the transitioning planting areas between semi-private and public zones, while at the 
same time adding to the overall width of the landscaped street boulevard. 

The lavish West side yard and North rear yard landscape features contribute to the transitioning grades 
that require the retention of a retaining wall that separates the houses at the higher elevation to the North 
from the subject site. The retaining wall is fined with a warm wood fence, a series of trees. Yew hedges 
strips, tal ornamental grasses, ferns, and shade-adapted shrubs to facilitate pleasant screening solutions 
between properties. 

Warm white preformed metal panels and warm shades of grey cementitious facade materials with a linear 
horizontal emphasis are incorporated at various locations to emphasize the stepping and undulations in 
the building facade. The scales of the panels ore determined by the module of several stacked bricks in 
order to maintain relationships between material elements, while growing in dimension to match the scale 
of the overall building. 

The metal panels and brick create the backdrops for fwo green walls of trained Ivy incorporated along the 
North and West building elevations in locations where windows are minimized to reduce the appearance 
of direct visual interface between neighbouring properties. 

Further punctuation of detailed material elements is found in high quality glass and anodized aluminum 
cofoured melal finishes. These elements are incorporated in the window wall system and main building 
entry, as welt as the guardrails and canopy features at the numerous balcony and terrace locations. 

Dwelling Units, Density, and Affordabillty 

The proposed project is comprised of 48 accessble dwelling units and a strata amenity room with a 2:1 
Floor Space Ratio. The building is composed of a healthy mix of sf udlos, 1 -bedroom and 2-bedroom suites. 
The units vary in sizes from approximately 43 mz to 112 m2, with a ratio of about I /3 two-bedroom units ond 
approximately 2/3 one-bedroom and studio units. A covenant is proposed to dedicate a minimum of 20% 
of the units for rental dwellings. 

In addifbn, storage spaces are also provided at the parkade mezzanine level for residential, building 
maintenance, and general strata uses. 
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Neighbourhood Plan, and although limited commercial would be consistent with the OCP. they 
may not be viable in 1his location. Consider eliminating the retoB in favour of residential. 
Townhouse style unils al grade fronting Johnson may be better suited to this frontage. 

Response: No retail units are include in the proposal. Townhouse-like units have been 
incorprooted along Johnson and Chambers Streets. 

Comment: Consider providing garage entrance closer to Chambers in order to reduce or 
ethnanate the driveway behind the building. 

Response: A garage entrance was providing per City of Victoria Engineering requirements 
and 8C Transporaf f/on Act regulations. 

Comment: Please reconsider the transition between the building with the lower scale residential 
buildings on Pandora by introducing stepbacks at the upper levels similar to the front elevation. 

Response: The building is set back at multiple levels h response to the concern. Note that 
the "lower scafe" houses to the North of the subject site are at a higher elevation thon the 
proposed building, which also mitigates the difference in building scales. Please refer to the 

"building elevations for additional clarity. 
Comment: Please reconsider the transition at the comer of Chambers and Johnson by 
introducing a stepback at the upper levels. 

Response: The proposed building is set bock at the upper level to give the appearance that 
it is a 5- storey building instead of 6- storeys. In addition, each stacked floor is set back at 
the Southeast comer and the building is given a sense of visual Sghtness through the use of 
glass guardrails and windows wad that vtsualy wrap the buiiding comer. 

Comment: Please consider redesigning the entrance to the residential lobby to ensure a positive 
street relationship and to address potential CPTED issues. 

Response: The entrance to the residential lobby has been completely redesigned for a 
positive street relationship and the clear line of sight mitigates any CPTED issues. 

Comment: Please consider providing additional landscaping space around the building. II is 
noted that currently the majority of ground level outdoor space is dedicated to circulations. 

Response: The ground level outdoor space has been redesigned and the bulk of the areas is 
now dedicated to landscaping space. 

Comment: Please consider increasing the amount of space and bins dedicated to recycling and 
garbage bins to ensure the area will be functionol for the size of building. 

Response: The amount of space and bins dedicated to recycling and garbage bins has 
been redesign to provide increased area that win be functional for the building size. 

Comment: Please provide additional details regarding the treatment of the rooftop garden and 
the mechanical penthouse. • 

Response: The top floor has been redesigned with greater setbacks to reduce opportunities 
for undesirable overlooks to the neighbouring properties and as a result no longer includes a 
rooftop garden. In lieu, planter boxes hove been provided along the guardrails of the two 
uppermost suites. 

Comment: Please provide a lighting plan. 
Response: A detailed lighting plan will be provided with consideration to CPTED and the 
mitigation of urban light pollution. 

Comment: Please ensure that all hord and soft surface treatments are labelled on the landscape 
plan. 

Response: Hard and soft surface treatments are indicated on the landscape plan. 
Comment: Please show the proposed Class-2 bicycle racks on the site plan. The location should 
be easily accessible. 

Response: Six Class-2 bicycle racks are indicated on the site plan adjacent to the primary 
building entrance. 

Comment: Please label all materials on the elevation plans. Please confirm that the windows are 
clear glass. 

Response: All materials are labeled on the elevation drawings. Windows are clear glass. 
Comment: Please ensure that the renderings and elevation plans are consistent with respect to 
building materials, windows, etc. 

Response: The renderings and elevation plans ore consistent with respect to building 
materials, windows, etc. 

Comment: A site specific zone will be created for this proposal. Please consider removing the 
"proposed variances" section from the letter to Mayor and Council. 

Response: No "proposed variances" section is included in this letter. 
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Transportation Features 

All parking corresponding to the proposed project is located below grade. The ratio of parking stab to 
units Is 1.2 parking spaces per unit and the requirement has been met in full for a total of 58 parking 
spaces, including 1 required accessible parking stall. 

The parkade enlry is situated at the Northeast comer of the subject site along Chambers Street, per 
Engineering requirements corresponding to regulations outlined in the BC Transportation Act that prohibits 
the opportunity for parking access to the parkade along Johnson Street. 

Bicycle parking meets the required 1:1 ratio of spaces to units and is located at the parkade mezzanine 
level with direct roll-in / roll-out access to help encourage bicycle travel, particulariy given (he nearby 
benefit of the Johnson Street bike lane. In addition, 6 Class 2 bike spaces are located near the primary 
building entrance along Johnson Street. 

Owing to the various transportation options in the area, as well as the access to amenities within a two 
kilometre radius, the need for individual cor travel is reduced for future residents that have the ability to opt 
for public transportation, bicycle travel, or basic pedestrian mobility. 

Crime Prevention Through Environmental Design (CPTED) 

Design features are incorporated into the architectural and landscape design to facilitate neighbourhood 
and resident safely and security through environmental design. Ground-orient units with generous patios 
create buffers between the public and privcrie building interface, while at the same time creating a sense 
of 'eyes on the street' to help minimize opportunities for unseen criminal activity. Landscaping and 
walkways are designed to allow for clear lines of sight, along with ground oriented fighting planning thai 
mitigates blinding fights and dark corners. In addition, secure underground vehicle and bicycle parking is 
providing with radio control access. 

Infrastructure 

The proposed project will ut'rtize existing service infrastructure and will contrfoute to the expansion of 
portions of the infrastructure based on municipal requirements. The improvement will be of greatest visual 
notice to the community via the widening and streetscape improvements along the Johnson and 
Chambers Street boulevards. 

Sustainability 

The proposed project commits to incorporating Sustainable design principles, such as minimized water 
usage, recyclable materials, native landscape planting, and energy efficiency, in order to achieve a 
minimum of Built Green Gold. 

Artificial light planning on the subject site will also be restricted to mitigate urban light polution. 

Community Benelits 

In the short term the proposed project offers individuals the opportunities for neighbourhood employment 
during the duration of construction, along with the corresponding spin off economic benefits to local 
businesses that provide services to construction staff. In the longer term residents in the community are 
provided with the opportunity for additional modestly priced market and rental housing to help service the 
median income bracket for the area. 

In addition to the direct potential benefits through employment and housing, the proposed project 
benefits the community through the improvement of infrastructure, the creation of a neighbourly 
streetscape, and by offering Sustainable design building stock that helps to reduce the City o( Victoria's 
environmental footprint in lieu of the existing ground level parking lot. 

Response to Development Services Division Comments from Previous Application 

• Comment: Please consider obtaining the property at 1039 Johnson Street to ensure that this 
property Is not "orphaned" making future development difficult. 

Response: In spite of besl efforts, the property was not available for purchase. 
• Comment: Retail units in this area of Fernwood. are not anticipated in the Fernwood 
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Conclusion 

The proposed project offers o mix of historic and modem massing elements, scales, landscaping features, 
traditional material references, and Sustainable design features that respond to the immediate and 
broader context of the subject site. With acknowledgment of existing and future contextual 
considerations, the project provides positive impacts for the community that w# help to enhance the 
neighbourhood through economic growth and additional housing opportunities. 

The newly designed proposed project has taken inlo consideration and has addressed the previous 
comments from City Staff, in addition to acknowledging community considerations that are in the purview 
of the Architect and Owner to address. 

We thank you for taking the time to review and consider the details of our proposed project. Should you 
have any questions, please do not hesitate to contact us. 

Respectfully. 

Joseph Kardum architect abc ieedap 

Principal 

koka architecture + design inc. 
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K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

SUSTAINABILITY STATEMENT 
1144  JOHNSON STREET -  LOT 1038 ,  V ICTORIA  D ISTRICT  

1148  JOHNSON STREET -  LOT B,  D ISTRICT  LOT 1037  V ICTORIA  D ISTRICT  
1152  JOHNSON STREET -  LOT 1036 ,  V ICTORIA  D ISTRICT ,  PARCEL A  

1154  JOHNSON STREET -  PARCEL A ,  LOT 1036 ,  V ICTORIA  D ISTRICT ,  DD68545- I  
1406  CHAMBERS STREET -  LOT A ,  V ICTORIA  D ISTRICT ,  PLAN V IP  8773  

APPLICANT I KANG AND GILL CONSTRUCTION LTD.  

RESIDENTIAL I 6  STOREY I 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: 

• All toilets will be low-flow, dual flushing, and Energy Star® approved. 
• 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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• Materials with high recycled content and from rapidly renewable resources will be donated for 
reuse by others. 

• 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. 
• 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: 

• 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. 
• Carbon monoxide detectors will be provided. 
• All HVAC systems will include proper filters. 
• Ventilation throughout all hunits will be improved and all ventilation fans will be Energy Star® 

approved. 
• 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: 

• Programmable thermostats will conserve energy and better regulate temperatures. 
• All doors and windows will meet a Zone A - Energy Star® Rating. 
• 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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Advisory Design Panel Report 
For the Meeting of February 22, 2017 

To: Advisory Design Panel Date: February 15,2017 

From: Leanne Taylor, Senior Planner 
e h- f Rezoning Application No. 00487 and Development Permit No. 000434 for 1144, 

ject: 1148( 1152) 1154 Johnson Street and 1406 Chambers Street 

RECOMMENDATION 

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

EXECUTIVE SUMMARY 

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

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

• The Official Community Plan (OCP, 2012) 
• Multi-Unit Residential, Commercial and Industrial Design Guidelines (2012) 
• Guidelines for Fences, Gates and Shutters (2010) 
• Advisory Design Guidelines for Buildings, Signs and Awnings (2006). 

COUNCIL DIRECTION 

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

• relationship with the local neighbourhood. 



BACKGROUND 

Project Details: 

Applicant: 

Architect: 

Ms. Cariy Abrahams 
Kang and Gill Construction Ltd. 

Mr. Joseph Kardum, AIBC, LEED AP 
koka architecture + design inc. 

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

Heritage Status: N/A 

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

Zoning Criteria Proposal 
Existing Zone 

R3-1 Zone 
OCP Policy 

Site area (m2) - minimum 2000.07 920.00 

Number of units - maximum 48 N/A 

Density (Floor Space Ratio) -
maximum 2.00:1* 1.6:1 

(if parking is provided 
underground) 

1.2:1 (base) 

2.0:1 (max) 

Height (m) - maximum 18.29 18.50 

Storeys - maximum 6.00 N/A 

Site coverage % - maximum 40 32.00 
Open Site Space % -
minimum 52 60 

Setbacks (m) - minimum 
Front (Johnson Street) 
Rear 
Side (west) 
Side (Chambers St) 

6.00* 
9.14* 
9.14* 
6.00* 

7.50 
9.88 
9.88 
9.88 

Parking - minimum 57 57 

Visitor parking (minimum) 
included in the overall units 6 6 

48 
2 racks of 6 spaces 

48 
2 racks of 6 spaces 

Advisory Design Panel February 22, 2017 
Development Permit Application for 1144-1154 Johnson Street & 1406 Chambers Street 
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Description of Proposal 

The proposal is for a six storey multiple unit dwelling consisting of approximately 48 dwelling 
units. The development has a proposed floor space ratio (FSR) of 2.00:1. The proposed site 
plan, architecture and landscape design include the following details: 

• mid-rise building form consisting of contemporary architectural features, including a flat 
roofline, contemporary-style windows and materials, and substantial glazing 

• exterior building materials consisting of brick, preformed metal panel, cementitious 
panel, window wall/aluminum frame, transparent glass guardrail, translucent glass 
guardrail, and natural fir wood. 

• two levels of underground parking with access off of Chambers Street 
• main residential entryway fronting Johnson Street 
• exterior entrances and large raised patios for all ground-oriented units 
• pedestrian access from Johnson Street to the ground-oriented units located on the north 

side of the building by through way of a gated pedestrian walkway 
• substantial landscaping around the perimeter of the site and along the south-facing, 

rooftop patios 
• climbing vines on the north and west elevations 
• a total of 48 Class 1 bicycle parking spaces located in a secure, enclosed bicycle 

storage room in the parking mezzanine and six Class 2 bicycle parking spaces located 
at the main entrance to the building. 

Sustainability Features 

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

• meets Built Green standards 
• energy and water conservation 
• use of low emitting materials to improve air quality in the building 
• re-use and recycling of construction products. 

Consistency with Design Guidelines 

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

The applicant chose to redesign the building in response to feedback provided by Council at the 
Committee of the Whole meeting on February 25, 2016. Generally, this new design addresses 
the concerns raised by Council and staff that were related to the transition of the buildings along 
Pandora Avenue and Chambers Street, and the overall massing, architectural elements and 
finishes of the original building design. 

Advisory Design Panel February 22, 2017 
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Directly north of the subject property are four single-family dwellings. These properties are in 
the R3-1 Zone, Multiple Dwelling District. The applicant has responded to this transition by 
maintaining a 9.14m rear yard setback and setting back the building at the third and sixth 
storeys in order to allow for building articulation and landscaping. Due to a significant elevation 
change between the subject property and the properties to the north, the immediate neighbours 
to the north would only have direct view of the second storey. A partial yew hedge punctuated 
by ornamental grasses and shade-adapted shrubs are being proposed along the north property 
line to provide a vegetative screening. 

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

ISSUES 

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

ANALYSIS 

Ground floor treatment at the corner of Johnson and Chambers Street 

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

Design of the entryways on Johnson Street 

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

Use of materials and palette 

The Multi-Family, Commercial and Industrial Design Guidelines encourage exterior building 
materials that are high quality and durable, and enhance and articulate street frontages. 
Advisory Design Panel February 22, 2017 
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Overall, staff support the choice of materials; however, the mid-tone grey cementitious panel is 
quite dark and there may be an opportunity to reduce the amount of dark panel or incorporate a 
different type of material to lighten up the building. ADP's input would be welcomed on this 
aspect of the design with respect to materiality. 

OPTIONS 

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

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

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

CONCLUSION 

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

ATTACHMENTS 

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

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\DP\DP000434\ADP REPORT TEMPLATE.DOC 

Advisory Design Panel February 22, 2017 
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MINUTES OF THE 
ADVISORY DESIGN PANEL MEETING 

HELD WEDNESDAY FEBRUARY 22. 2017 AT 12 P.M. 

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:04 P.M. 

Panel Members Present: Christopher Rowe; Justin Gammon; Cynthia 
Hildebrand; Patricia Graham; Jesse Garlick; Erica 
Sangster; Mike Miller 

Absent: Ann Katherine Murphy; Renee Lussier 

Staff Present: Leanne Taylor - Senior Planner 
Quinn Anglin - Secretary, Advisory Design Panel 

2. Minutes from the Special Meeting held January 11, 2017. 

Action: 

It was moved by Jesse Garlick, seconded by Patricia Graham, that the Minutes of 
the Meeting of Advisory Design Panel held January 11, 2017 be adopted as 
presented. 

CARRIED UNANIMOUSLY 

Minutes from the Meeting held January 25, 2017. 

Action: 

It was moved Jesse Garlick, seconded by Patricia Graham, that the Minutes of the 
Meeting of Advisory Design Panel held January 25, 2017 be adopted as presented. 

CARRIED UNANIMOUSLY 

3. APPLICATIONS 

1144 -1154 Johnson Street & 1406 Chambers Street for Development Permit 
#000434 and Rezoning #00487 

The City is considering a rezoning application to permit construction of a 6-storey, 48 unit-
residential building. 

Advisory Design Panel Minutes 
February 22, 2017 
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Applicant Meeting attendees: 

CHRISTOPHER WINDJACK 
BEVWINDJACK 
CARLY ABRAHAMS 
LUICA KALABRIC 
HARMAN KAO 
JOSEPH KARDUM 

LADR LANDSCAPE ARCHITECTS 
LADR LANDSCAPE ARCHITECTS 
KANG AND GILL CONSTRUCTION 
KANG AND GILL CONSTRUCTION 
KOKA ARCHITECTURE + DESIGN INC. 
KOKA ARCHITECTURE + DESIGN INC. 

Ms. Taylor provided the Panel with a brief introduction of the Application and the areas 
that Council is seeking advice on, including the following: 

• the transition to the buildings along Pandora Avenue and Chambers Street 
• the overall massing, architectural elements and the finishes with particular 

attention to the relationship with the local neighbourhood. 

Joseph Kardum then provided the panel with a detailed presentation of the site and 
context of the proposal 

Christopher Windjack then provided the Panel with a detailed presentation of the 
landscape plan proposal. 

Questions of clarification were asked by the Panel on the following; 
• What the summary of Council and City staff concerns are? 

o transitions to the buildings along Pandora Avenue and Chamber Streets, the 
overall massing, architectural elements and the finishes with particular attention 
to the relationship with the local neighbourhood 

o concerns of ground floor treatment at the corner of Johnson and Chambers 
Street, the main entryway off Johnson street and the materiality of the building 
(particularly the mid tone grey - possibility to lighten it up or another alternative) 

• Design rationale of the corner expression of the building? 
o Focus was heavier on the residential single family house scale at grade 

through the rest of the project and wanted to break from that a little, it was also 
related to the massing and it was determined that the most successful place to 
do that was at the corner. They started with punching out with the white 
material to allow more light and glazing; for a contemporary feel but with a 
more traditional style of massing 

• If there is any opportunity to have the ground floor corner units lifted out of the 
ground further? 
o It was examined but they ran into a struggle structurally with lifting the building 

up more and building higher, further to, it would have impacts on neighbouring 
properties to the north 

• Function of the amenity unit at ground floor level? 
o It is off to the side of the lobby, a social room to be used for 

meetings/parties 
• The rationale of planting the fins all the way down to the ground? 

o This was done to denote the entryway in respect to staff concerns 
• Where is the material of wood natural fir applied? 

o The fencing 

Advisory Design Panel Minutes 
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• Is the dark charcoal color applied on the top of the building the same as the bottom 
color? 

o Yes 
• Has the ramp been approved by the Engineering Department? 

o Yes 
• Are there stairwell windows? 

o Yes 
• What is the programmed use of the back pathway? 

o Acts as an extension of the units and their gardens, to be a green buffer 
used an access point for the back units 

• Are the windows in darker sections white frame? Aluminum? 
o They will be a lighter window frame and consistent throughout the building, 

a silvery window frame to help punch out the windows 
• Was there consideration to giving exterior access to the last ground floor unit on 

the back? 
o Yes, and at one point it did have access but a miscalculation was made on 

slope and therefore it had to be removed 
• Was there consideration to the idea that people may possibly just cut across or 

directly through the area that is soft-scaped on the corner? 
o Yes, but people do tend to stay on the sidewalk when it is an urban 

environment, but there may be an opportunity to expand the sidewalk there. 

Panel Members discussed: 
• the planting of fins choking off the entryway, could possibly be more successful if 

they were removed to open it up a bit more and additional hardscaping 
• fins seem redundant 
• stronger expression of entryway needed, the base feels like it is missing 

something, could potentially benefit with more definition between the ground floor 
and upper residential units 

• corner is not performing as well as it should, not consistent with the rest of the 
building 

• overall, is a well put together building 
• consideration to elevate the entry way which could potentially help simplify the 

corner 
• is sensitive to the neighbourhood, to residential, and streetscape 
• the overlook from the building being significant, but the shadow study is minimal 
• no issues with the dark palette, it helps the white areas and brick pop 
• cleaning up the cornice line at the 5th floor may help the corner to be further 

successful 
• no issues with the townhouse entryways off Johnson Street 
• the windows in the stairwells could be more usable, have more light or glazing 

Action: 
MOVED I SECONDED 

It was moved by Erica Sangster, seconded by Jesse Garlick, that the Advisory Design 
Panel recommend to Council Development Permit Application No. 000434 for 1144 -1154 
Johnson Street & 1406 Chambers Street be approved as proposed with the following 
recommendations; 
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• Strengthening the expression of the building entranceway 

• Clarifying the expression of the Johnson and Chambers Street corner of the 
building 

• Investigating further daylighting of the stairwells 

CARRIED UNANIMOUSLY 

3. ADJOURNMENT 

The Advisory Design Panel meeting of February 22, 2017 adjourned at 1:15 pm. 

Christopher Rowe, Chair 
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koka architecture + design inc. 

03 May 2017 

Committee of the Whole 
City of Victoria 
1 Centennial Square 
Victoria, BC 
V8W 1P6 

3 Off 

Dear Committee of the Whole, 

Re: Conditions to be met prior to Committee of the Whole for 1144, 1148,1152,1154 Johnson Street and 
1406 Chambers Street per Zoning No. 00487 and Development Permit No. 00434 

Thank you for taking the time to review our proposed project response to the application review process 
for the subject site encompassing 1144 -1154 Johnson Street and 1406 Chambers Street. The following ore 
the questions or comments identified by City Staff along with our corresponding responses. For visual 
clarily, this letter is intended to be read with the corresponding drawings titled: Johnson + Chambers, 
Rezoning / DP Application Set-R.01, 22 march 2017 (and follow up set R.02, 28 April 2017). 

Development Services Division Comments: 

1) Please explore ways to further emphasize the main residential entrance on Johnson Street. It will be 
important lo ensure a straight line of site into the lobby. 

- Persheets A.03I, A.0I3, A.010, A.020. and A.022. the residential entry has been further emphasized in the 
following manner: 
- The concrete signage plinth supporting the entry element fins has been extended southwards to 

further distinguish the primary building entry with the numeric address and building name. 
• Direct lines of sight info the lobby have been enhanced with additional glazing provided to the East 

of the glazed entry doors. 
• The planter at the exterior of the amenity room has been extended to the West in order to tie the 

common area of the building entry to the common area of the amenity room. 
• In-ground LED lighting has been added along the entry path to the entry lobby. 
• The distinct metal and glass entry canopy has been designed with a light appearance above the 

entry door consistent with the project's material palette to hep denote the primary building entry. 

2) Please consider some detailing of the entrances to the individual townhouse units. This could be 
accompfehed through accent materials or a different material for the front doors. 

- Persheets AO 13, A.029, and A.020. the 'individual townhouses have received additional detailing in the 
form of wood-finish entry doors with ghss inserts, lighting bo/fords designating each unit adjacent to 
unit's entry gate, an entry light Mure adjacent to each entry do or, and accent lighting to highlight the 
extensive vegetation and approach along each stair and terrace. 

3) Please provide more extensive context elevations (streetscape) showing the proposal in relationship to the 
neighbouring properties on Johnson Street and Chambers Street. 

- Per sheets A.027, A.028, and A.031, extensive context elevations jstreeiscapesj have been provided 
identifying the relationshps of the neighbouring properties on Johnson and Chambers Streets. In 
addition, please refer to the bird's eye massing views of the proposed project in context per sheet 
A033. 

4) Please consider enlarging the window and/or adding spandrels to the blank wall on the north eievalion to 
break it up. 

• Per sheet A030, windows have been enlarged at the upper wall of the North elevation. The lower 
portion of the wall remains reserved for vegetative screening. 
• Note that overlooks towards the Northern neighbours was originally identified by City Statf as a 

concern that should be addressed. As a result the quantity of glazing was consciously Timiled to 
ovoid fhe perception of overlooks. 
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5) Please ensure floor plans and elevations are consistent with respect to window placement and size, and 
balconies. Some inconsistencies have been discovered on the majority of floor plans. 

• The floorplans and elevations are now consistent with respect to the window placement and size, as 
well as the balconies. Please refer to sheets AO 13, AO 14, A.015, A.0 i 6. AO 17. A.0 i 8, A.019, A021, A.022. 
and A.023. 

• Planters at the level 5 roof have also been added in the level 6 plan for consistency. Please refer to 
sheet A018. 

6) Please ensure 1he materials are consistent on the renderings and elevation drawings. 
- Per sheets A029, A.030, and A.031, the materials are consistent on Ihe renderings and elevation 

drawings. 

7) Please provide a lighting plan. 
• A lighting plan has been provided. Please refer to sheet A035. 

8) Please consider permeable palia pavers for the ground floor terraces. 
• Permeable patio pavers have been noted at the ground floor terraces. Please refer to sheet A.036. 

Engineering and Public Works Department Comments: 

9) Location of proposed bicycle parking does not appear to be easily accessible. Reducing the distance and 
door access to bike parking is strongly recommended. 

• Per sheet A.011, ihe proposed bicycle parking is easily accessible from the parking entry ramp 
after one passes through the security gates. The corridor to the bicycle room includes two 
security doors for occupant safety, both of which are accessible via automatic door operators. 
• Note that the proposed bicycle room locations and access from the exterior is far shorter 

than most conventional buildings since bicycle rooms are typically found at the furthest 
reaches of the parkades within most projects. 

• The proposed bicycle parking is also easily accessible from the elevators. 

Parks Division Comments: 

10) No objection to application. 
• No response required. 

11) The new boulevards on Johnson Street and Chambers Street have significantly increased in size in this 
proposal, adding 7 new trees and t50m2 grass, an increase from three existing trees. The largef grass and treed 
boulevard areas will require more parks maintenance resources, on ihe proposed right-of-way. The City will 
consider this "untaxed" existing boulevard becoming a "taxed" boulevard as all of the surrounding properties are 
taxed and this could simply be added to the City inventory and maintained by the City In perpetuity. The 
proposed boulevard is a great improvement over the existing one, as it adds a safer sidewalk environment with 
landscaping lhat separates pedestrians from a busy arterial street. 

• No response required. 

Zoning Plan Check Comments: 

12) Provide the average setback for the street wall at Johnson Street, 
- Please refer to sheets A.002 and A.010 for the average street wall setback at Johnson Street. 

13) The proposal requires 6 visitor parking for the residential units. Please identify these spaces on fhe 
parking plan. 

- Per sheet A.0I2, 6 residential visitor parking spaces have been identified on the parking plan. 

14) Provide open site space calculation. 
• Please refer to sheet A.002 for the open site space calculation. 
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15) Bicycle parking spaces do not match the numbers shown. (Page A.011 notes 26+31 = 57 & Page 
A.012 notes 67 bicycle stalls). 

- Per sheets A.002 and A.011, the typo identifying the number of bicycle parking spaces has 
been corrected. The total number of bicycle parking spaces is 53 in the bicycle rooms, with 
6 additional spaces at the building entry. 

16) Update Project Data table to reflect new data (eg. Counted 53 Class 1 bicycle stalls, Da1a Table 
shows 48 parking stalls) 

• Per sheet A.002, the Project Data table have been updated to reflect the new data. 

17) Show entry way canopy on site plan and dimension to property line. 
• Per sheet A.010, the entryway canopy has been idenffed on Ihe site plan with dimensions to Ihe 

South property line along Johnson Street. 

18) To determine whether the parkade is subject to setbacks, provide a section that shows existing 
grade and the relationship between the parkade. 

• Please refer to sheet A.034 for a section that identifies the existing grade and the relationship 
to the parkade structure. 

19) Provide dimensions for the clearances in the parkade area and ramp areas. 
• Please refer to sheet A.024 and A.034 for dimensions identifying clearances in Ihe parkade 

area and ramp areas. 

20) Provide the slope of the ramp and aisle on the west side of the parkade. 
• Please refer to sheet A.011 for the slope of the ramp and aisle on the West side of the 

parkade. 

Advisory Design Panel Discussion Points that Resulted in Modifications to the Proposed Project: 

21) Consider matching Ihe upper eaves of ihe building at levels 5 and 6 with the mid-tone grey of the level 4 and 5 
walls below. This will add emphasis to the Trie of the level 3 horizonial beam, as well as the iownhouse brick 
typology at levels i and 2. 

• Per sheets A .029 and A030, the eave at level 5. as well as level 6, have been changed lo the mid-tone 
grey to match the walls of levels 4 and 5. 

22) Consider enhancing the landscaping and modifying 1he 90 degree angled sidewalk intersection at the 
Southeast comer of the property. 

• Per sheet A.036, Ihe landscaping has been enhanced to further define Ihe building comer and a bench 
has been added adjacent to the intersection of Ihe two sidewalks. 

23) The planting of Ihe fins possibly choking off the entryway, could possibly be more successful if they were 
removed to open it up a bit more and additional hardscaping. 

• Per sheets A.0I0 and A.036, additional hardscape has been integrated into the landscaping in order to 
open up the entryway. 

• Windows were added along the ground floor and also extended the planter across Ihe exterior 
of the pmenity room to reach out towards the primary building entry doors. As the vertical wall 
fins pass by the glass and the planter, they now have a lesser and lighter presence during the 
entry sequence owing to the removal of the solid wall between them. 

• The wall fins were retained at the ground floor because: they are intended to be structural 
elements that help support the large balconies at the corner units above: they help thermally 
break the balconies from the primary building face as part of Ihe design intent lo help maximize 
the energy efficiency of the building through better detailing: they help block heat gain from the 
late afternoon Westerly Summer sun to the corner bedrooms and the living room areas above: 
and they block views between adjacent units or private areas within the same unit. In addition, 
after testing numerous options before and after the ADP to define the comer entry, we found the 
architectural expression of the building corner was most successfully achieved with the retention 
of the vertical fins to the ground floorrather than truncating the structure at the second floor. 
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Advisory Design Panel Recommendations that Resulted in Modifications to the Proposed Project: 

24) Strengthening the expression of Ihe building entranceway. 
• The expression of Ihe building entryway has been strengthened to open up 1he entry towards the pubSc 

interface with hardscape and sotIscape improvements that are integrated into the landscape, as well as 
refinements to Ihe entry canopy. Please refer to Item I noted above for a more detailed accounting of 
the improvements. 

25) Clarifying the expression of the Johnson and Chambers Street corner of the building. 
- The expression of Ihe Johnson and Chambers Street comer of the building has been clarified with: 

hardscape and sottscape improvements that are integrated into the landscape, as well as refinements 
to the entry canopy and wall def ailing that frghten up the building stnjclure. Please refer Items 1,22. and 
23 noted above for a more detailed accounting of the improvements. 

26) Investigating further daylighting of the stairwells. 
- Per sheet A.030, windows hove been enlarged at the North and West building elevations in order to 

allow for increased dayfrght into the stairwells. 

Once again, thank you for taking the time to review our responses. Should you have any questions, please 
do not hesitate to contact us. 

Joseph Kardum architect aibc leedap 

Principal 

koka architecture + design inc. 
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4.1 Rezoning Application No. 00487 for 1144, 1148, 1152, and 1154 Johnson 
Street and 1406 Chambers Street 

Main motion as amended: 
That Council postpone consideration of the following motion pending consideration 
of ADR recommendations: 

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in Rezoning 
Application No. 00487 for 1144, 1148, 1152 and 1154 Johnson Street and 1406 
Chambers Street, that first and second reading of the Zoning Regulation Bylaw 
Amendment be considered by Council and a Public Hearing date be set once the 
following conditions are met: 
a. Provision of a third-party land lift analysis to determine the value of any 

increase in density that exceeds the floor space ratio of 1.6:1 FSR with a 
contribution of 75% of the value of any identified land lift to be contributed to 
and divided equally between the Parks and Greenways Acquisition Reserve 
Fund and the Victoria Housing Reserve Fund, to be secured to the satisfaction 
of the Director of Sustainable Planning and Community Development. 

2. That Council consider giving the Zoning Regulation Bylaw Amendment final 
reading conditional upon the registration of the following: 
a. Housing Agreement to secure the rental of 10 units for a minimum of 10 years 

and that future strata bylaws cannot prohibit from renting residential strata 
units; 

b. Statutory Right-of-Way of 2.45m on Johnson Street and 3.37m on Chambers 
Street for sidewalk realignment of to the satisfaction of the Director of 
Sustainable Planning and Community Development. 

3. Following consideration of Rezoning Application No. 00487, and if approved that 
Council authorize staff to prepare and enter into an Encroachment Agreement for 
a fee of $750 plus $25 per m2 of exposed shored face during construction, to the 
satisfaction of the City staff. 

On the main motion as amended: 
CARRIED UNANIMOUSLY 16/COTW 

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

Main motion as amended: 
That Council refer the Application to the Advisory Design Panel to provide 
recommendations back to Committee of the Whole, 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 with particular attention to the 

relationship 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." 

On the main motion as amended: 
CARRIED 16/COTW 

For: 
Against: 

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



Leanne Taylor 

From: 
Sent: 
To: 

Subject: 

Michael Jones | 
March 2, 2017 10:20 AM 
Marianne Alto (Councillor); Chris Coleman (Councillor); Ben Isitt (Councillor); Jeremy 
Loveday (Councillor); Margaret Lucas (Councillor); pmaddoff@victoria.ca; Charlayne 
Thornton-Joe (Councillor); Geoff Young (Councillor); Leanne Taylor 
REGARDING HEIGHT VARIANCE FOR THE DEVELOPMENT AT:,1144, 1148, 1152, AND 
1154 JOHNSON STREET &1406 CHAMBERS STREET: 

REGARDING HEIGHT VARIANCE FOR THE DEVELOPMENT 
AT: 

1144, 1148,1152, AND 1154 JOHNSON STREET &1406 
CHAMBERS STREET: 

Dear Mayor, Council & Planning: 

As we approach another public meeting regarding the proposed 
Kang & Gill development at the above address(es), we must speak 
out once again regarding policy at City Hall & impact on the 
"welfare, enjoyment and comfort" of the existing neighbourhood. 
Specifically, we want to discuss the perceived 'need' for a 6 story 
building. 

The Kang & Gill project stands out among all projects east of Cook 
Street, either recently completed, currently under construction or in 
the planning stages by virtue of it's proposed height: 

. The Maddison at Oak Bay & Richmond is 4 stories 

. Black & White at Cook & Fort is 4 stories 

. On the Park at Elford & Pandora- 4 stories 

. The Wade, next door at Cook & Pandora 4 stories 

. the recently completed block at Chambers & Pandora 5 stories 

Somehow, each of these developers felt these heights to be 
adequate to render a reasonable profit. 

mailto:pmaddoff@victoria.ca


This Council has spoken out repeatedly about the impact that 
development will have on existing gardens in this, The City of 
Gardens': (horticulturalists have advised that the southern portions 
of these properties will have to be replanted as the existing 'full sun' 
species die off). Additionally, there have been concerns about 
impact in the 'transition zones' (albeit here) between the core and 
the residential community. 

Even before the city mandated 1 metre move north, this building 
will leave the neighbouring houses to the north completely in the 
dark for several weeks around the Winter Solstice. That is: No 
sunlight! 

If you care to look at these gardens, you will find among them 
models of food production & highly developed aesthetics (both 
sought after features of this council). These gardens will be in the 
dark even longer than the houses which share them. 

On considering a variance for height, one cannot imagine a motive 
other than avarice for compromising the neighbourhood in this way. 
After all, the rest of the development community in this area have 
decided that maximum dollars, (either in their bank accounts of in 
the tax base) are not the bottom line & that aesthetics is a strong 
variable in this equation. 

Sincerely.... 

The residents of 1100 Block Pandora 
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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. 

Committee of the Whole Report 
Development Permit Application No. 000434 for 1144,1148,1152 and 1154 Johnson Street 
and 1406 Chambers Street 

February 11, 2016 
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The following points were considered in assessing this Application: 

• 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. 

• 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. 

• 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: 

• mid-rise building form with frontage along Johnson Street and Chambers Street 
• main entrance to the building is off of Johnson Street 
• exterior materials include HardiePanel siding and brick facing around the first and 

second storey windows and the main entryway into the building 
• 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 
• each entrance includes a publicly accessible Class 2 bicycle rack for six bikes 
• three bike rooms with space for 48 bikes would be provided in the underground parking 

area 
• 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 
• 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: 

• energy and water conservation 
• low emitting materials to improve air quality in the building 
• re-use and recycling of construction products. 

Committee of the Whole Report February 11, 2016 
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Active Transportation impacts 

The Application proposes the following features which support active transportation: 

• 48 Class 1 bicycle parking spaces in bike rooms located in the underground parking 
area 

• 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: 

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

• 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 

• 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: 

• the transition to the buildings along Pandora Avenue and Chambers Street 
• 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. 

Committee of the Whole Report 
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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, 7 

•> Asa 
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: _ 

List of Attachments 

• Zoning map 
• Aerial photo 
• Letter to Mayor and Council dated February 4, 2016 
• Sustainability Statement received February 4, 2016 
• Letter from the Fernwood Neighbourhood Association received September 11, 2015 
• 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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1406 Chambers Street 
Rezoning #00487 
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2 Revisions ) 

I s% > Fecwved Date. 
' February 5 IS J 

K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

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-I  

1406  CHAMBERS STREET -  LOT A,  VICTORIA DISTRICT,  PLAN VIP 8773  

February 4, 2016 

City of Victoria 
1 Centennial Square 
Victoria, British Columbia 
V8W 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 I 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 Femwood and is consistent with 
the Official Community Plan, Femwood 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 Femwood Residents' Association, 
and the Community this development has taken shape. 

APPLICANT I  KANG AND GILL CONSTRUCTION LTD.  

RESIDENTIAL I  6 STOREY I  48 CONDOMINIUM UNITS 

CURRENT ZONING R3-1 I  SITE SPECIFIC ZONING 
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K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

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 (5th) and sixth (6th) 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 

'ihe 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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K A N G & G I L L  
C O N S T R U C T I O N  I T O .  

Affordability 

With the dose 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. 

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 indudes: secure 
underground parking, designated residents parking, dear and visible walkways, and a remote access 
system. 

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

Carly Abrahams 
Development Manager 
/c a 

References: 

Offidal Community Plan 
(2012) 

• Pg. 36, Section 6, Map 2 
• Pg. 48, Section 6, Map 3 
• Pg. 145, Section 21 
• Pg. 144, Map 22 

Femwood Neighbourhood Plan 
(October 1994) 

Urban Place Designations 

937 Dunford Avenue - Suite 105, Victoria, British Columbia V9B 2S4 
Phone: (250) 590-3140 Fax: (250) 590-8086 Email: info@kangandgill.com 

Security 

Sincerely, 
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K A N  G  & G I  L  L  
C O N S T R U C T I O N  L T D .  

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 I  KANG AND GILL CONSTRUCTION LTD.  

RESIDENTIAL I  6  STOREY I  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: 

• All toilets will be low-flow, dual flushing, and Energy Star® approved. 
• 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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K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

• Materials with high recycled content and from rapidly renewable resources will be donated for 
reuse by others. 

• 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. 
• 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: 

• 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. 
• Carbon monoxide detectors will be provided. _ 
• All HVAC systems will include proper filters. 
• Ventilation throughout all huriits will be improved and all ventilation fans will be Energy Star® 

approved. 
• 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: 

• Programmable thermostats will conserve energy and better regulate temperatures. 
• All doors and windows will meet a Zone A - Energy Star® Rating. 
• 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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K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

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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K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

SUSTAIN ABILITY 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 I  RANG AND GILL CONSTRUCTION LTD.  

RESIDENTIAL I  6 STOREY I  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: 

• All toilets will be low-flow, dual flushing, and Energy Star® approved. 
• 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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KA N G &G I L L 
C O N S T R U C T I O N  L T D .  

• Materials with high recycled content and from rapidly renewable resources will be donated for 
reuse by others. 

• 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. 
• 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: 

• 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. 
• Carbon monoxide detectors will be provided. 
• All HVAC systems will include proper filters. 
• Ventilation throughout all hunits will be improved and all ventilation fans will be Energy Star® 

approved. 
• 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: 

• Programmable thermostats will conserve energy and better regulate temperatures. 
• All doors and windows will meet a Zone A - Energy Star® Rating. 
• 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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K A N G & G I L L  
C O N S T R U C T I O N  L T D .  

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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1923 Fernwood Road, 
Victoria, B.C., V8T 2Y6 

' f y  DEM£-
(250) 384-7441 
Email: landuse@thefcaca 

September 10, 2015 

Mayor and Council 
City of Victoria 
#1 Centennial Square 
Victoria, B.C. V8W1P6 

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 I 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 comer of Pandora Avenue 
and Cook Street. 

Sincerely, 

per cnoo«vO«i\ 

David Maxwell 
Chair, Land Use Committee 
Fernwood Community Association 

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



Talbot Mackenzie & Associates 
Consulting Arborists 

•'•fC>=lv«r£f 
.' Vi.'J -

November 30. 2015 

Kang and Gill Construction Ltd. " - -
937 Dunford Avenue, Suite 105 
Victoria. BC V9B 2S4 

Attention: Carlv 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 pinning 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 comer 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 7H6 

Ph: (250) 479-8733 ~ Fax: (250) 479-7050 
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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 tire 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 str uctures, 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(#l) 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 rree 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 buildings 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: 

• 0.6 metres between the fencing and the curb to provide for opening of car doors 
• 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 7H6 
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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 injuiy 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 phototoxicity (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 die critical root zone areas of trees that 
are to be retained. Box 48153 RPO Uptown 

Victoria, BC V8Z 7H6 
Ph: (250) 479-8733 ~ Fax: (250) 479-7050 

Email: trcehelp(fl 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: 

• Locating the barrier fencing and hording 
• Reviewing the report with the project foreman or site supervisor 
• Supervising excavation for the building footprint and service corridor where they 

encroach within the critical root zones of trees that are to be retained. 
• 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 
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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 
ISA 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 o f the examination and cannot be guaranteed to alleviate all symptoms or to mitigate all risk posed. 

Box 48153 RPO Uptown 
Victoria, BC V8Z 7HC 

Ph: (250) 479-8733 - Fax:(250) 479-7050 
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Addressing 

CIVIC Address. 

Legal Address 

Site Information 

Zoning (Present): 

Ste Area-
Floor Space Ratio: 
Total Floor Area: 
S te Coverage: 
Open Ste Space 
Height of Build n.g. 
Average Grade: 
Number of Storeys-

1144-1154 Johnson Street • 
1405 Chambers Street. Victo* a. BC 

LO" 1C38. VICTORIA CI*Y. LOT B. DISTRICT 
LO" 1037. VICTORIA CI"Y. PLAN 8773. 
PART OF LOT 1036. VICTORIA CIT^. 
PARCEL A. (DD 685-45-1) OF LOT 1036. 
VICTORIA CITY. LOT A. DISTRICT LOTS 1036 
& 1037. VICTORIA CITV. PLAN 8773 

R3-1. R3-2 
M_lt pie Dwelling District 
2.000 m: 

2.1 
3.9S9.3 m' 
40% (811.1 m-) 
52% (1,047 m-} 
18.29 m 
26.55 m 

Building Setbacks 

Street Boundary (Johnson St): 
Internal Bounca7 (North)-
Street Boundary (Chambers St). 
Internal Bouncary (West): 
Average Street Wall Setback: 

Parking 

Parking Stalls: 
(Below Grade) 
Vis tor's Stalls 
Handicapped Stalls: 
Bicycle Pa'<ing: 

6.18 n~ 
6.1 m (bulding face) 

58 (48 Units x 1.2) 

6(10% of •otal Stalls) 

Class' - 53 
Class 2 - 6 (at Entry) 

Residential Llse Details 

Total No. of Units. 

Unit types: 

48 

Studio: 
1 Bedroom 
1 Bed'com + Den-. 
2 Bedroom: 
2 Bedroom - Den: 

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

The proposed project offers a mix of historic and modern mass:ng elements, 
scales, landscaping features, traditional material references, and 
Sustainable design features that respond to the immediate and broader 
context of the subject site. With acknowledgment of existing and future 
contextual considerations, the project provides positive impacts for the 
community that will help to enhance the neighbourhood through economic 
growth and additional housing ODportunities. 

The newly designed proposed project has taken into consideration 
and addressed the previous comments from City Staff, in addition to 
acknowledging community considerations that are in the purview of the 
Architect and Applicant to address. 

Context 

The proposed project is partially a ground-level Darking lot set within the 
Southwest quadrant of the Fernwood neighbourhood in Victoria. Bordering 
both Johnson and Chambers streets, the proposed project is sited on a 
sloped gengrachy with 1 54 to 214 - storey houses end a 3-stcreyapcrfment 
bu-1dlng at the higher elevation overlooking the property from the North 
side. The neighbouring houses end apartment fco'cxng maintain generous 
rear yards at the interface with the subject site and front onto the Hcrris 
Green Park olong Pandora Street. 

Along the blocks to the East and to the South of the proposed project 
(across Chambers Street and JohnsonStreet respectively), a limited number 
of parking lots. 54 to 2 54-storey houses, and a vast number of 3 to 6-storey 
multi-unit residential bu-'efngs line the streets. 

To the East of the subject site is a ground level parking lot that services the 
neighbourhood medical-related facilities, followed by a 3 14 - storey multi-
unit residential building. At the far East-end cf the block (intersection of 
Johnson and Cook Streets) a large parking lot servicing the historic mid-
century Medical Arts Building is set to be redeveloped as "The Wade" 
multi-unit residential development and will encompass the entire end of 
the block. Across the intersection to the East of the 1100 block of Johnson 
Street is a relatively recently developed 10 - storey mixed-use multi-unit 
residential building. 

The proposed project has been designed witn great consideration to the 
existing and futwe context, and consultation has been undertaken with 
City Staff and the community to help ensure an appropriate architectural 
response for the subject site. 

Proposed Project Massing and Scale 

The proposed project is a 6 - storey multi-unit residential building. Owing 
to the context, both today and in years past, the proposal emphasizes the 
concept of a 'fivecble neighbourhood". The focus on ground-oriented 
neighbourhood development white fulfiitng sustanable housing density 
is consistent with the community vision through the design of the building 
massing, the historic material references, the variation of unit sizes, and 
the design of ground level landscape that creates a warm and inviting 

; 

K7 | 
BRICK: 
Warm grey 

METAL PANEL: 
Aluminium 
Warm white 

neighbourhood feel along the evolving Johnson Street and bike lane 
corridor. 

The proposed building is articulated with a series undulating massing 
elements that redjee the overa'l scale of Ihe buiiding by creating a more 
immediate engagement with Ihe site at Ihe lower level, while receding in a 
series of vertical steps until the top floor is not visible if one is to stand at the 
forefront of the building. The ground level interface of the proposed building 
at the sidewalks along Johnson and Chambers Streets is punctuated with 
a row of 2 - storey lightly coloured warm grey brick massing elements and 
windows that reflect the rhythm of single-family houses that stood along 
Johnson Street many years earlier. 

The third floor the building is defined by a warm white metal frame with 
columns that drop to the ground level and facilitate to distinguish the rhythm 
on the 2 - storey townhcuse-like modules below. The metal framework 
extends to the Southeast corner of the building where it change s orientation 
and forms light arch-like massing e'ements towards the street intersection 
and signals Ihe location of the primcry budding entrance. 

Along the South and East elevations the buiiding steps back yet cgain at 
the fourth and fifth levels with undulating wails that form bciconies and 
semi-private terraces, while contributing to visual interest and participating 
in the break up of sound waves from vehicles along Johnson Street. At 
the fourth and fifth levels of the South elevation the walls form a saw-tooth 
pattern that facilitates to preserve privacy for the houses to Ihe North by 
redirecting views out from the suites to the Northwest towards the trees in 
Harris Green Park. FinaBy at the sixth floor the building dramaticaly steps 
back in order to reduce the appeorcnce of the buWmg from the permitted 
six storeys (60 ft. height) to a more modest five storeys (50 ft. height) in order 
to acknowledge tne varying housing scales of the neighbourhood context. 

Materiality and Landscaping 

In keeping with the scaled-back massing that steps to acknowledge the 
neighbourhood housing scales, great emphasis was placed on the interface 
of the build'np material features and landscaping to create tactile surfaces 
for both the inhabitant and pedestrian along the newly proposed wider 
green strips of the sidewalk boulevards. 

High quality platinum grey coloured brick adds frier texture along the 
Johnson and Chambers Street frontages via the projecting 2 - storey 
townhouse-Fke massing elements, reflecting a single-family housing module 
and emphasizing a historic neighbourhood feel for residents. The brick 
is further brought to the forefront of the terraces along the planters and 
planting strips that create the buffer between the public sidewalk and 
the semi-private terrace spaces. Landscaping including tall ornamental 
grasses. Heather and Lavender add to the transitioning planting areas 
between semi-private and public zones. wNie at the same time adding to 
Ihe overall width of the landscaped street boulevard. 

The lavish West side yard and North rear yard landscape features contribute 
to the transitioning grades that require the retention of a retaining wall that 

CEMENTfTIOUS BOARD: 
Mid-tone grey 

WINDOW WALL: 
Clear Glass 
Aluminum Frame 

separates the houses at the higher elevation to the North from the subject 
site. The retaining wall is lined with a warm wood fence, a series of trees. 
Yew hedges strips, tall ornamental grasses, ferns, end shade-adapted 
shrubs to facilitate pleasant screening solutions between properties. 

Warm white preformed metal panels and warm shades of grey cementitious 
facade materials with a linear horizentel emphasis are incorporated at 
various locations to emphasize the stepping and undulations in the building 
facade. The scales of the panels are determined by Ihe module of several 
stacked bricks in order to maintain relationships between material elements. 
wh"e growing in dimension to match the scale of the overall building. 

The metal panels and brick create the backdrops for two green v/al's of 
trcined Ivy incorporated along the North and West building elevations in 
locations where windows are minimized to reduce the appearance of 
direct visual interface between neighbouring properties. 

Further punctuation of detailed materia! elements is found in high qua'ity 
glass and anodized aluminum coloured metal finishes. These elements are 
incorporated in the window v/all system and main budding entry, as well as 
the gjardrai's and canopy features at the numerous balcony and terrace 
locations. 

Dwelling Units, Density, and Affordability 

The proposed project is comprised of 48 occes'ib'e dwelling units and a 
strata amenity room wilha 2:1 Floor Space Ratio. The building is composed 
cf a healthy mix of studios. 1 -bedroom and 2-bedroom suites. The units vary 
in sizes from approximately 43 m2 to 112 m2. with a ratio of about 1/3 two-
bedroom units and approximately 2/3 cne-bedroom and studio units. A 
covenant is proposed to dedicate a minimum of 20% of the units for rental 
dwellings. 

In addition, storage spaces are also provided at the parkade mezzanine 
level for residential, building maintenance, and general strata uses. 

Transportation Features 

All porking corresponding to the proposed project is located below grade. 
The ratio of parking stalls to units is 1.2 parking spaces per unit and the 
requirement has been met in full for a lottf of 58 parking spaces, including 
I required accessible parking stall. 

The parkade entry is situated at the Northeast corner of the subject site 
along Chambers Street, per Engineering requirements corresponding 
to regulations outlined in the BC Transportation Act that prohibits the 
opportunity for parking access to the porkade ctong Johnson Street. 

Bicycle parking meets the required 1:1 ratio of spaces to units and is located 
at the parkade mezzanine level with direct roll-in / roll-out access to help 
encourage bicycle travel, particularly given the nearby benefit of the 
Johnson Street bike lane, in addition. 6 Class 2 bike spaces are located 
near Ihe primary bullaing entrance along Johnson Street. 

GLASS GUARDRAIL: 
Transparent Glass 
Aluminum Frame 

GLASS GUARDRAIL: 
Transluscent Glass 
Aluminum Frame 

Owing to the various transportation options in the area, as well as the 
access to amenities within a two kilometre radius, the need for individual 
car travel is reduced for future residents that have the ability to opt for 
public transportation, bicycle travel, or basic pedestrian mobility. 

Crime Prevention Through Environmental Design (CPTED) 

Design features are incorporated into the architectural and landscape 
design to facilitate neighbourhood and resident safety and security 
through environmental design. Ground-orient units with generous patios 
create buffers between the public end private building interface, white 
at the same time creating a sense of eyes en the street' to help minimize 
opportunities for unseen criminal activity. Landscaping and walkways are 
designed to allow for clear lines of sight, along with ground oriented lighting 
planrrng that mitigates blinding lights and dark corners. In adefition. secure 
underground vehicle and bicycle parking is providing with radio control 
access. 

Infrastructure 

The proposed project wi'l utilize exiting service infrastructure and will 
contribute to the expansion of portions cf the infrastructure based on 
murrcca! requirements. The improvement will be of greatest visual notice 
to the community via the widening and streetscape improvements along 
the Johnson and Chambers Street boulevards. 

Sustainabilriy 

The proposed project commits to incorporating Sustanable design 
principles, such as minimized water usage, recyclable materials, native 
landscape planting, and energy efficiency, in order to achieve a minimum 
of Built Green Gold. 

Artificial light planning on the subject site wiB also be restricted to mitigate 
urban light pollution. 

Community Benefits 

In the short term, the proposed project offers individuals Ihe opportunities 
for neighbourhood employment during the duration of construction, along 
with the corresponding spin off economic benefits to local businesses that 
provide services to construction staff. In the longer term residents in the 
community are provided with Ihe opportunity for additional modestly 
priced market and rental housing to help service the medicn income 
bracket for the area. 

In adcflion to the direct polenlialbenefl's through employment andhousing. 
the proposed project benefits the community through the improvement of 
infrastructure, the creation of a neighbourly streetscape. and by offering 
Susta'noble design buiiding stock that helps to reduce the City of Victoria's 
environmental footprint in lieu of the existing ground level porking lot. 
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View South towards neighbouring houses from Pandora St 
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View West towards neighbour's rear yard (to North of subject site) from East side of Chambers St 
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Wall-mounted step 
Ighling Mue'Mealcs 

the access path 
staks (Typ.J 

Shade-adapted 
shrubs, ornnmen'nl 
grasses, and ferns 

Retard Fghting at 
the path edge 

fflum'-ates access 
to the rear unit 

patios (Typ.) 

600mm wide river 
rock strip .slows 
for maintenance 

access at buhfing 
face 

valuing iiu.u uv llioni ™ e.n.j 
entry, with LED upfghHnn 
Mum^iatinq the access 
Unit patios feature rectangular 
decorative concrete pavers. 
Pavers to be permeable (Typ.) 
See Architecture 

Sections of yew hedge punctuated by-
omnmerkal g-asses and shade-adapted 

shrubs pmvlde vegetative sceenlng along 
North property l-ne 

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

Tiered planters feature omam«m»| 
g'ssses lavender, boxwood and 
d-rdedend'ons at edge of 
expanded boulevard 

AO concrete planter layout 
and detailing by Arrhte-t 

B parking for six bicycles at 
buMng entrance 
Steel and glass entry canopy. 
See ArcNtectu'e 
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