CORPORATION OF THE TOWNSHIP OF ESQUIMALT

Municipal Hall, 1229 Esquimalt Road, Esquimalt, B.C. V9A 3P1
Telephone (250) 414-7100 Fax (250) 414-7111

APC Meeting: April 21, 2020

STAFF REPORT

DATE: March 12, 2020
TO: Chair and Members of the Advisory Planning Commission
FROM: Karen Hay, Planner

Bill Brown, Director of Development Services

SUBJECT: REZONING APPLICATION
481 South Joffre Street [PID 003-150-909, Lot 4, Section 11, Esquimalt
District, Plan 4729]

RECOMMENDATION:

The Esquimalt Advisory Planning Commission recommends that the application for rezoning,
authorizing a new detached accessory dwelling unit [DADU], “garden suite” to be constructed
behind the existing single family dwelling, sited in accordance with the BCLS Site Plan prepared
by Brent Mayenburg, Wey Mayenburg Land Surveying Inc., stamped “Received February 20,
2020", and incorporating the height and massing consistent with the architectural plans
prepared by Adapt Design, stamped “Received February 7, 2020” be forwarded to Council with
a recommendation to either approve, approve with conditions, or deny the application;
including reasons for the chosen recommendation.

BACKGROUND:

Purpose of the Application

The applicant is requesting a change in zoning from Two Family/Single Family Residential [RD-
3] to a Comprehensive Development District, to create a development where the existing single
family dwelling is retained and a new detached accessory dwelling unit [DADU], “garden suite”
is added in the rear yard of the property.

This site is located within Development Permit Area No. 1 — Natural Environment, Development
Permit Area No. 3 — Enhanced Design Control Residential, Development Permit Area No. 7 —
Energy Conservation and Greenhouse Gas Reduction, and Development Permit Area No. 8 —
Water Conservation of the Esquimalt Official Community Plan Bylaw, 2018, No. 2922. Should
this rezoning application be approved, a Development Permit would be required to ensure that
the application is generally consistent with the Development Permit Area guidelines, before a
building permit could be issued for the construction of a structure.

Evaluation of this application should focus on issues relevant to zoning such as the
appropriateness of the proposed uses, height, density, massing, proposed unit sizes,
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siting, setbacks, lot coverage, useable open space, parking, how the building relates to
adjacent and surrounding sites and whether the proposal is generally appropriate and
consistent with the overall direction contained within the Official Community Plan.

Context

Applicant: John Sorenson, J. Sorenson Design Build
Owner: Lynn Mitchell

Designer: Adapt Design

Property Size: Metric: 682.3 m? Imperial: 7344.2 ft?
Existing Land Use: Single Family Residential
Surrounding Land Uses:

North:  Single Family Residential

South:  Single Family Residential

West:  Single Family Residential

East:  Multiple Family Residential
Existing Zoning: Two Family/ Single Family Residential [RD-3]
Proposed Zoning: CD [Comprehensive Development District]
Existing OCP Designation: Low Density Residential [No change proposed]

Zoning

Esquimalt currently does not have any regulations for DADU’s. A staff report was presented to
the Esquimalt Committee of the Whole on March 9, 2020 that suggests some possible future
regulations (https://esquimalt.ca.legistar.com/View.ashx?M=A&ID=6400&GUID=A823F291-
9805-4E87-8ABF-77048A6366D3)(Appendix C). These proposed regulations are largely based
on regulations found in neighbouring municipalities and still require further evaluation by
Esquimalt residents.

The subject property is a fairly large lot where the current zoning allows a two family dwelling to
be constructed. The owner is willing to forgo the opportunity to build the two family dwelling in
favour of a smaller dwelling unit in the rear yard. The proposed Comprehensive Development
District zone would contain the following uses: single family residential, detached accessory
dwelling unit [DADU], home occupation, boarding, and urban hens.

F.A.R., Lot Coverage, Siting, Setbacks, etc.: The following chart compares the requirements
of the RD-3 [Two Family /Single Family Residential Zone] with the proposal.

RD-3 RD-3 Proposed CD Zone
Principal building Accessory Building
Minimum Parcel Size 530 m? -- 682.3 m*
Floor area ratio (FAR) 0.35 -- 0.32
Lot coverage 30% (all buildings) 10% 17 %/ 8%

Building height 7.3m 3.6m 52m
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RD-3 RD-3 Proposed CD Zone
Principal building Accessory Building
Setbacks
e Front 7.5m Behind principal 6.4 m (behind
building principal for DADU)
e Rear 7.5m 15m 3.75 m for DADU
e Side 3.0m/1.5m 15m/15m 1.55m/11.0m
Building massing Articulation to - 2" storey is built into
reduce apparent the roof line, and
height and volume has dormers
Building separation na 25m 8.71m
Off street parking 1 space per - 1 space
dwelling unit (Potential for 2™
in front yard)

The existing house is 90 m? (970 ft?) and the proposed accessory dwelling unit is 60 m? (650
ft?). Floor Area Ratio measures the size of a building (or for all buildings on a lot) as a ratio to
the size of the lot on which the buildings sit. The proposed FAR at 0.32 complies with the
permitted FAR in the RD-3 zone. Many of the single unit infill developments in Esquimalt have
been built with a FAR close to 0.35. The proposed siting for this unit complies with accessory
building siting.

The existing home does not have a secondary suite and one is not proposed for this application
but some jurisdictions do allow both accessory dwelling units and secondary suites on a single
property. The proposed garden suite is two storeys, in many jurisdictions garden suites are a
single storey with a height similar to an accessory building. The DADU occupies 17% of the rear
yard (area behind the principal building), which would comply with a regulation found in other
jurisdictions where a DADU cannot cover more than 25% of a rear yard. A ‘rear yard coverage’
measurement is designed to preserve open space/ permeable area and could make allowance
for some outdoor recreation space for both units.

A covenant could be registered against the title of the property; limiting the development from
future subdivision, disallowing short-term rentals and a secondary suite being added to the
house.

Parking
Parking Bylaw 1992, No. 2011 requires one parking space per dwelling unit, and that in

residential zones the parking spaces shall be located no closer to the front lot line than the front
face of the principal building. Currently the plans show one parking space behind the front face
of the principal building. Due to the age of the principal building it could have one parking space
in the front yard. A location in the front yard that was previously a parking space and is now a
patio could be parking in the future.

Official Community Plan (OCP)
The proposed development for a single family dwelling and an accessory dwelling is consistent
with the Proposed Land Use Designation of ‘Low Density Residential’; therefore an amendment
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to the OCP is not necessary. The following OCP objectives and policies can be useful in
evaluating this proposal.

OCP Section 5.1 General: Anticipated Housing Needs in the Next Five Years states an
objective to support expansion of housing types within Esquimalt while addressing concerns
such as tree protection, parking, traffic, noise, effects on neighbouring properties, and
neighbourhood character.

e Policy - Support the inclusion of secondary suites within present and proposed low density
residential land use designated areas.

e Policy - Support the inclusion of detached accessory dwelling units on appropriate low
density residential land use designated areas where only one principal dwelling unit exists.

e Policy - Support the development of a variety of housing types and designs to meet the
anticipated housing needs of residents. This may include non-market and market housing
options that are designed to accommodate young and multi-generational families, the local
workforce, as well as middle and high income households.

¢ Policy - Encourage the development of rental accommodation designed for a variety of
demographic household types, including young families.

5.2 Low Density Residential Redevelopment
OBJECTIVE: Strive for redevelopment and infill development that improves and enhances the
appearance and livability of neighbourhoods and the community as a whole.

o Policy - Proposed redevelopment or infill within present low density residential land use
designated areas should be built to high quality design and landscaping standards and
respond sensitively to existing neighbourhood amenities.

o Policy - Consider the inclusion of secondary suites in infill developments where it is
demonstrated that neighbourhood impacts can be mitigated.

e Policy - Support the inclusion of detached accessory dwelling units on appropriate low
density residential land use designated areas where only one principal dwelling unit exists.

Comments from Other Departments
The plans for this proposal were circulated to other departments and the following comments
were received by the submission deadline:

Community Safety Services (Building Inspection): Project will be subject to review for current
BC Building Code and municipal bylaw compliance at the time of a Building Permit application.

Engineering Services: Engineering staff have completed a preliminary evaluation of the
Works and Services that would be required for the proposed development. According to
Subdivision and Development Control Bylaw, 1997, No. 2175, including all schedules, the
developer may be required to provide all works and services up to the road centre line. Staff
confirms that the design appears achievable on the site and that new drain and sewage
services maybe required for both buildings. The applicant is responsible for retaining the
services of a qualified professional for the design and construction supervision of all works and
services, including construction costs, engineering fees, administrative costs and contingency
allowance, as indicated in Bylaw 2175. Additional comments provided when detailed
engineering drawings submitted.

Parks Services: Tree protection fencing will need to be erected at the dripline for all trees, and
possibly the neighbour’s trees. Tree cutting permits are required for all trees that may be
removed.
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Fire Services: Please ensure suite address is visible from the street.

Public Notification

As this is a rezoning application, should it proceed to a Public Hearing, notice would be mailed
to tenants and owners of properties within 100m (328 ft) of the subject property. A sign
indicating that the property is under consideration for a change in zoning has been placed on
the South Joffre Street frontage of the property and would be updated to reflect the date, time
and location of the Public Hearing. Additionally, notice of the Public Hearing would be placed in
two editions of the Victoria News.

Applicant’s submission

The applicant has indicated that they canvassed the neighbourhood and have indicated the
majority of residents are ‘in favor’ of their development proposal. As per the Development
Application and Procedures and Fees Bylaw No. 2791, 2012, the applicant will need to host a
meeting and invite residents and owners of property within 100 metres of the subject parcel; to
be completed prior to consideration by Council. The owner has a meeting scheduled at the site
for March 21, 2020, 2 to 4 pm.

ALTERNATIVES:

1. Forward the application for Rezoning to Council with a recommendation of approval
including reasons for the recommendation.

2. Forward the application for Rezoning to Council with a recommendation of approval
including specific conditions and including reasons for the recommendation.

3. Forward the application for Rezoning to Council with a recommendation of denial
including reasons for the recommendation.
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40.

TWO FAMILY/SINGLE FAMILY RESIDENTIAL [RD-3]

The intent of this Zone is to accommodate Single Family or Two Family Dwelling
Units on individual Parcels of land.

(1)

Permitted Uses

The following Uses and no others are permitted:

) Single Family Residential

) Two Family Residential

) Home Occupation

) Boarding: subject to the requirements of Section 30.3

) Urban Hens: subject to the requirements of Section 30.4 of this
bylaw.

Parcel Size

The minimum Parcel Size for Parcels created by subdivision shall be 668
square metres.

Minimum Lot Width

The minimum width of Parcels created by subdivision shall be 18.3
metres, measured at the Front Building Line.

Floor Area Ratio

(a) For parcels 800 square metres in area and larger, the Floor Area
Ratio for Two Family Dwellings shall not exceed 0.35.

(b) For parcels under 800 square metres in area the Floor Area Ratio
for Two Family Dwellings shall not exceed 0.4.

Floor Area

The minimum Floor Area for the First Storey of a Principal Building shall
be 88 square metres.

Building Height

(@) No Principal Building shall exceed a Height of 7.3 metres.
(b) No Accessory Building shall exceed a Height of 3.6 metres.

(c) When developing a front to back Two Family Dwelling, the back
Dwelling Unit shall be no higher than the highest point of the
existing Dwelling Unit. A Two Family Dwelling is considered back to
front if more than 75% of the floor area of the back Dwelling Unit is
behind the rear wall of the front Dwelling Unit.

Building Width

The minimum width of any Single Family or Two Family Dwelling shall be
7 metres.
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(8.1)

Lot Coverage

(@)

(b)

All

Principal Buildings, Accessory Buildings and Structures

combined shall not cover more than 30% of the Area of a Parcel.

All Accessory Buildings and Structures combined shall not exceed
10% of the Area of a Parcel.

Building Massing [Amendment, 2018, Bylaw No. 2938]

Second and Third Storey Setback: The front face of the second and third
storey(s) shall be set back a minimum of 1.5 metres from the front face of
the First Storey of the Principal Building.

Design Guideline: Articulation of building elements is encouraged, to add
visual interest and reduce apparent building height and volume.

(9)

Siting Requirements

(@)

(b)

Principal Building

(i)

(ii)

(iif)

Front Setback: No Principal Building shall be located within
7.5 metres of the Front Lot Line.

Side Setback: No Principal Building shall be located within 1.5
metres of an Interior Side Lot Line, with the total Setback of all
Side Yards not to be less than 4.5 metres. In the case where
a Parcel is not served by a rear lane, one (1) Side Yard shall
not be less than 3 metres. In the case of a Corner Lot, no
Principal Building shall be located within 3.6 metres of an
Exterior Side Lot Line.

Rear Setback: No Principal Building shall be located within
7.5 metres of a Rear Lot Line.

Accessory Building

(i)

(ii)

(iif)

Front Setback: No Accessory Building shall be located in front
of the front face of the Principal Building.

Side Setback: No Accessory Building shall be located within
1.5 metres of an Interior Side Lot Line nor 3.6 metres of an
Exterior Side Lot line.

Rear Setback: No Accessory Building shall be located within
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(10)

(11)

(13)

1.5 metres of a Rear Lot line.

(iv) Building Separation: No Accessory Building shall be located
within 2.5 metres of a Principal Building.

(c) Garage Setback [Amendment, 2018, Bylaw No. 2938]
Detached Garages, and that portion of a Principal Building used
as a Garage, shall be set back a minimum of 1.5 metres from the

front face of the Principal Building.

Common Wall Requirements

In Two Family Dwellings the common wall overlap between the habitable
areas of the two Dwelling Units shall be not less than 50%.

Fencing

Subject to Section 22, no fence shall exceed a Height of 1.2 metres in
front of the front face of the Principal Building and 2 metres behind the
front face of the Principal Building.

Off Street Parking

Off street parking shall be provided in accordance with the requirements of
Parking Bylaw, 1992, No. 2011 (as amended).

Driveway Width

The maximum width of a driveway surface on a Two Family Residential
lot shall be a total of 5.5 metres. This applies to a double-wide driveway,
or the combined width of two (2) single lane driveways serving a Two
Family Dwelling.
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Lynn Mitcheli
481 South |offre Street

RECEIVED

Victona VIA 6C7

FEB 07 2020 24 October 2019
CORP. OF TOWNSHIP MAYOR AND COUNCIL
OF ESQUIMALT Township of Esquimalt

4 1229 Esquimalt Road
OPmenT 5% Victoria VOA 3P1

Dear Mayor Desjardins and Members of Council:

I am a long-term resident of this community and love it here. | have watched the
community grow and become more vibrant and | have great hopes for it's future. | also
have extended family who own and rent in Esquimalt and more heping to move here.

This brings me to the purpose of this letter,

Asweiu'mrhousingismcandexpenshre.omofreadafnrmaﬁy.Thefrxusm
density is important and necessary. | support it wholeheartedly as long as it's well
designed and inclusive of the surmounding neighbourhoods.

Itive in 2 modest home of 960sf on a typical large lot with dupiex zoning, Because of the
position of the existing structure a duplex would be very difficult My property s not
zoned for an additional suite. With these limitations in mind, | would like to add to iy
Iving space (for extended family) in the form of a small two storey cottage in the
northeast comer of my lot.

There are multiple reasons for the two storey design (with the second floor actually
being in the roofline):

. The footprint would be small and save green space:

2. Existing mature trees would be protected:

3. It would not overlook any neighbours:

4. It would be distant (enough) from the existing house and,

3. It would allow enough living space to house my family,

| am retired and as | age having family on the property as a community but also with
independence is very important to me. | see this as a common trend,

| am on good terms with my neighoours and have spoken to them about this idea and
have not had any negative feedback. In fact. most heartily encourage it as it would hardly
be seen from the strest

Directly behind me = a three storey apartment building with a parking lot next to my
fence. | am definitely overlooked by this building hence the trees | have planted screening,

Further south is a four storey aparment On my north side is a property in foreclosure
and likely to be developed and beside it the huge Large and Co. duplex which sits in the
backyard of an existing house on Lyall. | am not sure what rezoning took place there.
My proposed suite s Uny (800sf) and will add beauty 1o the neighbourhood.

| welcome your support and rezoning approval.

Kindest regards
Lynn Mitchell

T
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ESQUIMALT

Green Building Checklist

Completed checklists form part of the application package reviewed by staff and ultimately,
Council. New buildings and developments have impacts that last well beyond the construction
period. Reducing the consumption of natural resources and increasing resilience to a ch angmg

climate are part of the challenge of building more sustainably. This checklist will help yo

and present how your project will help the Township meet its goals of becoming.catbon neutrakb

2050.

L

ECE) VED

Applicant’s Name —S 9wd fxz&&ﬁ%—\

Site Address

AR\ 5¢5JTHI _[o¥TRE %;Edﬂ? 2019

1.0 Certification

1.1 | Step Code (Please indicate level) 01 03 04 OS5
1.2 | EnerGuide rating

1.2 | LEED

1.4 | Passive House

16| Living building

21 | N

Other (Built Green BC, R-2000, Green Shores etc.)

2-2 E y . .-‘1

e TR L R S

2.3

- Fiood Conetruction Level has been established using sea level rise projections for the fife of
" the building.

2.4

Habitats of threatened and endangered species have been protected from impacts of
development.

2.5

3.0 Shoreline Protection Measures

Buildings are located within disturbed or developed areas.

-.“.WIM‘,E“ Hmifimi ;Hd,,‘._.E vty of i"

A consewauon covenant has been mgned to prntect sensttwe eeosz.rstems wﬂhm 1E m of the

3.2 shoreline,

33 4 At least one native tree capable of (now or in the future) supporting the nest of a Bald Eagle,
' Osprey etc. has been retained or is planted within 30 m of the high water mark (HWM).

34 Removal of at least 30% of hardened shoreline and replacement with erosion control
: measures designed to improve the habitat of the shoreline.

35 Light from building and landscaping does not cast over water.

36 Wildlife habitat has been incorporated into seawall design.

Corporation of the Township of Esquimalt / 1229 Esquimalt Road / Esquimalt, BC / V9A 3P1
Development Services / 250-414-7103 / www.esquimalt.ca




4.0 Stormwater Absorption and Treatment

An on-site stormwater retention system has been designed to retain at least the first 3 cm of

Please

Check

4 rainfall from each rain event.

42 Stormwater will be treated for pollutants prior to release to the stormdrain system ortoa
’ surface water source.

43 The project features a green roof.

The totatamount of impervious surface is not greater than 20%.

5.0 Water Conservation

he irrigation system has been demgned to reduce pc:l:able water use by 50% mmpared to

6.0 Trees/Landscaping

51 u:umrantmnal systems. . .

52 | Waterless urinals will be used.

53 | Water features use recirculating water systems.

54 Rainwater will be collected for irrigation purposes.

55 Toilet and kitchen sink drains are separate from other drains to the paint of exit.
56 An approved greywater reuse system will be installed.

The project is designed to protect as many native and significant trees as possible.

i
6.2 | There will be no net loss of trees. P
8.3 | Trees will be planted in soil volumes calculated to support the full grown size of the tree. v
6.4 At least 25% of replacement trees are large canopy trees. /
6.5 Topsoil will be protected from compaction, or stockpiled and reused. v

Erosion control measures have been designed and installed to prevent erosion of topsoil.

7.0 Biodiversity

New landscaping is predominantly native plant and tree species.

7.2 Invasive species will be removed from landscaped areas.
73 At least two biodiversity features have been incorporated into the new or existing landscaping
' {see section 18.5.3 of the OCP for ideas).
5.0 » 0 0
8.1 = - z : .ff-}"'.l‘?’l'c__}"_';“q::':\-l- = '-.'_-:“' :”}-._._-T. ,j _ .-:-:_-;.-F::. :‘"- _‘* 1
82 Install a greywater hea't rascovery unrt
83 Passive cooling is supported through flow-through ventilation design, low E windows, solar \/
’ shades, shade trees efc. o
84 | Passive heating is supported via building orientation, window design and thermal mass. T
85 The building will have necessary structural support and conduit for Sclar PV. \/
Obtain minimum of 20% of building energy consumption through community based or on-site
86 renewables, such as district energy, waste heat recovery, geothermal, solar PV, solar hot
water.
8.7 Heating uses a low carbon heating source, such as air source heat pump.

Corporation of the Township of Esquimalt / 1229 Esquimalt Road / Esquimalt, BC / V9A 3P1
Development Services / 250-414-7103 / www.esquimalt.ca
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- Please
9.0 Transportation

Check
9.1 Building will have a car share or bus pass program for residents.

8.2 Enhanced facilities for bicyclists such as showers, lockers, storage etc. /
9.3 | Charging infrastructure for E-bikes will be provided. -
9.4 | EV charging conduit supplied to 100% of residential parking units. v

9.5 30% of residential parking spaces include an electrical outlet or EV charging equipment.

9.6 Adequate space in the electrical system to provide EV charging for 100% of parking stalls.

9.7 For commercial buildings, Level 2 or Level 3 EV charging provided for employees and/or
; visitors.

10.0 Materials/Waste

Employs at least 3 advanced framing techniques described in the CHBA builder's manual to

10.1 reduce unnecessary lumber and sheathing.

10.2 | Uses at least two materials which are cerified for recycled content.

10.3 | Uses engineered structural material for two major applications (>10% of floor area). \{/

10.4 | 5 major building elements made from >50% recycled content.

10.5 | Use foundation, floor and >=50% of walls from existing building.

10.8 | Deconstruct at least 50% of existing building for material salvage. /'
10.7 | Use at least five major materials or systems produced in BC. ]/
10.8 Use !:Ertiﬁed sustainably harvested wood for one major structural or finishing application (eg

framing, plywood, floors) /
10.9 | Eliminate use of wood from threatened trees. v

10.10 | Recycling area provided within residential suites.

10.11 | Recyeling collection area for multi-family buildings.

10.12 | Pickup of compostables provided in multi-family units.

Construction waste management practices used to reduce and separate waste and divert at l/

10.13 | 1ast 50% from the landill

Please include a brief description of how this project contributes to a reduction in greenhouse gas
emissions and moves the municipality closer to its ultimate target of becoming carbon neutral by 2050 (use
another page if needed).

Corporation of the Township of Esquimalt / 1229 Esquimalt Road / Esquimalt, BC / V9A 3P1
Development Services / 250-414-7103 / www.esquimalt.ca
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Arborist Report and Tree Protection Plan

Site Address: 481 Joffre St. South, Esquimalt, BC VOA 6C7
Inspection Date: January 20th 2020

Project Arborist: Charles Noseworthy (ISA Cert Arb #PN-8020A, Certified
Tree Risk Assessor)

Inspection Brief: Carry out an inspection of the trees on the property. Report
' on the condition of the trees, their suitability for retention
and the measures required to protect any retained trees

during the proposed construction activity.

Background: - - . The property contains a single residential home, with an
extended rear yard and shed located on a concrete pad to the
northeast of the house. The owner intends to remove the
shed and install a carriage house in the backyard along the
north side of the property.

Supporting Documents: The following documents were supplied by Adapt Design
to aid in the inspection of the trees and the production of this
report:

1. Site plan. Survey plan of property with proposed layout
and existing trees. Received February 3rd 2020
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88 |2 |85 8 £3
1 Hawthorne 23 8 3 G Outside of construction zone. Protect and retain. 1.4
(Crataegus oxyacantha) )
2 Magnolia 14 8 2 G | Outside of construction zone. Protect and retain. 0.9
{Magnolia spp.)
3 Paper birch 17 8 2 G Outside of construction zone. Protect and retain. 1.0
(Betula papyrifera)
4 Dogwood 13 5 2 G | Outside of construction zone. Protect and retain. 0.8
(Cornus spp.}
5 Blue spruce 33 18 2 G | Large surface structural root. Close to Protect and retain. 2.0
(Picea pungens) area of excavation.
6 Weeping Katsura 12 3 3 G | Inside footprint of building. Remove or transplant. 75
(Cercidiphyllum
japonicum ‘pendulum’)
7 Japanese maple 8,5,5 7 2 G Outside of construction zone. Protect and retain. 0.5
(Acer palmatum)
8 Western red-cedar 30,2520 | 9 5 F Previously topped, former hedge. Close to | Protect and retain. 1.8
{Thuja plicata) area of excavation.
9 Northern catalpa 14 5 3 G | Close to area of excavation. Protect and retain. 0.9
(Catalpa speciosa)
10 | Lilac 8,6,4 4 2 G Close to area of excavation. Protect and retain. 0.5
(Syringa spp.)
11 | Red maple 58 16 7 F Root zone within footprint of house. Remove/retain pending | 3.5
(Acer rubrum) a decision by the
project arborist.
Notes:

-Some measurements were estimated due to constraints such as access or visibility
-Diameter was measured at 1.4 metres above ground level. Multi-stem trees had all stems measured.

-Tree protection distances given as radius from the main trunk

-Condition: G=Good; F=Fair; P=Poor; D=Dead




Method Statement for Tree Protection and Management:

Tree #1-4 and #7-10 are to be surrounded by tree protection fencing, to
create a protected root zone, (following the guidelines of the Township of
Esquimalt) with the fences being positioned according to the site plan in
Appendix A.

Tree #5 requires tree protection fencing to be installed to create a protected
root zone, (following the guidelines of the Township of Esquimalt) with the
fences being positioned according to the site plan in Appendix A. In addition,
the area of exposed surface roots of this tree must be covered in a 20cm layer
of bark mulch with a layer of 34 inch plywood, to protect the soil from
compaction by heavy equipment, following the positioning in Appendix A.
Tree #6 is to be removed or transplanted to another location on the property
pending a decision by the property owner.

Tree #11 is to be removed unless the project arborist deems that there was
minimal impact to the root zone during the excavation process to install the
foundation of the carriage home. If the location of the carriage home can be
moved outside of the dripline then there is a greater likelihood the tree can
be retained. It shall be the prerogative of the project arborist to determine if
the tree should be retained or removed based on the observed damage to the
roots during the construction process.

Tree protection must be installed before construction commences and must
remain in place until all activity has been completed. Tree protection fences
must not be breached or moved without consulting the Project Arborist.
Materials, equipment etc. must not be stored within the tree protection
zones.

If construction activity is required within a tree protection zone, it must first
be discussed with the Project Arborist. Any such construction activity must
be carried out by hand to avoid damage to the roots and/or compaction of
the soil. An airspade should be used to expose roots before excavation takes
place.

Depending on the weather during the construction period, irrigation may be
required. Entire root zones should be watered heavily and infrequently (once
every 7 days). Any exposed roots must be covered with burlap and kept
moist.

Deep root fertilization of retained trees may be required after construction
for 1-2 years depending on impact to root zone from construction.
Compaction of soil in the root zones should be alleviated with an airspade as
soon as practically possible.

Tree replacements may be required by the Township of Esquimalt as a
condition of tree removal permits.

While the assessor is a qualified tree risk assessor this report is not to be
considered a risk assessment.

Please note it is the responsibility of the property owner to ensure that the
Project Arborist is on site during any work in proximity to trees and to sign
off on the tree protection fencing.
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Tree #11 protected red maple.



Tree #5 protected blue spruce,



Root zone and exposed surface root of spruce is to be covered in mulch and plywood.
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Shed to be moved

transplanted.

Katsura to be removed or



Appendix C: Tree Protection Recommendations

TRUNK NI PROTECTION
DIAVETER X REQUIRED AROUND TREE-
{om) DISTANCE FROM TRUNK ¥ (m)
TRUNK IAVITER X
0em 1.2m I+
2Bem 15m
0cm 1.8m ™ — PROTECTION BARRIER
Bem m
40em 24m
43¢m 2Im
TREE CENTRED WITHIN TREE
Gem 3.0m PROTECTION
55¢m 33m
9em Jem ODISTANCE FROM TREE TRUNK=
. M. PROTECTION REQUIRED ARQUND TREE
5am 4.5m
90em 5.0m
160 em 6.0m
30X FROM PAING o .
&
<,

o N 900 X 450mm SiGN, TO
) CNW STANDARD, SEE SPEC.

1 PLASTIC MESH SECURED TO WOOD
FRANE

e
whietmpbrasts,

50 X 100mm WOOD POSTS W/ BRACING
R STEEL T-BAR POSTS STAXED 450mm
DEEP INTO FINSHED GRABE

ROSTS TO BE SPACED MAX, 2000msm
APART, USE ADDITIONAL POSTS AS
REQUIRED TO PROTECT TREES,

/X Tree Protection Fencing
X/ ws
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481 SOUTH
JOFFRE ST
GARDEN SUITE

Property Information
Project Type: NEW GARDEN SUITE
Site Address: Site Plan of Lot 4, Section 11,
Esquimalt District, Plan 4729,
Zoning: Site Spacific
Satbacks:
Proposed Garden Suila:
Rear 3.75m
Sida 1.5m
Huigh 5.2m
Ex. Houss B.T1m
Exisling House:
Rear 18.3m
Side 4.5m
Front G.4m
Floor fured;
Pregosed Gardan Suite:
Main Fiaar 512 5F (47589 5M)
Socond Floors 272 BF 25.28 SM
Tatal 784 BF (T2.87 SM)
Existing Housa:
Main Flaor 963 5F [BO4B SM)
Second Floor 936 SF [B6.96 SM)
Lot Coveraga:
Lot Area: 7.344 5F [GB2.30 M)
Comb. Bid. Footprint 1.475 SF {137.07 SM)
Lol Coverage: 201%
Rear Yard Open Site Space 85.4%
Applicable Codes
-8 Building Code Current Edition (2018)
Energy

Compliance path: Slep Code
Requirements applicable to this project; Laved 2

Ventilation

BCBG 8.32
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LANDSCAPE LEGEND
SYMBOL DESCRIFTION
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HERBACEOUS BORDERS

PLANTING AREA TO CONSIST OF:
Treesnall

TREE LEGEND

EXESTING TREE RETAINED
OR PROPOSED MEW TREE

‘ SHRUBS

SEE ARBORIST REPDRT FOR FURTHER
INFORMATION INCLUDING TREE
FROTECTION FENCING
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