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REQUEST FOR DECISION

DATE: June 17, 2020 Report No. DEV-20-026
TO: Laurie Hurst, Chief Administrative Officer
FROM: Karen Hay, Planner and Bill Brown, Director of Development Services

SUBJECT:
Rezoning Application for 481 South Joffre Street.

RECOMMENDATION:

1. That Council resolves that Zoning Bylaw, 1992, No. 2050, Amendment Bylaw No. 2999, attached
as Appendix A to Staff Report DEV-20-026, which would amend Zoning Bylaw, 1992, No. 2050, by
changing the zoning designation of 481 South Joffre Street [PID 003-150-909, Lot 4, Section 11,
Esquimalt District, Plan 4729], shown cross-hatched on Schedule ‘A’ of Bylaw No. 2999, from Two
Family/ Single Family Residential [RD-3] to Comprehensive Development District No. 141 [CD. No.
141], be given first and second reading; and

2. That Council waive the Public Hearing pursuant to Local Government Act, Section 464(2) for
Zoning Bylaw, 1992, No. 2050, Amendment Bylaw No. 2999 and direct staff to proceed with
appropriate public notification and return the bylaw to Council for consideration of third reading.

RELEVANT POLICY:
Declaration of Climate Emergency
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Local Government Act

Official Community Plan Bylaw, 2018, No. 2922 [OCP]

Zoning Bylaw, 1992, No. 2050

Parking Bylaw, 1992, No. 2011

Development Application Procedures and Fees Bylaw, No. 2791, 2012
Advisory Planning Commission Bylaw, 2012, No. 2792

Subdivision and Development Control Bylaw, 1997, No. 2175

STRATEGIC RELEVANCE:
Support community growth, housing and development consistent with our Official Community Plan.

BACKGROUND:

Appendix A: Bylaw No. 2999 - 491 S Joffre Street - CD No.141 - DADU
Appendix B: Property map, Air photo, RD-3 zone

Appendix C: Proposed DADU Regulatory Framework - COTW March 9, 2020
Appendix D: Applicant’s Letter, Green Checklist, Arborist’'s Report

Appendix E: BCLS Site plan, Building plans

Appendix F: Applicant’s neighbourhood consultation - Feb 2020

Appendix G: Applicant’s PowerPoint Presentation - Council June 22
Appendix H: Staff PowerPoint Presentation - Council June 22

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, 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 m2 Imperial: 7344.2 ft2Existing Land Use: Single
Family Residential
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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]

Official Community Plan (OCP) Analysis:

The proposed development for a single family dwelling and DADU is consistent with the Present and
the Proposed Land Use Designations of ‘Low Density Residential’; therefore an amendment 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

OBJECTIVE: Support expansion of housing types within Esquimalt while addressing concerns such
as tree protection, parking, traffic, noise, effects on neighbouring properties, and neighbourhood
character.

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

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.

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.

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.

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

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.
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Zoning Analysis:

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 suggested some possible future
regulations (Appendix C). These proposed regulations are provided for comparison, are primarily
based on regulations found in neighbouring municipalities, and still require further evaluation.

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
contains the following uses: single family residential, detached accessory dwelling unit [DADU], home
occupation, and urban hens.

F.A.R., Lot Coverage, Siting, Setbacks, etc.: The table on the following page compares the
requirements of the current zone, RD-3 [Two Family /Single Family Residential], with the proposed
CD zone. Note: Accessory buildings are requirements are different than the DADU requirements and
are shown in brackets.

The existing house is 90 m?2 (970 ft?) and the proposed accessory dwelling unit is 70 m? (750 ft2).
Floor Area Ratio measures the size of a building (or for all buildings on a lot) as a ratio of the size of
the lot on which the building(s) sit. The proposed FAR at 0.35 is similar to 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 existing home does not have a secondary suite and one is not proposed for this application, but
some jurisdictions do allow both detached accessory dwelling units and secondary suites on a single
parcel. The proposed DADU (“garden suite”) is two storeys with the second storey built into the
roofline. In many jurisdictions DADU'’s are restricted to a single storey with a height similar to an
accessory building. The proposed siting for the DADU complies with the RD-3 accessory building
siting, but specific siting regulations are provided in the amending bylaw.

A covenant could be registered against the title of the property; limiting the development from future
subdivision and disallowing short-term rentals.
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RD - 3 zone Proposed CD Zone
Principal Accessory Principal DADU
building Building building + (Accessory
Buildings)
Minimum
Parcel Size 530 m? 682.3 m?
Floor area ratio
(FAR) 0.35 0.35
Lot coverage 30% 10% 30% 8 %
(all buildings) (all buildings) (2%)
Building height 7.3 m 3.6m 7.3 m 52m
(3.6 m)
Setbacks
«Front 7.5m Behind 6.4 m Behind principal
principal building
building - for both
« Rear 7.5 m 1.5m 7.5 3.7
(1.5)
« Interior Side 3.0m/M1.5m 1.5m/1.5m 3.0 m/M.37T m 9.0m/15m
(1.5 m/ 1.5 m)
Building na 25m 5.0 m from
separation Principal Building
(2.5 m)|
Off-street 1 space per 1 space per dwelling unit
parking dwelling unit - Potential 1 in front yard for house
- 1 next to house for DADU

Parking Analysis:

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, with an exception for buildings built prior to September 1957. Currently the plans
show one parking space behind the front face of the principal building, and a potential second
parking space could be reclaimed in the front yard. The location in the front yard was previously a
parking space and is currently a patio.

Comments from Other Departments:

The plans for this proposal were circulated to other departments and the following comments were
received by the submission deadline:
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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 confirm 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 No. 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.

Fire Services: Please ensure suite address is visible from the street.

Comments from the Advisory Planning Commission:

This application was considered at the regular meeting of the Advisory Planning Commission [APC]
held on April 21, 2020. The APC members supported this application and recommended the
following:

“That the application for rezoning, authorizing a new detached accessory dwelling unit [DADU],
“garden suite” to be constructed behind the existing single family dwelling be forwarded to
Council with a recommendation to approve as the proposal is an appropriate form of infill
development.”

Time Line

November 27, 2019 - Rezoning application received (staff request revisions)
Feb 7, 2020 - Revised application package received

March 11, 2020 - Neighbourhood consultation package mailed

April 21, 2020 - Advisory Planning Commission provides a recommendation

ISSUES:

1. Rationale for Selected Option
The Advisory Planning Commission has recommended approval of this proposal. The addition of a
two bedroom dwelling unit in this location is consistent with policies found in the Official
Community Plan, providing family housing that is sensitive to the existing neighbourhood with high
quality design.
The applicant has indicated a willingness to enter into a Section 219 covenant to assure Council
this will not be a short-term rental and it will not be subdivided.

2. Organizational Implications
This Request for Decision has no significant organizational implications.
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3. Financial Implications
This Request for Decision has no significant financial implications.

4. Sustainability & Environmental Implications
The applicant has completed the Green Building Checklist. [Appendix D]

5. Communication & Engagement

Public Notification

As this is a rezoning application, whether it proceed to a public hearing or be waived by Council, a
notice would be mailed to tenants and owners of properties within 100 metres (328 feet) 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 frontage and would be updated to reflect either, the date, time
and location of the public hearing or that it has been waived. Additionally, notice of the public
hearing or notice that it has been waived, would be placed in two editions of the Victoria News.

Applicant’s neighbourhood meeting submission

The applicant has indicated that they held a public meeting (open house) and met with neighbours
on March 21, 2020 in order to comply with the public consultation procedures of Development
Application Procedures and Fees Bylaw, 2012, No. 2791. [Appendix F]

ALTERNATIVES:

1. That Council give Bylaw No. 2999 first and second readings and that Council waive the Public
Hearing and direct staff to proceed with appropriate public notification, and return the bylaw to
Council for consideration of third reading.

2. That Council give Bylaw No. 2999 first and second readings, and authorize the Corporate Officer
to schedule a Public Hearing.

3. Council postpone consideration of Bylaw No. 2999 pending receipt of additional information.
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CORPORATION OF THE TOWNSHIP OF ESQUIMALT
BYLAW NO. 2999

A Bylaw to amend Bylaw No. 2050, cited as the
“Zoning Bylaw, 1992, No. 2050”

THE MUNICIPAL COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF
ESQUIMALT, in open meeting assembled, enacts as follows:

1.  This bylaw may be cited as the “ZONING BYLAW, 1992, NO. 2050, AMENDMENT
BYLAW NO. 2999".

2. That Bylaw No. 2050, cited as the “Zoning Bylaw, 1992, No. 2050” be amended
as follows:

(1) at PART 1 — INTERPRETATION Section 2. DEFINITIONS by adding the
following definition:

“Detached Accessory Dwelling Unit” (also “Garden Suite”): means a
detached secondary Building, subordinate to and on the same parcel as a
detached Single Family Dwelling that does not contain a Secondary Suite,
consisting of one Dwelling Unit, which is occupied or intended to be occupied
as the Permanent Residence by one Family.

(2) by adding the following words and figures at PART 5 - ZONING DISTRICTS
Section 31. ZONE DESIGNATIONS, in the appropriate alpha-numeric
sequence:

“Comprehensive Development No. 141 (481 South Joffre Street) CD No. 141"

(3) by adding the following text as Section 67.128 (or as other appropriately
numbered subsection within Section 67):

67.128 COMPREHENSIVE DEVELOPMENT DISTRICT NO. 141 [CD NO.
141]

In that Zone designated as CD No. 141 [Comprehensive Development
District No. 141] no Building or Structure or part thereof shall be erected,
constructed, placed, maintained or used and no land shall be used except in
accordance with and subject to the regulations contained in or incorporated
by reference into this Part.

Q) Permitted Uses

The following Uses and no others shall be permitted:

a) Single Family Residential
b) Detached Accessory Dwelling Unit (also “Garden Suite”)
¢) Home Occupation



(2)

(3)

(4)

()

(6)

()

(8)

(9)

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

Parcel Size

The minimum Parcel Size of fee simple Parcels created by
subdivision shall be 680 square metres.

Subdivision

A Detached Accessory Dwelling Unit is not subject to subdivision
under the provisions of either the Land Title Act or the Strata Property
Act, including building strata, because the unit is a secondary use only
and cannot satisfy the land use, density and other zoning regulations,
nor the parcel size and other subdivision regulations, nor the
provisions for singular control by the owner of the Single Family
Dwelling, if separated from the Single Family Dwelling's principal
Dwelling Unit.

Number of Principal Buildings

Not more than one (1) Principal Building shall be located on a Parcel.

Density

The number of Dwelling Units permitted in this CD-141 Zone shall be
limited to two [2] for a density of one [1] unit per 340 square metres.

Unit Size

The Floor Area of a Detached Accessory Dwelling Unit shall not
exceed 70 square metres.

Floor Area Ratio

The Floor Area Ratio shall not exceed 0.35.

Building Height

(a) No Principal Building shall exceed a Height of 7.3 metres.

(b) No Detached Accessory Dwelling Unit shall exceed a Height of
5.2 metres.

(c) No Accessory Building shall exceed a Height of 3.6 metres.

Lot Coverage

(a) Buildings and Structures combined shall not cover more than 30%
of the Area of the Parcel.

(b) A Detached Accessory Dwelling Unit shall not cover more than
8% of the Area of the Parcel.

(c) All Accessory Buildings and Structures combined shall not cover



more than 2% of the Area of the Parcel.

(10) Siting Requirements

(a) Principal Building

(i) Front Setback: No Principal Building shall be located within
6.4 metres of the Front Lot Line.

(i) Side Setback: No Principal Building shall be located within
1.37 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.

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

(b) Detached Accessory Dwelling Unit

(i) Front Setback: No Detached Accessory Dwelling Unit shall be
located in front of the front face of the Principal Building.

(i) Side Setback: No Detached Accessory Dwelling Unit shall be
located within 1.5 metres of the northern Side Lot Line.

(iii) Side Setback: No Detached Accessory Dwelling Unit shall be
located within 9.0 metres of the southern Side Lot Line.

(iv) Rear Setback: No Detached Accessory Dwelling Unit shall be
located within 3.7 metres of a Rear Lot Line.

(v) Building Separation: No Detached Accessory Dwelling Unit
shall be located within 5.0 metres of a Principal Building.

(b) Accessory Building

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

(i) Side Setback: No Accessory Building shall be located within
1.5 metres of an Interior Side Lot Line.

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

(v) Building Separation: No Accessory Building shall be located
within 2.5 metres of a Detached Accessory Dwelling Unit.



(11)

(12)

(13)

Development Permit Design Guidelines

(a) The entrance to the Detached Accessory Dwelling Unit shall be
oriented to and visible from the street, well lit and provide
protection from the elements by either a projecting roof or by
recessing the front door.

(b) A minimum 1.2 m wide, unobstructed pathway shall be provided to
the front door of the Detached Accessory Dwelling Unit from the
street, for certainty this could also be a driveway.

(c) The Detached Accessory Dwelling Unit shall be provided with a
minimum of 20 square metres of open space at grade, that is:

(i) separate and distinct from that space available for the
occupants of the principal dwelling;

(i) adjacent to and accessible from the Detached Accessory
Dwelling Unit;

(i) defined through the use of landscaping;
(iv) distinct from the pathway from the street; and
(v) not usable as a vehicle parking space.

(d) The Detached Accessory Dwelling Unit shall be provided with a
garbage / recycling collection bin storage area onsite, screened
from the view of pedestrians on the street.

(e) The Detached Accessory Dwelling Unit shall be provided with a

bicycle storage area, onsite, screened from the view of
pedestrians on the street.

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).

by changing the zoning designation of PID 003-150-909; Lot 4, Section 11,
Esquimalt District, Plan 4729 [481 South Joffre Street] shown cross-hatched
on Schedule “A” attached hereto from RD-3 [Two Family/ Single Family



Residential] to CD No. 141 [Comprehensive Development District No. 141].

5. by changing Schedule ‘A’ Zoning Map, attached to and forming part of
“Zoning Bylaw, 1992, No. 2050" to show the changes in zoning classification
effected by this bylaw.

READ a first time by the Municipal Council on the ___ day of , 2020.

READ a second time by the Municipal Council on the __ day of , 2020.

A Public Hearing was held pursuant to Sections 464, 465, 466 and 468 of the Local

Government Act on the ---- day of ------ , 2020.
READ a third time by the Municipal Council on the ---- day of ------ , 2020.
ADOPTED by the Municipal Council on the ---- day of ------ , 2020.

BARBARA DESJARDINS RACHEL DUMAS

MAYOR CORPORATE OFFICER
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481 South Joffre Street - air photo




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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Appendix C: Proposed Detached Accessory Dwelling Unit Regulatory Framework

ELIGIBILITY for RS-6 zoning

Regulation

OCP Proposed land use
designation

Where zoned for B&B
Where a secondary suite,
DADU.

Where zoned for duplex

Waterfront lots or within 20 m
of Gorge or 10 m of Strait
On bare land strata lots

Parcel size minimum

Accessory building
Strata titling
Requirement that either
garden suite or principal

dwelling be occupied by the
owner

Proposed

Low density residential only

Not permitted
Not permitted

May be considered through
rezoning in some situations, but
not eligible for RS-6 zone
automatically.

Not eligible

Not eligible
475 or 530 m?

Cannot convert
Not permitted
No

Rationale

Already in OCP policy

Standard practice
Standard practice

Standard practice.

Environmental development permit area.

Servicing issues, strata law.

475 where there is a corner lot or laneway access. 530 for
other lots. 530 is the minimum lot size for RS zoned lots.
Standard practice

Standard practice
Same as secondary suites.




Appendix C: Proposed Detached Accessory Dwelling Unit Regulatory Framework

SITING

Regulation

Siting on lot

Rear yard setback

Side yard setbacks

Exterior side yard setback
Combined side yard setback

Distance from principal
dwelling

Minimum amount of open
space

Minimum lot depth

Proposed

Rear yard only.
1.5m
1.5m
3.6m
45m
25m

20 m?

Not required

Rationale

Standard practice

As per existing setback

As per existing setbacks.

Consistent with existing RS-1 requirement.

As per existing distance for accessory buildings from PD
As per Saanich regulations. Minimum dimension 3 m.

Setbacks will cover siting

DENSITY AND HEIGHT

Regulation

Number of stories (stories
includes basement)
Maximum floor area

Lot coverage (all buildings)
Floor area ratio

Lot coverage (accessory only)
Site coverage (rear yard only)
Height (maximum)

Height in relation to Principal
Dwelling

Proposed

1

65 m?

30%
0.35
10%
25%
3.6 m

The maximum height of a
Garden suite should not be at an
elevation higher than that of the
principal dwelling.

Rationale

Council minutes Oct 3, 2017

Balances site coverage against tree and open space loss
while permitting sufficient space to contain an efficiently
designed two bedroom suite.

As per existing RS-1 requirement

As per existing RS-1 requirement

As per existing RS-1 requirement

Standard practice

Decreases potential for impact to neighbours. Consistent with
existing Accessory Building allowable height in RS-1 zone.
To prevent overlook of garden suites onto the principal
dwelling or that of neighbours
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4 1229 Esquimalt Road
OPmenT 2 Victoria V9A 3P|

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 becorne 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,

As we know housing is scarce and expensive, out of reach for marny. The focus on
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. Exasting 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 street.

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

(property owner}
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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
Page 3 of 3



481 Joffre St. South, Esquimalt, BC
Arborist Report & Tree Protection Plan

January 2020

RECEIVED

FEB 18 2020

CORP. OF TOWNSHIP
Q()?'DF ESQUIMALT dg,a

e
ENT 5‘3@1

Prepared for:

Ms. Lynn Mitchell

481 Joffre St. South
Esquimalt, BC V9A 6C7

{DPM
Prepared by:

Charles Noseworthy, Regional Inventory Arborist
ISA Certified Arborist #PN-8020A4, 15A Tree Risk Assessment Qualified

Provided by:

Trent Skaar, Arborist Representative
ISA Certified Arborist #PN-5533A, ISA Tree Risk Assessment Qualified

Bartlett Tree Experts

Y RTETY 4370 Interurban Road
v/ BARTLETT Victoria, B.C. VOE 2C4
L. TREE EXPERTS 250 479 3873
’ SURNTIRG TREE CART INCE 1907 wiww. bartlett.com

©Bartlett Tree Experts, 2020



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



« 5 e | El§ gs
§ Species g %o ; E 5 Comments Recommendations & E
= = gl o= o
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.



trees at the front amd rear.,

@ Tree tabe retalned approximate dripline.
ke Protective fencing approximate position,
- Flywood and mulch application to protect root zone.




s Approximate
"=, | lootprint of
carriage home
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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.



e

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




] of:
ot 4 jon 11

Esquimalt District, Plan 4729.
P.L.D. 003—150—909

RECEIVED

FEB 20 2020

CORE OF TOWNSHIP
OF ESQUIMALT &
o

15

I e —

Scale = 1:250

e]
Do
Utility Pole

Dated this 5th day of February, 2020.

Distonces and elevations shown are in mefres,

Elevations are based on geodetic datum CVDZ8BC

o
]
S
%
)]
ond derived from OCM 84HOT68. %
S
3
8]
%

This site plan is for building and design purposes
and is for the exclusive use of our client.

This document shows the relaotive locotion of the
surveyed structures and features with respect to
the boundaries of the parcel described above,

This document shall not be used fo define property
lines or property corners.

Wey Mayenburg Land Surveying Inc.
Y L 9 evng Certified Correct this S5th day of February, 2020.

b Digitally signed by Brent Mayenburg C55121

Brent Maye nou rg DN: c=CA, cn=Erent Mayenburg C55121, 0=BC
Land Surveyor, ou=Verify ID at

www juricert.com/LKUP.cfimTid=C55121

Date: 2020.02.07 09:18:55 -08'00°

B.C.L.5. (Not valid unless originally signed & sealed)

www.weysurveys.com
F4-2227 James White Boulevard

Sidney, BC V8L 125 C5S171

Telephene (250) 656—5155
File: 190213\SIT\GH

o2 0.25 Decid,
Y®

0.3 Decid

0.3 Decid,
*@g




GENERAL NOTES —
(ol

QERERAL HOTES BOOFG ":
ALL MATEMIAL S AND COMSTRUCTION WETHODS T0 CONFORM TO THE CURRENT EDMTION AL MOCFING SHALL I APPLED TO THE MAMUFAS TURERS SPECIFICATIONS AMD Bl
OF THE BRITISH COLURSIA BUILDING CO0E (BGSCL G000 CONSTRUCTION PRACTICE. AT INCLUDE EAVE PROTECTION FROM 100 DMMMING AND SHOW BULD U
WELL AS ANY OTHIER LOCAL BUILINSG CODES CFf BYLAWE WHICH MY TRHE PRECEDENCE —
LECT
ALL MEASUAELENTS TO BE VERIFIED D8 SITE ¥ BUSLBER PRI3A 10 COMSTRUC TION AP PLUMBIG SN0 ELEGTRICAL SHOWH O THESE PLANS 5 FOR LLUSTRATIONAL
COMMEMCELENT OF CORSTRUCTION OR ANY PART THERECF COMSTITUTES ACCEPTANCE  PURPOSES OHLY AND WUST BE DESIIMED AMD INSTALLED BY 8 GUALIFED MIOFESSIOHAL
OF THE CRAWRGLEITE COMDITROMS AND WaE it Dl nionE & £ LEWTIONS WAVT RETN
VERFIED & ARE ACCEPTABLE =
ALL PENETRATIGNS THROUGH THE RCOF WILL RECUIRE FLASHING.
I MY DISCREPSMOIS APISE. THEY SHOULD BE REPOSTED T0 THE DESINER Ll_l
ALL ROOFING T BCLUGE STEP FLASHIMNG
CEMENTIONS SHALL TAKE PRECEDENCE OVER SCAE ; : * .

ALL EXPOSED CMERNGS T MOLUGE FLASHNG
FRAMP LURRER SHALL BE GRADED 87 OF BETTER UNLESS OTHEMSE SPECIFUD

ALL FLASH FHD DAWS v (17 v00H B X
ALL IMTERICE FPESHES, CASIMGE, WINDOW TYPES AMND: VI LD TO CWRLRS APPRCVEL i L m D
STAR TREADS FO/BE PLYWOOD 0F OTHES ERGINUDRDD FROCUCTARD SECURED WITH Mmﬁmnﬂwmnnmm - — -
SIS KD BUB-FLOCR ADHESHE FRAME OPEHING 1%, WIDER THAN BIFOLD DOORS ARD FIAAE MEWGHT 250157 —————T) Vot S Baad Wosora B0 Tammta
FIOR DOODRS T ! PROVIDE EALH [TET Y Foo TR L
TEMPORARTY MEAT REGLIRED! PRICR TE EVIAALL INSTALLATYON T6) ASSEST B EEVING OF  Sssans el A AT 2 ey E—— [mp———
FRAAEWOR. WOISTURE CONTRNT F FRAMEWORS MUST NOT EXCEED /9% e 481 SOUTH
< =
SITE PLAN BLL WIMDEAWS, DOORCS § SRYLIGHTS 10 CORPORM TO NAFS-38 AND THE CAMADLAN ———
LAYOUT T BE CONFIRMED BY A CLRIENTLY REGISTERED BAITISH SOLUMIA LEGAL LAMD sy mutard T 1F S — JOFFRE 5T
o ———| = —] GARDEN SUITE
. FEREATRATION PERFORMANCE MECUIEMERTS ——1 -
LG Y AT T B MR Y THELCATRIEN AMD R TIOR CLASS A« PG 3o #VERVE DF = 5440Pa 445Fs - WATER PERETRATION RESISTANGE » 2685 - — — —
CANADAN AR P TRATIORFIL TRATE = I —t
ALL GRADE ELEVATIONS ARE THE RESPORSIBLITY OF THE CVWNER AND BLILDER PELTRATERp [— —— —
[ — e ——— — ——— am Rpgofosary By rer e o
WINCOWTOOR LABELS 70 BE LEFT B9 PLACE UMTIL FIUAL INSPECTRON [——— ——
VERIFY EXIETING AND PROPOSED GIADES PRI T0 CONSTRUCTION —_— . =~ TT T
e EUPPLY AMD INETALL ALL WIMDOW TYPES, INTERION CASINGE AND MILLWORK 10 Cramting e — — = — —_ syt ST
THE BLALDER |5 RESPOMSSLE FOR LOGATIG THE FOOT PRT OF THE STRUCTURE RS 1 0 e - — e = T "'I"
—— L I
THE PRGN PLACE A% PER FLANS L WIHDEHS ACUACENT T BATH TUSS T BE SAPETY GLASS —— e . T G o o e e
e —— _'_,_o—'_'_
CONCRETE FOLRDATION WALLS WOT SUBJECT 10 SURCHARIGE BHALL BE STRLLED ON  ouyumnes onmians S —_— E—-:—._:.:__n.u_
CORPAL TED, UnDES TURBESD, vOlGaral STl SOLE AELOW THE DEPTH OF FROST - . reivmiirre et riniya et
PIME TRATICH WITH A ALLCRWABLE BEAR:NG PREZILRE OF 15 iPa OR OREATER IF L A T T W M T TR i PERSPECTIVE VIEW S
mﬁﬁm:;'gmm“m“‘mmm“ PNSTALL GUIARIYS AT ALL BALCONES, DECHS AND POSCHES GREATER THAN 7 ABOVE GRADE = O TO BLALE £t B
. WEETALL GUARD AT 4" MERGHT WHERE SURFAGE 15 GREATER THAK & ABOVE ADUACENT 7
THE SIL PLATE 15 T0 BE FASTERED T THE FOUMIATION WALL WITH ROT LESS THAN i LTI O, DT, Lo

12-7reem G ANCHOR, CLTS SPACED MOT MORE THAN 2.4m 0.C. OF FOR BRACED WALL
PANELS 2 15men § ANGHOR BOLTS I BRACED WALL PRNEL 800w FROMTHE [MOG OF 1o LE08 GLAGS GUAADS TO BE ENGIMEERET WITH SEALED DRAAMGE
THE FOUNDATION AN SPACED 1.Tm 0., ENBEDCED) 108mwm DEEP 3

VENTILATION T
AL LUBER I COMTACT WITH CONCRETE SHALL BE TREATED OR PROTECTED iy & D W i
T
MOISTLARE RESISTANT GASKIT PROVIDE HEATING, MECHANSCAL VEMTILATION, AN AL EONDITIGHING WHERE RESUIRED M
1T 15 THE RESPONSHILITY OF THE CWHERCONTRACTOR T MAVE SITE SOK COMDITIONS 00 CHEARCE TWITH RCRC ANDLDCAL IS

PEPECTED AMD ADVIZE THE DESKINER OF ANY 500 CONDITIORS WHICH MAY RECUIRE
ik ald i MECHANICAL CONTRACTIR TE PROVIDE MECHARSCAL CHECKLIST COMEUETE WITH FAN &
DUCT SI0ES PRIOR TO KRAMPG INSPTOTION

ALL FOUMDATION WALLE ARE Slews THiCH MiliPa CONCRETE UhLESS GTHERWISE

e E2 RECEIVED
FOUNDATION WALLS KAY (1 A MAXIVLIS CF & HIGH FROM GRADE T0 UNDERSIE 06 EARCIREACARESOH MONGNIDE ALARME T BE PROOIDED O EVERY FLOGR AND ARE T0 BE
FLOGR IF LATERALLY UNSUPPORTED AT TOP ALL OTHER COMCRETE FOURDATION woLrs  PWARDVARED AND WITHIN fm OF EACH BEDROCM I EVERY SUITE AHD MTERCORNECTED TO
TO B ERGNEERED ALL FLOOIES. SRR ALAIRES TOAL SO BE PROVIDED M BT R BDSRD0M. AL SRCHCE ALARM
LOCATICNS WILL HAVE BOTH PHOTOELECTRIC AND KONIC DETECTION SYSTEMS
F
ALL ERGINEERED COMPOMINTS TO I SIED Y SUPFLER BECRCOM WINGOWS FOR EGRESS SHALL HAVE OFEMIGS WITH ARLAS NOT LESS THaN 1 FEB n ? mzu

WTTH Wk DOUE RO LESS THAN 187

ALL SPANT AMILDADINGS SHALL CORFORM TO THE CURRENT WERSION OF THE BCBE.
WVERIFICATION C5F AL GOMPONENTE 15 THE REEPOMERILITY OF THE CWnNERBLILDER IT i THE RESPOHSIELITY OF Tr ComTiaCT ol ANDeOR Ovnal @ To Sl Ok AND VEIFY ALL

ANY COMPORENTS WHACH CANNOT BE DESKINED WITH THE BOBC SHALL BE DESSGSED &y ASPECTE OF THEDE PLAKS. PRIOR T0 START OF CONSTRUCTION OR DEMCLITIOH. COHF OF TmWNEHlF
A CUMLIFIED ENOINEETR ADAPT DISIGH DONS HOT ACCEPT RESPOMSIILITY PO THE FOLL CAING

ARFORMALTION PROVIDED B EXISTRG BULOPGE Gt BITE OF ESQUIMALT
TRUSSES AHD LAYSUT ARE TO DI ENGINEERED ARD INETALLED ACCORNNG TO -DDRFORITY OF PLANS TOITE
WAKUFACTURERS SPECIFICATIONS RO ANIMOR CRES SIS

AN HOUSE BLELT FROM THESE PLANS
IT 18 ASSURSED THAT THE CONTIACTOR IS FAMILIAR WITH THE J058 BEBE AND NOUSTEY  THESE PLAMS REMAIN THE PROFERTY OF ADART DESIGH AND CAN BE RECLAMED AT AN TIEE

STARDUENS FOR WO FRAME CONETRUCTION. HOT EVERY DETAL OF WODD FRALVERD
15 BHCWN OM THESE DRLAWMNGS

i o

ALL LINTELS DCRMILE 2070 5.5, SPT PO CLEAR SPANS UP TOT LMLSS OTHIRWIEE
ROTED

EXTERNOH Worl L THICKNESS SHOWM AR MEASLEED FROM OUTSIDE GF EXTIRICR
SHEATING T INSIDE OF DRVWELL

PTERIC WalL THICKHESS SH0WM ARE MEASURED FROM CUTHDE OF DR/MALL T

CUTSION OF DRARLL

RO MEASLIEEMENT S SHIWS ARE TO THE MEAREST BuCH. DIMENTI0NT SHIWN ARE TO

THE NEAREET %"

COMFIN ALL VRMITY'S, IATHTURS, SHOWERS ARD KITCHEN CUPBOARDS WITH DWRER .-'-"“f ﬁ ISSUED FOR

PRIGR T FRAMING AS THESE Lt REGLIE WOCIFISATIONS T6 THE RO0M SIS PERSPECTIVE VIEW REZONE

THPICAL DO ARD WanDOW HEADER HENHT -
¥ CERPS: T HEIT TG SCALE Issued
FCERMNGS: nr
e e COVER SHEET & GENERAL IKFO
AU COVERSHEET T

i
3
g

PROJECT: i Binomans — o

REZONE TO CREATE NEW GARDEN SUITE _ S )

P il




GRADE POINTS
A= 184Tm
B=1841m
C=184Tm
D=1851m

T3.86mi4 = 18.47m

LAN

S Lot 5 N
o
8 == lan 4478
~ &%- 35.33
EXISTING SHED
. T0 BE REMOVED
' *
[ ﬂ 2 .5:-‘-"
S R L v
@ cglf "%“_—-—_ i : ] - L
; A i i % 1)
= i 2 n i i oM
:'?9 g [ o
&8 " | PROPOSED
& GARDEN SUITE | %8 Mawle
- AVG =18.4Tm
Existing House & MFE = 18.59m
#481 & et '
0 0.35 Fir i e tg
e ]
a0 '\"?
Lot 4 1 o .25 Datid.
L Area=682.3 m E ¥
S 2 0.3 Decid, -
-___-@ @9 ot
o0 Tiipl Codar 2°
3688 - 0.3 Decid,
9
% o
Lot 5
o™
e ——

18,51

|_Z
<_
L]
ID

—~

1580 Sty Floss Yiomes BT Coreds
P WL
e mdsg.ce

481 SOUTH
JOFFRE ST
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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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226 Notices
Mailed March 11, 2020

February 25, 2020

Lynn Mitchell
481 South Joffre Street
Victoria V9A 6C7

RE: REZONING APPLICATION

Dear Neighbour:

| would like to invite you to attend a presentation about my application to build a small cottage|in my

backyard. The building will be 512 square feet as a footprint with extra living space built in the roofline.
The purpose of this project is to house extended family and will ot be used as short-term rental. There
will be parking on site to mitigate additional street parking. Green space and permeable surfaces will be
used in landscaping and new trees will be added for privacy and environmental sustainability.

This presentation will be held at the building site on the above-mentioned property. | welcome your
interest in my project and look forward to sharing my plans. If you have any questions or concerns feel
free to callh

431 South Joffre St.

March 21, 2020

2-4pm

Light refreshments served.

Best Regards
Lynn
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Township of Esquimalt
Attn: Mayor and Council
1229 Esquimalt Rd.
Esquimalt, BC VSA 3P1

Re: 481 Joffre — Proposed Garden Suite

| am the contiguous neighbour to the north of the subject property and share the
boundary down the entire length of the property.

| am very happy with the garden suite they propose building in the rear yard. They have
invested considerable time & money ensuring that the design and location is the best
possible for the propert,y and have communicated with me every step of the way.

Council has encouraged residents to provide garden suites and this proposal should be
wholeheartedly supported. It is a great addition to the community.

/?i,fzd %



Lynn Mitchell
481 South Joffre Street

Victoria
V9A 6C7

| have presented my plan for a small two storey cottage in the northeast corner of my backyard to home
owners in my community. The proposed site is overlooked by a three storey apartment block with paved
parking lot adjacent to my east fence. It is screened by trees on the north with a workshop directly
behind it. This next door property on the north side is in foreclosure and likely to be developed which

may involve taller buildings than my proposal which may overlook my garden. Directly to the North is a
looming large duplex in the backyard of an existing house.

The small footprint of my proposal will save green space, mature trees and preserve permeable land. It
will not intrude on any neighbours and will add more density without destroying existing buildings. The
following list shows community members/ home owners who support my proposal.
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