
CORPORATION OF THE TOWNSHIP
OF ESQUIMALT

Staff Report

Municipal Hall
1229 Esquimalt Road

Esquimalt, B.C. V9A 3P1

File #:20-034

REQUEST FOR DECISION

DATE: February 19, 2020 Report No. DEV-20-005

TO: Laurie Hurst, Chief Administrative Officer

FROM: Trevor Parkes, Senior Planner and Bill Brown, Director of Development Services

SUBJECT:

Rezoning Application - 874 Fleming Street..End

RECOMMENDATION:

1. That Council resolves that Amendment Bylaw No. 2988, attached as Appendix A to Staff
Report DEV-20-005, which would amend Zoning Bylaw, 1992, No. 2050, by changing the
zoning designation of 874 Fleming Street [PID 002-900-246, Lot B, Section 10, Esquimalt
District, Plan 25267], shown cross-hatched on Schedule ‘A’ of Bylaw No. 2988, from Multiple
Family Residential [RM-4] to Comprehensive Development District No. 130 [CD. No. 130], be
given first and second reading; and

2. That Council authorizes the Corporate Officer to schedule a public hearing for Zoning Bylaw
1992, No. 2050, Amendment Bylaw No. 2988, and to advertise for same in the local
newspaper.

3. That the applicant wishes to assure Council that uses and development will be restricted and
amenities provided as identified in staff report no. DEV-20-005, the applicant has voluntarily
agreed to register a Section 219 Covenant on the title for 874 Fleming Street, [PID 002-900-
246, Lot B, Section 10, Esquimalt District, Plan 25267], in favour of the Township of Esquimalt,
providing the lands shall not be subdivided, built upon or used (as appropriate to the
requirement, as drafted by the Township’s solicitor at the applicant’s expense) in the absence
of, but not limited to, the following:

· Constructing the building to Step 4 of the BC Energy Step Code.

· Providing electric car charging for 7 spaces as well as for mobility scooters and electric
bikes.

· Ensuring tree protection for the significant arbutus tree located on the southeast portion
of the site.
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· Prohibiting stratification and sale of the units within the building.

· Providing amenity spaces as detailed in the architectural plans attached as Appendix C
of Staff Report DEV-20-005.

To this end, Council direct staff and legal counsel for the Township to coordinate with the
property owner to ensure a Section 219 Covenant addressing the aforementioned issues is
registered on the property title, in priority to all financial encumbrances, prior to returning
Amendment Bylaw No. 2988 to Council for consideration of adoption.

RELEVANT POLICY:

Local Government Act
Official Community Plan Bylaw, 2018, No. 2922
Zoning Bylaw, 1992, No. 2050
Declaration of Climate Emergency
Parking Bylaw, 1992, No. 2011
Development Application Procedures and Fees Bylaw, No. 2791, 2012
Advisory Planning Commission Bylaw, 2012, No. 2792

STRATEGIC RELEVANCE:

This Request for Decision supports the following specific strategic objective: Support community
growth, housing and development consistent with our Official Community Plan.

BACKGROUND:

Purpose of the Application
The applicant is requesting a change in zoning from the current zone of Multiple Family Residential
[RM-4], to create a new Comprehensive Development District [CD-130]. This change is required to
accommodate the proposed 6-storey, 137 unit, purpose built affordable rental and multiple family
residential building including a 60 space underground parking garage and 7 surface parking stalls.

Evaluation of this application should focus on issues related to zoning such as the proposed height,
density, massing, proposed unit sizes, siting, setbacks, lot coverage, usable open space, parking,
permitted uses, fit with the neighbourhood, and consistency with the overall direction contained within
the Official Community Plan.

This site is located within Development Permit Area No. 1 - Natural Environment, No. 6 - Multi-Family
Residential, No. 7 - Energy Conservation and Greenhouse Gas Reduction and No. 8 - Water
Conservation of the Township’s Official Community Plan.  Should the rezoning be approved, a
Development Permit would be considered for consistency against the guidelines of Development
Permit Area No. 6 Multi-Family Residential. Furthermore, the form and character of the buildings,
landscaping, and consistency with guidelines relating to natural environment protection, energy
conservation, greenhouse gas reduction, and water conservation would be controlled by a
Development Permit that would be considered by Council at a future date as the proposed
development is still situated within Development Permit Areas 1, 7 and 8.
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Context

Applicant: Greater Victoria Housing Society [James Munro/ Carly Abrahams]

Owners: Greater Victoria Housing Society, Inc. No. S-0005025

Property Size: Metric:  3909 m2 Imperial:  42076 ft2

Existing Land Use: Multiple Family Residential [Affordable Seniors Rental]

Surrounding Land Uses:
North: Single Family Residential/ Vacant Land
South: Park/ Single Family Residential
West: Vacant land [Future Development Site]
East: Multiple Family Residential

OCP Proposed Land Use Designation: Medium Density Residential [No change necessary]

Existing Zoning: RM-4 [Multiple Family Residential]

Proposed Zoning: CD [Comprehensive Development District]

Official Community Plan

The Official Community Plan Proposed Land Use Designation for the subject property is ‘Medium
Density Residential’, considering developments with a Floor Area Ratio of up to 2.0 and up to six
storeys in height.  The proposed development is consistent with the height of six storeys but has a
Floor Area Ratio of 2.1. Consistent with the direction contained within the Official Community Plan
relating to density bonuses, the applicant is proposing to provide affordable rental and special needs
housing for the benefit of the community.

OCP Section 5.1 includes a policy to ‘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.’

OCP Section 5.1 also includes a policy to ‘encourage the development of rental accommodation
designed for a variety of demographic household types, including young families.

OCP Section 5.3 Medium and High Density Residential Development includes an objective to
support compact, efficient medium density and high density residential development that integrates
with existing proposed adjacent uses.

As the proposed development has a floor area ratio of 2.1, it is inconsistent with the following policy:
· Consider new medium density residential development proposals with a Floor Area Ratio of up

to 2.0 and up to six storeys in height, in areas designated on the “Proposed Land Use
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Designation Map”.

Notwithstanding this inconsistency, the following policies address the use of density bonus for this
proposed development in order to achieve consistency with the Official Community Plan:

· Consider, where appropriate, development proposals with densities greater than those set out
in the OCP through density bonus of floor-space provided that the additional density result in
the provision of community amenities deemed appropriate by Council for the benefit of the
community.

· Recognize, for the purposes of density bonuses, “amenities” may include but are not limited
to:

1. Privately-owned, publicly-accessible open space;
2. Public art;
3. Contributions towards the enhancement of public recreation facilities;
4. Contributions towards street and boulevard enhancements, including street furniture

and decorative lighting;
5. Building to a higher step of the BC Energy Step Code than required under the Building

Bylaw;
6. Group daycare and respite for children and adults;
7. Preservation of heritage structures, features or assets;
8. Affordable housing units;
9. Special needs housing units;
10.Community gardens;
11.Enhanced green family play space for residents;
12.Public space improvements supporting and surrounding transit stations; and
13.Other as may be appropriate to the development proposal or surrounding community as

deemed appropriate by Council.

The applicant’s proposal is for the entire building to be affordable rental housing and the design
includes seven (7) fully accessible units as noted in the Applicant’s Narrative [Appendix D].

Supporting policies in OCP Section 5.3 consistent with the proposed development include:
· Encourage new medium density and high density residential development with high quality

design standards for building and landscaping and which enhance existing neighbourhoods.
· Prioritize medium density and high density residential development in proposed land use

designated areas that:
1. reduce single occupancy vehicle use;
2. support transit service;
3. are located within close proximity to employment centres; and
4. accommodate young families.

· A mix of dwelling unit sizes should be provided in medium density and high density residential
land use designated areas in order to meet the varying housing needs of Esquimalt residents.

· Encourage the incorporation of spaces designed to foster social interaction.

· Encourage the installation of electric vehicle charging infrastructure in medium and high
density residential developments.

Official Community Plan, Section 5.4 states an objective to encourage a range of housing by type,
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tenure and price so that people of all ages, household types, abilities and incomes have a diversity of
housing choice in Esquimalt.
Through the provision of affordable, special needs and seniors housing, the proposed development
would be consistent with the following policies in this section:

· Encourage the provision of affordable housing by the private market and the non-profit
housing sector.

· Encourage the placement of new rental, affordable, special needs, and seniors housing in
accordance with designated residential land use areas as they are integral components of
inclusive neighbourhoods.

· Avoid the spatial concentration of affordable and special needs housing in neighbourhoods.

· Consider bonus density, parking relaxations or other development variances where a
development proposal includes affordable, special needs or seniors housing.  This may apply
to both market and non-market housing, and mixed-use proposals.  A housing agreement may
be entered into between the Township and the owner.

Official Community Plan, Section 5.5, states an objective to expand and protect seniors housing in
Esquimalt to enable citizens to “age in place”.

Supporting policies in OCP Section 5.5 consistent with the proposed development include:
· Support and facilitate development of multi-generational housing, including in medium and

high density residential developments.
· Encourage child friendly developments that provide appropriate amenities such as outdoor

play areas for young children that are well separated from traffic circulation and parking areas.
· Encourage more accessible housing for people with mobility limitations on the ground floor of

medium and high density residential buildings.
· Encourage the development of seniors housing that is within close proximity and accessible to

services and amenities.

Official Community Plan, Section 5.6, states an objective to address the shortage of family and child
friendly housing in Esquimalt.

OCP Section 11.3.1 Public Cycling Infrastructure states the following policy:
· Encourage end-of-trip facilities including secure lockup and shower facilities.

OCP Section 11.3.2 New Development states the following policy:
· Encourage bike lockers in multi-unit residential and commercial/commercial mixed-use

developments.

OCP Section 11.4 Public Transit states an objective to encourage transit oriented development that
takes advantage of the transit system and increases use of the transit system.

OCP Section 11.7 Public Parking states an objective to on-site parking with all land use.

A supporting policy in OCP Section 11.7 consistent with the proposed development includes:
· Encourage New developments should meet the needs of the land use designation and bylaws

to achieve on-site parking or have a variances supported by a parking study.
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OCP Section 13.3.3 Building Energy Efficiency states the following policies:
· Adopt best practices based on evolving building technologies and materials.

· Encourage the adoption of passive, efficient, and renewable energy systems in new buildings
and during building retrofits

· Investigate options for encouraging developers to achieve high energy performance in new
developments through such tools as density bonusing, expedited permit approval process,
rebate of development fees, revitalization tax exemption, and other incentives.

· Pursue higher energy-efficiency performance in new developments, through the achievement
of higher steps in the BC Energy Step Code as an amenity associated with rezoning.

Under OCP Section 13.3.6 Passenger Vehicle Alternatives, the following policies are listed:
· Encourage the installation of electric vehicle charging infrastructure in all new multi-unit

developments.
· Pursue the installation of electric vehicle charging capacity in new developments during the

rezoning process.

Relevant Development Permit Area Guidelines to consider as it relates to the rezoning application
include:

· Retain existing healthy native trees, vegetation, rock outcrops and soil wherever possible.

· Avoid disturbing, compacting and removing areas of natural soil as this can lead to invasion by
unwanted plant species, poor water absorption and poor establishment of new plantings.  Use
of local natural soil in disturbed and restored areas will support re-establishment of ecosystem
functions.

· In residential locations plan for ‘nature out front’; for new landscaping in front and exterior side
yards use a variety of site-appropriate, native species; thereby contributing positively to
pedestrian friendly urban streets, future greenways and habitat enhanced corridors.

· New buildings should be designed and sited to minimize visual intrusion on to the privacy of
surround homes and minimize the casting of shadows on to the private outdoor space of
adjacent residential units.

· Underground parking should be encouraged for any multi-unit residential buildings exceeding
four storeys.

· Avoid excessively long blank walls adjacent to public streets.

· Avoid expansive blank walls (over 5 m in length) and retaining walls adjacent to public streets.

· Orient buildings to take advantage of site specific climate conditions, in terms of solar access
and wind flow; design massing and solar orientation for optimum passive performance.

· Build new developments compactly, considering the solar penetration and passive
performance provided for neighbouring sites, and avoid shading adjacent to usable outdoor
open spaces.

· Strategically site buildings to sustain and increase the community’s urban forest tree canopy
cover.

· Use heat pumps, solar panels, green (living) roofing or an innovative system to improve a
building’s energy efficiency.

· Provide space for absorbent landscaping, including significantly sized trees on the site by not
allowing underground parking structures to extend beyond building walls.
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Zoning

Density, Lot Coverage, Height and Setbacks:  The following chart indicates the floor area ratios,
lot coverage, setbacks, height, parking and usable open space of this proposal.   Zoning Bylaw,
1992, No. 2050, does not currently contain a zone that can accommodate this proposed
development.

Floor Area Ratio: The FAR of this proposal is 2.1 which is greater than the acceptable amount of 2.0
for a building in a ‘Medium Density Residential’ designated area defined in the Official Community
Plan. To address this requested increase in density the applicant proposes to provide 137 affordable
housing units which is consistent with the OCP policy direction for Council considering added density.

Lot Coverage:  The lot coverage of the building above the parking level is 50%, compared to 70% for
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the lot coverage at the parking level. This represents a significant increase to Lot coverage when
compared to the RM-5 Multiple Family Residential zone that would restrict lot coverage to 30% of the
area of the parcel.

Usable Open Space:  The Township multiple family zones that accommodate apartment
developments generally require the provision of usable open space in the amount of not less than
7.5% of the area of the parcel.  This development has allocated 6.0% open space that would meet
the definition of useable open space. In addition to this space the building design includes three
amenity rooms, all offering direct connection to outdoor decks or patios, the largest of which is
located at the southwest corner overlooking the park. These amenity rooms are available for use by
all residents.

Parking: Parking Bylaw, 1992, No. 2011 requires 1.3 parking spaces per unit to be provided for
multiple family developments. This proposal incorporates 67 parking spaces to serve 137 residential
rental dwelling units, a ratio of 0.48 spaces per unit.
In addition to requesting a significant reduction to the total number of parking spaces required, the
applicant is requesting a reduction to number of Visitor Parking spaces provided from 1 in 4 required
spaces to approximately 1 in 6 spaces [i.e. from 17 to 13 spaces].

The applicant has provided a Transportation and Parking Study, produced by Bunt and Associates,
stamped Received October 30, 2019 [ Appendix G], which supports the proposed number of
residential parking and visitor parking spaces.
The proposed design also accommodates a single Loading Space in the surface parking lot for use
by moving vans as well as delivery vehicles attending the site. This space is modestly shorter than
the requirements for a Loading Space detailed in Parking Bylaw No. 2011 [6.4m vs 7.5m in length]
however staff are not concerned by this modest reduction in length as the proposed space
dimensions are expected to adequately accommodate larger vehicles expected to attend this site.

Comments from Other Departments

The plans for this proposal were circulated to other departments and the following comments were
received:

Community Safety Services: Building to be constructed to requirements of BC Building Code 2018
and municipal bylaws.  Plans will be reviewed for compliance with BC Building Code upon
submission of a Building Permit application.

Engineering Services:  Engineering staff has completed a preliminary evaluation of Works and
Services that would be required for the proposed 137 unit multiple family residential building.  Staff
confirms that the design appears achievable on the site and that appropriate works and services are
available in the immediate area.  If approved, the development must be serviced in accordance with
bylaw requirements including, but not limited to, new sewer and drain connections, underground
hydro, telephone and cable services and new road works would be required up to the centre line of
Fleming Street, meaning the installation of a significant portion of roadway. Should the application be
approved, additional comments will be provided when detailed civil engineering drawings are
submitted as part of a Building Permit application.
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Fire Services
Esquimalt Fire Department requests the following issues be addressed;

1. Complete construction of Fleming Street to the western lot line including in the design
sufficient space to allow the fire apparatus to turn around.

2. No overhead obstructions across the face of the building [i.e. powerlines].
3. Consider the mature size of trees proposed for the frontage of the property and limit

consideration to types that will not present access issues in the future.
4. Water Supply for fire fighting purposes must be provided in accordance with Fire Underwriter

Survey - Supply for Fire Protection.
5. Installation of a new hydrant near the West Side Lot Line of 874 Fleming Street to address

current and future fire suppression needs.

Parks Services:
Tree protection plan must include fencing surrounding the critical root zone sited around the dripline
of all trees scheduled to be retained on the site. Any trees scheduled for removal as a result of this
proposal shall be reviewed to determine if a Tree Removal Permit is required.

Recommendation from the Advisory Planning Commission [APC]
This application was considered at the regular meeting of the APC held on August 20, 2019. The
APC made the following recommendation:

“That the application for a rezoning be forwarded to Council with a recommendation to approve
because the proposal meets the need for affordable housing and is a sensitive development to the
neighbourhood”.

Recommendation from the Design Review Committee [DRC]
This application was considered at the regular meeting of the DRC held on September 11, 2019. The
DRC made the following recommendation:

“The DRC recommends that the application be forwarded to Council with a recommendation to
approve as it provides a valuable amenity in affordable housing and follows the design guidelines”.

Timeline
June 17, 2019 - Application received
August  20, 2019 - Application reviewed by the Advisory Planning Committee
September 11, 2019 - Application reviewed by the Design Review Committee
October 30, 2019 - Revised drawings received
February 11, 2020 - Revised drawings received

ISSUES:

1.  Rationale for Selected Option
The form of this proposal complies with the ‘Medium Density’ ‘Proposed Land Use
Designation’ (OCP Schedule B) and is consistent with the policy direction contained within the
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OCP for medium density residential development with the exception of requiring bonus density.
The applicant has addressed the requested density bonus by committing to providing both
affordable and special needs housing consistent with the direction contained in the OCP.

The development would add affordable housing units targeted toward families and seniors thereby
meeting an identified need in Esquimalt. While the proposal provides for a lower parking capacity
than has traditionally been considered for multiple family buildings, this reduction has been
supported by parking demand in other GVHA facilities and on the premise that the target clients
are less likely to own vehicles than those able to afford market housing. This reduction in parking
capacity also serves to encourage residents to choose alternative, lower carbon transportation
solutions.

The applicant has indicated a willingness to voluntarily enter into a Section 219 Covenant to
secure amenities including constructing the building to Step 4 of the BC Energy Step Code,
providing electric car charging for 7 spaces as well as for mobility scooters and electric bikes,
ensuring tree protection for the significant Arbutus tree located on the southeast portion of the site,
securing the amenity spaces within the building for the benefit of residents and prohibiting
stratification and sale of the units within the building.

The applicant has also agreed to enter into a housing agreement to secure the entire building as
affordable rental units and provide for not less than seven accessible housing units constructed to
the BC Housing accessibly standards. Finally, the DRC and the APC have both indicated support
for the project.

2.  Organizational Implications
This Request for Decision has no organizational implications.

3.  Financial Implications
This Request for Decision has no financial implications.

4.  Sustainability & Environmental Implications
Increasing residential density in existing neighbourhoods is believed to make a community more
sustainable.
The applicant has completed the Green Building Checklist [Appendix E] and the applicant also
proposes to construct this building to meet Step 4 of the BC Energy Step Code 4 requirements.

5.  Communication & Engagement
Public Notification:
As this is a rezoning application, should it proceed to a Public Hearing, a 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 Fleming
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 Public Consultation:
The applicant held a Community Open House and met with neighbours on May 29, 2019 in order
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to comply with the public consultation procedures of Development Application Procedures and
Fees Bylaw, 2012, No. 2791 [Appendix H].

ALTERNATIVES:

1. That Council gives Bylaw No. 2988 first and second readings, directs staff to schedule a Public
Hearing and begin development of a Section 219 covenant.

2. Council postpone consideration of Bylaw No. 2988 pending receipt of additional information.
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CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

BYLAW NO. 2988 
 

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. 2988”. 
 
 
2. That Bylaw No. 2050, cited as the “Zoning Bylaw, 1992, No. 2050” be amended 

as follows: 
 

 (1) by adding the following words and figures in Section 31, Zone 
Designations, in the appropriate alpha-numeric sequence: 

 

“Comprehensive Development No. 130 (874 Fleming Street) CD No. 130” 
 

 (2) by adding the following text as Section 67.117 (or as other appropriately 
numbered subsection within Section 67): 

 
67.117 COMPREHENSIVE DEVELOPMENT DISTRICT NO. 130 [CD 

NO. 130] 
 

In that Zone designated as CD No. 130 [Comprehensive Development 
District No. 130] 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 Section.  

 
(1) Permitted Uses 

 

 The following Uses and no others shall be permitted: 
 

 (a) Dwelling – Multiple Family 
 (b) Home Occupation 

 
 (2) Parcel Size 

 

The minimum Parcel Size of fee simple Parcels created by 
subdivision shall be 3900 square metres. 

 
(3) Number of Principal Buildings 

 

Not more than one (1) Principal Building shall be located on a Parcel. 
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 (4) Number of Dwelling Units 
 

No more than one hundred thirty-seven (137) Dwelling Units shall be 
located on a Parcel 

 
 (5) Floor Area Ratio  
 

(a) The Floor Area Ratio shall not exceed 2.0. 
 

(b) The maximum Floor Area Ratio may be increased to 2.1 upon the 
owner entering into a Housing Agreement under Section 483 of 
the Local Government Act with the Township, securing all the 
dwelling units as affordable housing, restricting stratification of the 
building, and including provisions related to the administration, 
management and reporting in accordance with the Township’s 
customary form. 

 
 (6) Building Height 
 

No Principal Building shall exceed a Height of 22 metres. 
 
 (7) Number of Storeys 
 

The maximum number of Stories shall be six (6). 
 
 (8) Lot Coverage 
 

(a) Principal Buildings shall not cover more than 70% of the Area of 
the Parcel including a parking structure. 

 

(b) Notwithstanding 8(a), that portion of the Principal Building 
constructed at or above the First Storey shall not cover more than 
50% of the Area of the Parcel. 

 
(9) Siting Requirements 

 

Within this CD-130 Zone, lot lines, setbacks and yards shall be 
determined in accordance with Figure 1 (below). 

 

 
 

Figure 1. 
 

West Side 

Rear [North] 

Eastern Interior Side 

North Side 

Front [Fleming Street] 

East Side 
[Footpath] Parcel 



Bylaw No. 2988  Page 3 

(a)  Principal Building: 
 

(i) Front Setback: A Principal Building shall be located as 
follows: 

 

1. No Principal Building shall be located within 6.9 metres 
of the Front Lot Line. 

 

2. That portion of the Principal Building defined by the 
canopy of the front entry area and associated support 
columns, located on the First Storey of the Principal 
Building and measuring not more than 7.5 metres in 
width along the front face of the Principal Building, 
must be setback a minimum of three (3) metres more 
from the Front Lot Line. 

 

(ii) East Side Setback: No Principal Building shall be located 
within 3.9 metres of the East Side Lot Line. 

 

(iii) North Side Setback: No Principal Building shall be located 
within 7.5 metres of the North Side Lot Line. 

 

(iv) Eastern Interior Side Setback: No Principal Building shall 
be located within 5.3 metres of the Eastern Interior Side 
Lot Line. 

 

(v) West Side Setback: A Principal Building shall be located as 
follows: 

 

1. No portion of the First Storey of the Principal Building 
shall be located within 4.7 metres of the West Side Lot 
Line. 

 

2. No portion of the Principal Building above the First 
Storey shall be located within 5.7 metres of the West 
Side Lot Line. 

 

3. The portion of the Principal Building above the First 
Storey must be setback a minimum of one (1) metre 
more from the West Side Lot Line than the First Storey. 

 
4. Notwithstanding all other requirements of Section 

9(a)(v), no portion of a Principal Building at or above 
the First Storey, located within 15.5 metres of the Rear 
Lot Line, shall be located within 5.1 metres of the West 
Side Lot Line. 

 
(vi) Rear Setback: No Principal Building shall be located within 

7.4 metres of the Rear Lot Line. 
 

 (b) Accessory Buildings: 
 

  No Accessory Buildings shall be permitted. 
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 (10) Siting Exceptions 
 

(a) Principal Building: 
 

(i) The minimum distance to the Front Lot Line may be 
reduced by not more than 1.4 metres to accommodate 
building support columns located on the First Storey. 

 

(ii) The minimum distance to the Front Lot Line may be 
reduced by not more than 1.6 metres to accommodate that 
portion of the Principal Building located above the First 
Storey. 

 

(iii) The minimum distance to the North Side Lot Line may be 
reduced by not more than 0.7 metres to accommodate that 
portion of the Principal Building located above the First 
Storey. 

 

(iv) The minimum distance to the Eastern Interior Side Lot Line 
may be reduced by not more than 0.4 metres to 
accommodate that portion of the Principal Building located 
above the First Storey. 

 

(v) The minimum distance to a Lot Line may be reduced by 
not more than the following distances to accommodate the 
parking structure situated below the First Storey of a 
Principal Building: 

 

1. Front Lot Line:   5.0 metres 
2. East Side Lot Line:  3.1 metres 
3. North Side Lot Line:  4.7 metres 
4. Eastern Interior Side Lot Line: 1.2 metres 
5. West Side Lot Line:  2.8 metres 
6. Rear Lot Line:   6.5 metres 

 

(vi) Notwithstanding Section 10(v), the minimum distance to 
the Front Lot Line may be reduced to 0.0 metres to 
accommodate the potion of the underground parking 
structure designated for use as an electrical substation and 
electrical, mechanical, and water service rooms measuring 
not more than 18.5 metres in width along the Front Lot 
Line. 

 

(vii) The minimum distance to the Front Lot Line may be 
reduced by not more than 2.8 metres to accommodate the 
above ground structure at the parkade entrance. 

 

(viii) The minimum distance to the West Side Lot Line may be 
reduced by not more than 2.7 metres to accommodate the 
portion of the underground parking structure designated for 
a garbage and recycling room and the above ground 
structure at the parkade entrance. 
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 (11) Roof 
 

(a) Roof Top Coverage: Notwithstanding Zoning Bylaw No. 2050, 
Section 15(4)(a), in the CD-130 zone Structures exceeding the 
maximum allowable Building Height must occupy less than 15% 
the area of the roof. 

 

(b) Roof Overhang: Notwithstanding Zoning Bylaw No. 2050, Section 
16(1)(b), in the CD-130 zone the required setback may be 
reduced by not more than 1.3 meters to accommodate roof eaves. 

 
 (12) 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. 

 
 (13) Usable Open Space 
 

Usable Open Space shall be provided in an amount not less than 
6.0% of the Area of the Parcel. 

 
 (14) Off-Street Parking 
 

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

 

(b) Notwithstanding Section 13 of Parking Bylaw, 1992, No. 2011(as 
amended), off-street parking shall be provided in the minimum 
ratio of 0.48 spaces per dwelling unit. 

 

(c) Notwithstanding Section 11(1) of Parking Bylaw, 1992, No. 
2011(as amended), a minimum of 13 parking spaces shall be 
marked “Visitor”. 

 

(d) Notwithstanding Section 16 of Parking Bylaw, 1992, No. 2011(as 
amended), one parking space shall be provided in the surface 
parking area having dimensions of not less than 3.3 metres width 
and 6.3 metres length and shall be clearly designated as a 
Loading Area. 

 
 

(3)  by changing the zoning designation of PID 002-900-246 Lot B, Section 10, 
Esquimalt District, Plan VIP25267 [874 Fleming Street], shown cross-
hatched on Schedule “A” attached hereto, from RM-4 [Multiple Family 
Residential] to CD No. 130 [Comprehensive Development District No. 130]. 

 
 

(4) 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. 
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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 
MAYOR 

 RACHEL DUMAS 
CORPORATE OFFICER 
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PROJECT DATA - 874 Fleming St 
Esqulmalt, BC 

ZONING: RM -4 
LEGAL: Lot B Plan VIP25267 Section 10 Land District 21lot 8 Plan VIP25267 Section 10 land Dist rict 21 PIO: 002·900·246 

Exlslln1RM-4 

SITE AREA : 

LOT COVERAGE: 

DENSITY (FAR)•: 

SETBACKS: 
(Building Front} South 

(Parhde} South 

East 
{Inner) East 

(Building) West 
{Parkade) West 

(Rear) North 

HEIGHT: 

USABLE OPEN SPACE: 

30.0 % 

1.0 

7.5 m 

6.0 m 

6.0 m 

7.5 m 

11 m 
4storeys 

7.S % 

OCP 

2.0 

6Storeys 

Proposed 

3909 m1 

50" 

2.10 

5.Sm 
0.0 m 

4.0 m 

5.lm 
4.8 m 
2.0 m 
7.Sm 

20.6 m 
6 storeys 

7.5% 

Notes 

42076 sf 

Average Grade: 11.75 

T. O. Roof Surface: 32.35 

GROSS• FLOOR AREA: •Area cakulated to exterior face of e11ter for sheathing - for construction budget purposes 

LEVELl 

LEVEL2 

LEVEL3 

LEVEL4 

LEVELS 

LEVEL6 

Total 

PARKADE 

GtA• + Parkade 

AUXllARY SPACES 

Care Taker Office 

Mop Closet 

Tele/Security• 

Staff WC 

Laundry Rm 

Common Room 

Storage Room• 

Total 

LOT COVERAGE AREA: 

Typlcal Floor Plate Area+ 
Canopy + Parkade Protrusion + Roof 

1,643 m 2 

1,691 m2 

1,691 m2 

1,691 m2 

1,691 m2 

1,599 m1 

10,005 m1 

2,488 m1 

12,493 m2 

Area(m2) 

11.60 m2 

3.44 m2 

5.00 m2 

4.90 m7 

SS.SO m1 

222 .00 m2 

201.61 m1 

504 m1 

.\reai(m2) 

1,960 nl 

17,685 sf 

18,199 sf 

18,199 sf 

18,199 sf 

18,199 sf 

17,212sf 

107,692 sf 

26,780 sf 

134,471 sf 

Area (sq ft} 

125sf 

37sf 

54sf 

53sf 

601 sf 

2,390 sf 

2,170 sf 

S,429 sf 

Area (sqft) 

21,097 sf 

'"Gross Livable Area 

" 1.68 mx 6 floors 

NW TOTAL FLOOR AREA: •Area calculated to interior face of exlerior waits· per zoning definition (FAR calculation} 

LEVEL! 

LEVEL2 

LEVEL3 

LEVEL4 

LEVELS 

LEVEL6 

Total 

SUITE BREAKDOWN: 

1,150 m1 

1,430 m2 

1,430 m7 

1,430 m2 

1,430 m2 

1,350 m2 

8,220 m2 

12,3 79 sf 

15,393 sf 

15,393 sf 

15,393 sf 

15,393 sr 
14,531 sf 

88,480 sf 

and excludes stairs, elev, corridors, 

and laundry, amenity rooms, wc's 

unit areas cakulated to centre line of party wall and outside face of elrterior sheathing Total 
Unit Type Unit Area Level 1 level 2 Lewi 3 Level 4 Level 5 Level 6 Units % 

Studio Type Al 

Studio Type A2 

Studio Type A3 

1 BDType Ola 

1 BOType Blb 

1 BO Type Blc 

1BOType82a 

1 BDType82b 

1 BDType83 

2 BOTypeCla 

2 BO Type Clb 

3 BO Type 0 

4 BO Type El 

4 BO Type E2 

PARKING BREAKDOWN: 

RM·4&RM-5 
Senior's Housing 

BICYCLE PARKING: 

SCOOTER PARKING: 

36 m1 

36 m1 

382 sf 

388 sf 

36 m1 388 sf 

SO m' 

53 m 2 

533 sf 

S68 sf 

57 m1 GOS sf 

50 m1 535 sf 

53 m2 571 sf 

SO mz 

73 m2 

536 sf 

786 sf 

78 m1 838 sf 

91 m1 978 sr 
129 m1 1387 sf 

129 m1 1387 sf 
Sub Total 

Required Proposed 
1.3 178 stalls 
o.s 69 stalls 67 stalls 

137 stalls 137 stalls 

16 20 26 

Stalls /unit 

0.49 /unit 

1.00 /unit 

26 

11 

24 

4 

34 

20 

3 

20 

18 

25 

IS 

15 
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SUITE TYPE 83 

1 : 50 
SCH DESIGN GUIDELINES 1 BEDROOM 

SECTION 
5.2 
5.3.1. \ 
5.3.2.1 
5.3.2.2 
5.3.2.3 
5.3.3.1 
5.4.1.3 
5.4.1.4 
5.5. 1.1 
5.5.1 
6.1.3 
6.2.2.2 
6.2.2.3 
6.2.3.1 

SECTION 
5.4.2 

DESCRIPTION 
Unit Alea 
Su~e Entry-Closet Min. W1d lh 
LillingRoomsea1ingcapacily 
Circulation spaces Min. Width 
Interior Corridor Recomd . W idth 
Dining Room sealing capacity 
Door open full 
Access bed- fool and 2 sides 
Provlde2.3sm of st0f3ge 
P1ovidelinenCloset 
CounterFron1ageRecomd. 
Lav. CountertopMin. W1ndlh 
Towel Bai Min. Wid th 
3 PieceBathroom 

Shower (9 14xl220mm) 
Water Closet 
LavBasinwittiVanily 

DESCRIPTION 
Bedroom type 1 B 
TypeB: MinArea 
TypeB: MlnDimension 
TypeB: Closetwidlh 

"" 

TYPE A ~ 

SU ITE TYPE C 

1 50 

BCH DESIGN GUIDELINES 2 BEDROOM 

SECTION 
52 
5.3.1.1 
5.3.2.1 
5.3.2.2 
5.3.2.3 
5.3.3.1 
5.4.1.3 
5.4.1.4 
5.4.2 

5.5.1.1 
5.5.1 
6.1.3 
6.2.2.2 
6.2.2.3 
6.2.3.1 

DESCRIPTION 
UnitAma 
SuiteEntry-Close1Min. Wldth 
Liv ingRoomseatin.gcapacity 
Ci1cuta l ion spaces Min. Widlh 
Interior Cofridor Recomd. Wldlh 
Dining Room seating capacity 
Door open full 
Accessbed-foo1and2sides 
Bedroom type 1 A l l B 
Type A: Min Alea 
Type A: Min Dimension 
Type A: Closet width 
TypeB: MinAtea 
TypeB: MinDimension 
TypeB: Closetwidth 
Provide2.3smofsto1age 
Provide linen Closet 
Counte1FrontageRecomd. 
Lav. Countertop Min. Wind lh 
Towel Bar Min. \Mdlh 
3 Piece Bathroom 

Shower (914xl220mm) or ST tub 
Water Closet 
tavBasinwittiVanily 

3050 

BCH PROVIDED 
49m2 YES 
9 15mm YES 
4sea1s YES 
920mm YES 
1015mm YES 
4sea1s YES 
1\0degrees NO 
YES YES 
YES ND 
YES YES 
2440mm YES 
900mm YES 
600mm YES 
1 YES 
YES NO 

YES 
YES 

VALUE/ COMMENTS 
49.8m2 
1205mm 

1.5 m2 in Parkade TBD 
BR 
2525mm 
915mm 

YES 
815x 1525mm tub 

' ' 
BCH 
YES 
9.30m2 
2800mm 
1500mm 

PROVIDED VALUE/ COMMENTS 
YES 
YES 9.30m2 
YES 3050mm 
YES 2100mm 

3160 

D 
LIV!NG 

0 

8 
3690 

49.8 m2 (535.8 sf) 

3000 

D 

E18 

1495 

73 m2 (786 sf) & 77.8 m2 (837.6 sf) 

PROVIDED 
67m2 YES 
915mm YES 
5seats YES 
920mm YES 
1015mm YES 
4sea1s YES 
110degrees NO 
YES YES 
YES 
11 .15m2 YES 
2800mm YES 
1500 mm YES 
9.30m2 YES 
2800mm YES 
1500mm YES 
YES NO 
YES YES 
2440mm YES 
900mm YES 
600mm YES 
1 YES 

YES 
YES 
YES 

VALUE/ COMMENTS 
72m2 
1570mm 
5sea1s 

11.17m2 
2940mm 
1805mm 
9.45m2 
JOOOmm 
1680mm 
1.5 m2 in Parkade TSO 

3020mm 
915mm 

' 815x1525mmtub 

' ' 

~ 

0 LOW HAMMOND ROWE ARCHITECTS 
l.1L!ll"'"'I GREATERYICTORIA 
.BJ "'u HOUSINGSOCIETY 

------- Since 1956---

SUITE TYPE 82 

1 : 50 

6235 

3320 

8 
3585 

49.7 m2 (535.4 sf) & 53 m2 (570.6 sf) 

SUITE TYPE A3 (ACCESSIBLE) 36 m2 (387.9 sf) 

1 50 

SCH DESIGN GUIDELINES STUDIO ACCESSIBLE 

SECTION DESCRIPTION BCH PROVIDED 
5.2 Un~ Alea 37m2 YES 
5.3.1.1 SuiteEnlry-ClosetMin. Wldlh 915mm YES 
5.3.2.1 l iving Room seating capacity 2seats YES 
5.3.2.2 Circulation spaces Min. Width 915mm YES 
5.3.2.3 1nteriorCooidorRecom<l. W1dth 1067mm YES 
5.3.3.1 DiningRoomseatingcapacily 2seats YES 
5.4.1.3 Door open full 1\0degrees NO 
5.4.1.4 Access bed • foot and 2 sides YES YES 
5.4.2 Bedroom type NIA NIA 
5.5.1. I Provide2.3smolstorage YES NO 
5.5.1 Provide Linen Closet YES YES 
6.1.3 Counte1 Frontage Recomd 1860mm YES 
6.2.2.2 tav. CountertopMin. W1ncUh 900mm YES 
6.2.2.3 Towel Bar Min. Width 600mm YES 
6.2.3.1 3PieceBathroom 

Shower(914x1220mm) YES 
Water Closet YES 
Lav Basin with Vanity YES 

8.2.2.1 1500 mm lurningrndius 
Both sides of Entry Door YES 
Inside Bedroom YES 
Inside Bathroom YES 
lnsideKi1chen YES 

BCH DESIGN GUIDELINES - 1 BEDROOM 

SECTION 
52 
5.3.1.1 
5.3.2 .1 
5.3.2.2 
5.3.2.3 
5.3.3. \ 
5.4.1.3 
5.4. \ .4 
5.4.2 

5.5.1.1 
5.5.1 
6 .1.3 
6 .2.2.2 
6 .2.2.3 
6 .2 .3.1 

VALUE/ COMMENTS 
36m2 
1170mm 
2seals 

2seats 

l.5m2 inParkadeTBO 
Entrance next to Fridge 
2540mm 
915mm 

DESCRIPTION 
Uni1Afea 
SuiteEnlry-Close\Min. Wid lh 
Living Room seating capacity 
Cimitat ionspacesMin. W1dth 
lnteriOr Corridor Recom<I. Width 
DiningRoomsealingcapacily 
Ooofopen full 
Accessbed-loo1and2sides 
Bedroom type 
TypeB: MinAlea 
TypeB: MinOimension 
TypeB: Closetwidth 
P1ovide2.3smols!orage 
Provide Linen Close! 
Coun1er Fran1age Recomd 
Lav. CountertopMin. Windlh 
TowelBarMin. W1dlh 
3PieceBathroom 

Shower (914 x 1220mm) 
Waler Closet 
LavBasinwi1hVanity 

~ 

; 

. 

~ 

ESQUIMALT RENTAL HOUSING 
874 FLEMING STREET, ESQUIMALT, BC 

~ 

BCH PROVIDED 
49m2 YES 
915mm YES 
4seats YES 
920mm YES 
1015mm YES 
4 seats YES 
110degrees NO 
YES YES 
I TypeB YES 
9.30m2 YES 
2800mm YES 
1500 YES 
YES NO 
YES YES 
2440mm YES 
900mm YES 
600mm YES 
1 YES 

NO 
YES 
YES 

VALUE/ COMMENTS 
53m2 
1280mm 

10.6 1m2 
2800mm 
1805 
1.5 m2 in Parkade TBD 
Bedroom Closet 
3020mm 
915 mm 

' 815x 1525mmtub 

' ' 

UNIT AREA CALCUtATED FROM THE CENTRE LINE OF DEMISING WALLS, CENTRE LINE OF 
CORRIDOR WALLS ANO OUTSIDE FACE OF SHEATHING ON EXTERIOR WALLS. 

BCH DESIGN GUIDELINES - 1 BEDROOM 

SECTION 
52 
5.3.1.1 
5.3.2.1 
5.3.2 .2 
5.3.2 .3 
5.3.3.1 
5.4.1.3 
5.4.1.4 
5.4.2 

5.5.1.1 
5.5.1 
6.1.3 
6.2.2.2 
6.2.2.3 
6.2.3.1 

~ 

DESCRIPTION 
Unit Alea 
Sui1eEnlry-Close1t.1in. W1dth 
LivingRoomseatin.gcapacity 
CircutationspacesMin. Wldlh 
Interior Corridor Recomd. Wldlh 
Dining Room sealin.g capacity 
Door open full 
Accessbed - lootand2sides 
Bedroom type 
TypeB: MinArea 
TypeB: MinOimensiOn 
TypeB: Close1width 
Provide2.3smofs1orage 
Provide Linen Close! 
Coun1e1FrontageRecomd. 
Lav. Countertopl.lin. Wmdlh 
TowelBarMin. 'Ntdlh 
3PieceBathroom 

Stiower (914 x 1220mm) 
Water Closet 
LavBasinwi1hVanily 

4475 

l~ 
LIVING 

BCH PROVIDED 
49m2 YES 
915mm YES 
4sea!s YES 
920mm YES 
1015 mm YES 
4seats YES 
110degrees NO 
YES YES 
1 TypeB YES 
9.30m2 YES 
2800mm YES 
1500 YES 
YES NO 
YES YES 
2440mm YES 
900mm YES 
600mm YES 
1 YES 

NO 
YES 
YES 

R 

VALUE/ COMMENTS 
50m2 
1370mm 
415seals 

9.30m2 
3000mm 
1370mm•868mm 
1.5 m2 in Parkade TSO 
Bedroom Closet 
3020mm 
915mm 

' 815x1525mmtub 

' ' 

c=n ~ 

KITCHEN 
00 

0 

SUITE TYPE A2 (STUDIO 02) 

1 : 50 

SCH DESIGN GUIDELINES - STUDIO 

SECTION 
52 
5.3.1.1 
5.3.2.1 
5.3.2.2 
5.3.2.3 
5.3.3.1 
5.4 .1.3 
5.4 .1.4 
5.4 .2 
5.5.1.1 
5.5.1 
6.1.3 
6.2.2.2 
62.2.3 
6.2.3.1 

DESCRIPTION 
Unit Alea 
SuiteEntry-ClosetMin. Wldlh 
Living Room seating capacity 
CirculalionspacesMin. W1dth 
lnteriorCorridorRecom<l. Wldth 
Dining Room seating capacity 
Door open lull 
Access bed- foot and 2sides 
Bedroom type 
Provide2.3smolstorage 
Provide linen Close! 
CounterFrantageRecomd. 
Lav. Coun!el1opMin. W1ndth 
Towel Bar Min. Width 
3Piece8athroom 
Shower (914 x 1220mm) 
WaterC!ose1 
LavBasinwithVanily 

D 

36 m' (387.9 sf) 

SCH PROVIDED 
33m2 YES 
915mm YES 
2seals YES 
920mm YES 
1015mm YES 
2seats YES 
110degrees NO 
YES YES 
NIA N/A 
YES NO 
YES YES 
1860mm YES 
900mm YES 
600mm YES 

NO 
YES 
YES 

VALUE/ COMMENTS 
36m2 

2seats 

2seats 

1.5m2 inParkadeTBD 

2675mm 
915mm 

815x 1525Balhlub 

' ' 

~ 

-

§ 

~ 
~ 

~ 

KITCHEN 

1810 

m 

g 
g 

~ 

SUITE TYPE 8 1 50 m2 (533 sf) & 52.8 m' (568 sf) 

1 : 50 
& 56.5 m (608 sf) 

FEB 11 2020 
~ a CORP. OF TOWNSHI 
~OF ESQUIMALT 

'( ~':: 
O,oMENT S€ 

8 fil 

D 
CJ] 

~ 

~D ~ 
SUITE TYPE A1 (STUDIO 01) 35.5 m2 (382.3 sf) 

1 : 50 

BCH DESIGN GUIDELINES STUDIO 

SECTION 
5.2 
5.3.1.1 
5.3.2.1 
5.3.2.2 
5.3.2.3 
5.3.3.1 
5.4 .1.3 
5.4. \.4 
5.4 .2 
5.5.1.1 
5.5.1 
6 .1.3 
6 .2.2.2 
6 .2.2.3 
6 .2.3.1 

DESCRIPTION 
Unit Area 
Suite Entry-Closet Min. Width 
Living Room seating capacity 
Circulation spacesMin. W xHh 
ln1erior ColTidor Recomd. Wid lh 
Dining Room seating capacity 
Door open fu ll 
Access bed- fool and 2sides 
Bedroom type 
Provide2.3 smolslorage 
Provide linen Close! 
Counter Fron tage Recomd. 
Lav.CountertopMin. Wmd1h 
Towel BarMin . ~¥.dth 

3Piece6a1hroom 
Showei(91 4 x 1220mm) 
Water Closet 
Lav Basin with Vanity 

BCH PROVIDED 
33m2 YES 
915 mm YES 
2seats YES 
920 mm YES 
1015mm YES 
2seats YES 
110degrees NO 
YES YES 
NIA NIA 
YES NO 
YES YES 
1860mm YES 
900mm YES 
600mm YES 

NO 
YES 
YES 

VALUE/ COMMENTS 
35.5m2 
1370mm 

2seats 

1.5m2 inParkadeTBD 

2710mm 
915mm 

815x1525Baltitub 

' ' 

SUITE PLANS 011 scale As date 2020 02.11 
indicated 

~ 
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3520 

SUITE TYPE E1 @ l 1 

1 : 50 

3520 

2995 

SUITE TYPE E2 @ L 1 

1 : 50 

9360 

2600 

128.9 m2 (1387sl) 

6240 

2600 

1280 

128.9 m2 (13B7sl) 

a LOW HAMMOND ROWE ARC HITECTS 

2885 

3050 

SUITE TYPE E2 @ L2 

1 : 50 

~ GREATERVlCTORIA 
- , ~ JFilOI HOUSINGSOCIETY 
------- Skla! 19~---

28 10 

2810 

SUITE TYPE E1 @ L2 

1 : 50 

"" 
2800 

6235 

3300 

1340 '"" 
6235 

3250 

SCH DESIGN GUIDELINES · 4 BEDROOM 

SECTION 
52 
5.3. 1.1 
5.3.2.1 
5.3.2.2 
5.3.2.3 
5.3.3.1 
5.4.1.3 
5.4.1.4 
5.5.11 
5.5.1 
6.1.3 
6.2.2.2 
6.2.2.3 
6.2.J .1 

6.2.5 

SECTION 
5.4.2 

NOTE: 

DESCRIPTION SCH PROVIDED 
U11i\Area 112m2 YES 
Suite Entry-Closet Min Width 915 mm YES 
Living Room sealing capacity YES 
Circulation spaces Min. Width 920 mm YES 
Interior Conidor Recomd. Width 1015 mm YES 
DiningRoomsea11ngcapacity 8se;;its YES 
Door open full 110 degrees NO 
Access bed - fool and 2 sides YES YES 
Provide 2.J sm of storage YES YES 
Provide linen Closet YES YES 
Counte1 Frontage Recomd 2890 mm YES 
Lav. Counterlop Min. Wondlh 900 mm YES 
Towel Bar Min. 'Mdth 600 mm YES 
J Piece Bath1oom 1 YES 
Shower (914Jl.1220mm) or ST tub YES 
Wate1Closel YES 
Lav Basin wjth Vanity YES 
Powder Room YES 
wa1e1C1ose1 YES 
Lav Basin with Vanity YES 

DESCRIPTION BCH PROVIDED 
Bedroomlype 1 A l 1 B / 2C YES YES 
TypeA:.M1nAJea 11.15m2 YES 
Type A· Min Dimension 2600mm YES 
Type A:. Closet width 1500mm YES 
TypeB: MinArea 9.30m2 YES 
Type B: Mm OimensiOn 2800mm YES 
TypeB. Closetwidlh 1500mm YES 
Type Cl : Mon Area 8.50m2 YES 
TypeC1 : M1nDimension 2600mm YES 
TypeC I Closetwidlh 915mm YES 
TypeC2 M1nArea 8.50m2 YES 
TypeC2. M1nDimension 2600mm YES 
TypeC2- Closetwidtll 915mm YES 

VALUE/ COMMENTS 
125.8m2 
1800mm 
7seats 

8seals 

2.Jm2 

4665mm 
9 15mm 

YES 
815J1.1525mmtub 
1 
1 

VALUE/ COMMENTS 

13.08m2 
28 10mm 
2080mm 
9.52m2 
2885mm 
1580mm 
8.58m2 
2600mm 
1530mm 
8.58m2 
2600mm 
1380mm 

UNIT AREA CALCULATED FROM THE CENTRE LINE OF DEMISING WALLS, CENTRE LINE OF 
CORRIDOR WALLS ANO OUTSIDE FACE OF SHEATHING ON EXTERIOR WALLS. 
TOWNHOUSE INTERIOR STAIR AREAS ARE ONLY CALCULATED AT GROUND LEVEL. 

BCH DESIGN GUIDELINES - 4 BEDROOM 

SECTION DESCRIPTION BCH PROVIDED VALUE/ COMMENTS ... Unit Area 112 m2 YES 122.8m2 
5.3.1.1 Suite Entry-Closet Min. Wid th 915mm YES 915mm 
5.3.2.1 living Room seating capacity 7seals YES 7seals 
5.3-2.2 Circulationspaces Min Wid th 920 mm YES 
5.3.2.3 Interior Corridor Recomd. Wid th 1015mm YES 
5.3.3.1 Dining Room sealing capacity 8seats YES 8seals 
5.4.1.3 Door open full 110degrees NO 
5.4.1.4 Aceessbed - foo1arld2sides YES YES 
5.5.1 1 Provide2.3smofstorage YES YES 23m2 
5.5.1 Provide Linen Closet YES YES 
6.1.3 Coun1e1 Frontage Reeomcl 2890mm YES 4665mm 
6.2.22 Lav. Counterlop Min. Wllldth 900mm YES 915mm 
6.2.2.3 Towel Bar Mm. Width 600mm YES 
6.231 3 Piece Bath1oom 1 YES 1 

Showe1 (914J1.1220mm) or ST 11Jb YES 815•1525mmtub 
Water Closet YES 1 
LavBasinwithVanily YES 1 

6.2.5 Powder Room YES 
Water Closet YES 
LavBaslnwithVanily YES 

SECTION DESCRIPTION BCH PROVIDED VALUE/ COMMENTS 
5.4.2 Bedroom type 1 A / I Bl2C YES 

TypeA"M1nAfea 11 .15m2 YES 11 .26m2 
TypeA· MinOimensiOn 2800mm YES J250mm 
TypeA: Closetwidlh 1500 mm YES 1500mm 
Type B: Mill Area 9.JOm2 YES 10.57m2 
TypeB: MinDimensiOn 2800 mm YES J050mm 
Type B: Closet wid lh 1500 mm YES 1500mm 
Type Cl : Min Area 8.50 m2 YES 9.70m2 
Type Cl : Min Dimension 2600 mm YES 2800 mm 
TypeC1 : Closet widlh 915 mm YES 1400 mm 
TypeC2 : Min Area 8.50 m2 YES 8.58m2 
TypeC2 : M1nOimension 2600 mm YES 2600mm 
TypeC2: Closelwid1h 915mm YES 1380mm 

ESQUIMALT RENTAL HOUSING 
874 FLEMING STREET, ESQUIMAL T, BC 

g 
:<l 

TYPE A 

~ 
~ 

~ 

~ TYPES 

3865 

SUITE TYPED 

1 50 

0 
0 / 

D LOVING 

~ TYPEC 

35<0 2600 

90.8 m2 (977.6 sf) 

BCH DESIGN GUIDELINES - 3 BEDROOM 

SECTION 
5.2 
5.3. 1.1 
5.3.2.1 
5.322 
5.3.2.3 
5.3.3.1 
5.41 .3 
5.4 .1.4 
5.5.1. I 
55.1 
6.13 
622.2 
6223 
6.23.1 

62.5 

SECTION 
5.4.2 

DESCRIPTION BCH PROVIDED 
UnltAfea 86m2 YES 
Su~e Entf)'·Closel Min. Width 915 mm YES 
Living Room seating capac:ity 6 seats YES 
Circulation spaces Min. Width 920 mm YES 
Interior Corridor Rewrnd. V.'idth 1015 mm YES 
Dining Room seating capadty 6 seats YES 
Oooropenfull 110deg1ees NO 
Ao:ess bed - foot and 2 sides YES YES 
Provide 2.3 sm of storage YES NO 
Provide Linen Closet YES YES 
COunte1 Fronlage Recomd 2890 mm YES 
Lav. Countertop Min Wllld!ll 900 mm YES 
Towel Bai Min. Width 600 mm YES 
3 Piece Bathroom 1 YES 

Showe1 (9 14J1. 1220mm)or ST tub YES 
Waler Closet YES 
LavBasiflwi1hVanity YES 

Powde1 Room YES 
Wa!ef Closet YES 
Lav Basin with Vanity YES 

DESCRIPTION BCH PROVIDED 
Bedroom type 1Al1 B / 1C YES 
Type A· Min Alea 11 .15 m2 YES 
Type A· Min Dimension 2800 mm YES 
Type A· Closet width 1500 mm YES 
TypeB: MinAiea 9.30m2 YES 
TypeB. Min Dimension 2800mm YES 
TypeB Closet width 1500mm YES 
TypeC. MinAfea 8.50m2 YES 
TypeC: MinDimension 2600mm YES 
TypeC Closetwid1h 915mm YES 

VALUE/ COMMENTS 
908m2 
IOOOmm 
6seats 

6seats 

1.5m2 inParkadeTBD 

3475mm 
915mm 

YES 
815J1.1525mmtub 
1 
1 

VALUE/ COMMENTS 

1\ .13m2 
3135mm 
2185mm 
9.72m2 
3\00mm 
1880mm 
8.53m2 
2600mm 
1570mm 

FEB 11 2020 
...... CORP. OF TOWNSHIP 
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ll.J d!iJ HOUSINGSOCIETY 
Sincel956--

I 
I 

I 
I 
I 

I 

AREA SCHEDULE • 
GROSS BUILDING 

No~ Area (sqmJ AREA (sqft) 

LEVEL 1 1642.Sm' 17683ft' 
LEVEL2 1690.7m' 18199fl' 
LEVEL3 1690.7m' 18199fl' 
LEVEL4 1690.7m' 18199ft' 
LEVELS 1690.7m' 18199ft' 
LEVELS 1599.Jm' 17215ft' 
Grand total 10005m' 10769311' 

I 
I 

I 
I 
I 

I 
I 

I 
I 

I 

r------, 
I I 

I 

I 
1350 m2 

FSR - LEVEL 6 
1 · 500 
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1 : 500 

L 
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I 

1430 m2 

FSR - LEVEL 4 
1 · 500 

L___ I 

----- _J ---

ESQUIMALT RENTAL HOUSING 
874 FLEMING STREET, ESQUIMAL T, BC 
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1430 m2 

FSR - LEVEL 3 
1 500 

TOTAL AREA: 

8220 m2 
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1 500 

NOTE : 

FEB 11 2020 
a CORP. OF TOWNSHIP 
~ _ OF ESOUIMALT <i' 
\.~ N\v 

O,oMENT sf(..'f. 

FAR IS CALCULATED FROM THE CENTRE LINE OF PARTY WALLS. CORRIDOR WALLS 
ANO THE INSIDE FACE OF EXTERIOR WALL ANO INCLUDE All INTERIOR STORAGE . 
AND EXCLUDE STAIRS, ELEVATOR SHAFT. CORRIDORS. LAUNDRY. AMENITY 
ROOJ.\SAND WATER CLOSETS. 

GROSS AREA 1$ CALCULATED FROM FACE OF EXTERIOR SHEATHING 

AREA SUMMARIES 013 scale 1 : 500 date 2020.02 .11 
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AERIAL VIEW 

ESQUIMALT RENTAL HOUSING 
874 FLEMING STREET, ESQUIMAL T, BC 

scale 

VIEW FROM FLEMING STREET 

FEB 11 2020 
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Jobsite Property: 874 Fleming St, Esquimalt

Date of Site Visits: February 13, 2019 and February 4, 2020

Site Conditions: Existing multi-story building with at-grade parking area. No ongoing
construction activity.

Summary:

 We anticipate 26 trees will have to be removed, in addition to several trees within cluster NT15.
 Based on discussions with the applicants, it is our understanding that excavation will occur up

to the west, north, and east property lines for construction of the underground parkade, except
in the areas indicated that overlap with the CRZ of Arbutus #249.

 We recommend the retention status of Grand Fir trees NT10 and NT12 be determined at the
time of excavation, based on the number and size of roots encountered.

 Trees NT2-4, NT16, and NT17 may have to be removed if excavation is required down to
bearing soil within the footprint of the Fleming St road extension. We recommend their final
retention status be determined on site by the project arborist at the time of road construction.

 The design of the underground parkade has been modified in an effort to reduce impacts to
Arbutus #249. It is located approximately 8m to the west and 8.5m to the north. To retain this
tree, shoring techniques will need to be used to minimize the extent of excavation outside the
parkade footprint. In addition, we estimate approximately 15% of its crown will need to be
pruned if 1m of clearance from the proposed building is desired.

Scope of Assignment:

 To inventory the existing bylaw protected trees and any trees on municipal or neighbouring
properties that could potentially be impacted by construction or that are within three metres of
the property line

 Review the proposal to demolish the existing building and construct a new multi-storey
building with an underground parkade, a new driveway, at-grade parking, and turnaround area

 Comment on how construction activity may impact existing trees
 Prepare a tree retention and construction damage mitigation plan for those trees deemed

suitable to retain given the proposed impacts

Methodology: We visually examined the trees on the property and prepared an inventory in the
attached Tree Resource Spreadsheet. Each by-law protected tree was identified using a numeric
metal tag attached to its lower trunk. Municipal trees and neighbours’ trees were not tagged.
Information such as tree species, DBH (1.4m), crown spread, critical root zone (CRZ), health,

Talbot Mackenzie & Associates
Consulting Arborists
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structure, and relative tolerance to construction impacts were included in the inventory. The by-
law protected trees with their identification numbers were labelled on the attached Site Plan. The
conclusions reached were based on the information provided within the attached plans from Low
Hammond Rowe Architects (dated February 11, 2020).

Limitations:

 No exploratory excavations have been requested and thus the conclusions reached are based
solely on critical root zone calculations and our best judgement using our experience and
expertise. The location, size and density of roots are often difficult to predict without
exploratory excavations and therefore the impacts to the trees may be more or less severe than
we anticipate.

 Servicing plans were not available for comment. We recommend the project arborist review
the servicing plans once they become available to assess potential impacts to any trees to be
retained. We recommend directing all underground services outside the CRZs of trees to be
retained where possible.

 Where trees were not surveyed on the plans provided, we have added their approximate
locations. The accuracy of our estimated locations has not been verified by a professional
surveyor.

Summary of Tree Resource: 37 trees were inventoried, 19 of which are by-law protected trees
on the subject property. To the west of the existing building is a forested area where there are
several large Douglas-firs within 5m of the property line. There are 7 trees located within the road
dedication south of the property.

Trees to be Removed: We anticipate 26 trees will have to be removed, in addition to several trees
within cluster NT15:

 Trees #246-248, 250-262, 285, 286, NT5, NT7-9, NT11, NT13, and NT14: Based on
discussions with the applicants, it is our understanding that excavation will occur up to the
west, north, and east property lines for construction of the underground parkade, except in the
areas indicated that overlap with the CRZ of Arbutus #249 (see discussion below). The stumps
of NT9 and NT11 should be left in place or routed to grade, rather than removed, to avoid
damaging the root systems of trees to be retained (NT10 and NT12).

 Douglas-fir NT7 (~70cm DBH) has not been professionally surveyed. We estimate it
is approximately 3m from the property line. If excavation is to occur up to the northwest
property corner, we anticipate large roots from this tree will be encountered, resulting
in significant health and structural impacts. If excavation can be restricted to outside of
5m from its base, it may be able to be retained.

 Big Leaf Maple NT11 (35cm DBH) is a small tree and will likely incur significant
root loss. We anticipate its health will be significantly impacted if excavation occurs
up to the west property line. Since it is a small tree, it will likely not pose a high risk of
failure even if a large number of roots are severed. If the neighbour would prefer to
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retain this tree, we recommend any roots encountered be pruned back to sound tissue
at the edge of excavation.

 All trees with the prefix “NT” are located offsite, and the owners of the trees should be
notified of the proposed impacts to their trees. It should be noted that NT14 has not
been professionally surveyed, but we estimate it is growing less than 2m away and will
be significantly impacted.

 Trees NT1 and most of the trees in cluster NT15 will have to be removed to extend Fleming
Street.

Trees with Retention Status “To be Determined”

 Grand Firs NT10 (55cm DBH) and NT12 (43cm DBH): Between these trees and the west
property line are other trees (NT9 and NT11) and the stump of a previously removed tree,
which could restrict root growth. We recommend the project arborist supervise all excavation
within the CRZs of these trees and their final retention status be determined at the time of
excavation. It should be noted that Grand Firs typically exhibit very poor tolerance to root loss
and changes in site hydrology, and are susceptible to insect pests (Balsam twig aphid and
Balsam Woolly adelgid) and disease (needle cast), which often lead to crown dieback and large
dead limbs. In our opinion, if these trees are disturbed during construction, it would be a
reasonable option to remove them and plant replacement trees elsewhere on site. NT12 has not
been professionally surveyed. The neighbour should be notified of the potential impacts tot
their trees.

 Fleming Street Extension: Trees NT2-4, NT16, and NT17 are located along the south edge
of the proposed road extension. The remaining trees in cluster NT15 (not within the road
footprint) will also have overlapping CRZs. If excavation down to bearing soil is required
within the footprint of the proposed road extension and roots from any of these trees are
encountered, their health and/or structural stability could be significantly impacted. If an effort
will be made to retain the trees, the depth of the curb sub-base will likely have to be reduced
and the grade of the new street will have to be elevated above any large roots to avoid
significant health and structural impacts (see attached specification for constructing paved
surfaces over root systems). Several of these trees will require clearance pruning.

Potential Impacts on Trees to be Retained and Mitigation Measures

 Underground Parkade: Based on discussions with the applicant, it is our understanding that
a significant amount of blasting is expected to be required for construction of the underground
parkade. Blasting can unintentionally extend beyond the areas that are intended to be disturbed
and into the CRZs of trees to be retained, which may result in unanticipated impacts and
possibly require additional trees to be removed. We recommend the recommendations in the
“Blasting” section below be followed when working around these trees.

 Arbutus #249 (101cm DBH) – the nearest point of the parkade is approximately 8m
away

 Trees NT10, NT12, NT14, and NT18, located on neighbouring properties



Talbot Mackenzie & Associates

874 Fleming St – Tree Preservation Plan Page 4 of 7

We recommend the project arborist supervise any excavation within the CRZs of these trees.
Depending on the extent of excavation and blasting, and the number and size of roots
encountered, their retention viability may have to be re-evaluated. Outside the areas of
excavation, the existing grades within the CRZs of these trees should be maintained where
possible.

As trees NT10, NT12, NT14, and NT18 are located on adjacent properties, the property owners
should be notified of the potential impacts to their trees. Any roots encountered should be
pruned back to sound tissue at the edge of excavation.

 Arbutus #249 (101cm DBH): The underground parkade is located approximately 8m to the
west and 8.5m to the north. The plans have been amended in an effort to minimize impacts to
the health of the tree. Root growth will likely be partially restricted to the north by the presence
of the existing stairway, retaining wall, and parking area. For this tree to be retained, shoring
techniques will be required to limit the extent of excavation. Based on discussions with the
applicant, it is our understanding that a significant amount of blasting is expected to be required
for construction of the underground parkade and that excavation is expected to occur
approximately 2m outside the parkade footprint. Arbutus trees typically exhibit poor tolerance
to root loss and changes in hydrology. Depending on the extent of blasting and excavation, and
on the number and size of roots encountered, particularly in the area west of the tree, the health
of this tree may be significantly impacted.

The potential health impacts will likely be exacerbated by clearance pruning from the new
building. This tree’s crown extends approximately 9m to the north and west. The building is
approximately 7m west of the tree and 8m to the north. If 1m of clearance from the building is
desired, several large limbs (up to 15cm in diameter) growing westward will have to be pruned,
in addition to one ~10cm limb extending 9-10m to the north. In total, this could amount to up
to 15% of its crown being removed. All pruning must be completed by an ISA Certified
Arborist to ANSI A300 pruning standards. Limbs should be pruned back to suitable laterals
where appropriate. If additional clearance is required for building construction (e.g. to install
scaffolding), this could result in additional health impacts. To limit the amount of pruning
required, alternatives to full scaffolding should be considered, such as hydraulic lifts, ladders,
or platforms.

We recommend the project arborist supervise all excavation within this tree’s CRZ, including
removal of the stairway, retaining walls, and paved parking areas and walkways. Any roots
severed during excavation should be pruned back to sound tissue to encourage rapid wound
compartmentalization and new root growth.

 Arborist Supervision: All excavation occurring within the critical root zones of protected
trees should be completed under supervision by the project arborist. Any severed roots must
be pruned back to sound tissue to reduce wound surface area and encourage rapid
compartmentalization of the wound. In particular, the following activities should be completed
under the direction of the project arborist:
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 Any excavation for construction of the underground parkade within the CRZs of trees
#249, and NT6, NT10, and NT12

 Removal of the existing paved areas within the CRZ of Arbutus #249
 Excavation for the construction of the Fleming St Road extension within the CRZs of

trees NT2-4, NT16, NT17, and any trees remaining in cluster NT15

 Barrier Fencing: The areas surrounding the trees to be retained should be isolated from the
construction activity by erecting protective barrier fencing. Where possible, the fencing should
be erected at the perimeter of the critical root zones. The barrier fencing must be a minimum
of 4 feet in height, of solid frame construction that is attached to wooden or metal posts. A
solid board or rail must run between the posts at the top and the bottom of the fencing. This
solid frame can then be covered with plywood, or flexible snow fencing. 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.

 Minimizing Soil Compaction: In areas where construction traffic must encroach into the
critical root zones of trees to be retained, efforts must be made to reduce soil compaction where
possible by displacing the weight of machinery and foot traffic. This can be achieved by one
of the following methods:

 Installing a layer of hog fuel or coarse wood chips at least 20 cm in depth and
maintaining it in good condition until construction is complete.

 Placing medium weight geotextile cloth over the area to be used and installing a layer
of crushed rock to a depth of 15 cm over top.

 Placing two layers of 19mm plywood.
 Placing steel plates.

 Demolition of the Existing Building: The demolition of the existing house and any services
that must be removed or abandoned, must take the critical root zone of the trees to be retained
into account. If any excavation or machine access is required within the critical root zones of
trees to be retained, it must be completed under the supervision and direction of the project
arborist. If temporarily removed for demolition, barrier fencing must be erected immediately
after the supervised demolition.

 Mulching: Mulching can be an important proactive step in maintaining the health of trees and
mitigating construction related impacts and overall stress. Mulch should be made from a
natural material such as wood chips or bark pieces and be 5-8cm deep. No mulch should be
touching the trunk of the tree. See “methods to avoid soil compaction” if the area is to have
heavy traffic.

 Blasting: Care must be taken to ensure that the area of blasting does not extend beyond the
necessary footprints and into the critical root zones of surrounding trees. The use of small low-
concussion charges and multiple small charges designed to pre-shear the rock face will reduce
fracturing, ground vibration, and overall impact on the surrounding environment. Only
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explosives of low phytotoxicity and techniques that minimize tree damage should be used.
Provisions must be made to ensure that blasted rock and debris are stored away from the critical
root zones of trees.

 Scaffolding: This assessment has not included impacts from potential scaffolding including
canopy clearance pruning requirements. If scaffolding is necessary and this will require
clearance pruning of retained trees, the project arborist should be consulted. Depending on the
extent of pruning required, the project arborist may recommend that alternatives to full
scaffolding be considered such as hydraulic lifts, ladders or platforms. Methods to avoid soil
compaction may also be recommended (see “Minimizing Soil Compaction” section).

 Landscaping and Irrigation Systems: The planting of new trees and shrubs should not
damage the roots of retained trees. The installation of any in-ground irrigation system must
take into account the critical root zones of the trees to be retained. Prior to installation, we
recommend the irrigation technician consult with the project arborist about the most suitable
locations for the irrigation lines and how best to mitigate the impacts on the trees to be retained.
This may require the project arborist supervise the excavations associated with installing the
irrigation system. Excessive frequent irrigation and irrigation which wets the trunks of trees
can have a detrimental impact on tree health and can lead to root and trunk decay.

 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
 Reviewing the report with the project foreman or site supervisor
 Locating work zones, where required
 Supervising any excavation within the critical root zones of trees to be retained
 Reviewing and advising of any pruning requirements for machine clearances

 Review and site meeting: Once the project receives approval, 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
site clearing, tree removal, demolition, or other construction activity occurs and to confirm the
locations of the tree protection barrier fencing.

Please do not hesitate to call us at (250) 479-8733 should you have any further questions.

Thank you,

Noah Borges
ISA Certified #PN-8409A
TRAQ – Qualified
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Talbot Mackenzie & Associates
ISA Certified Consulting Arborists

Encl. 3-page tree resource spreadsheet, 8-page site and building plans, 1-page specification for
constructed paved areas over tree roots, 1-page barrier fencing specifications, 2-page tree resource
spreadsheet methodology and definitions

Disclosure Statement

Arborists are professionals who examine trees and use their training, knowledge and experience to recommend techniques and procedures that will
improve their health and structure 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 or 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 of the examination and
cannot be guaranteed to alleviate all symptoms or to mitigate all risk posed.
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Tree

ID Common Name Latin Name
DBH (cm)

~ approximate

Crown

Spread (m) CRZ (m)

Relative

Tolerance Health Structure Remarks and Recommendations

Retention

Status

246 European Walnut Juglans regia 46, 34 10 10.0 Poor Good Fair X

247 European Walnut Juglans regia 40 8 6.0 Poor Good Fair X

248 European Walnut Juglans regia 46 8 7.0 Poor Good Fair

Under shared ownership with municipality, asymmetric crown

due to competition X

249 Arbutus Arbutus menziesii 101 14 15.0 Poor Good Good Minor dieback Retain

250 Arbutus Arbutus menziesii 12 2 2.0 Poor Good Fair X

251 Grand Fir Abies grandis 24 4 3.5 Poor Fair Fair X

252 Scouler's Willow Salix scouleriana 85 14 10.0 Moderate Good Fair Limb conflicts with fir 251 X

253 Douglas-fir Pseudotsuga menziesii 44 5 6.5 Poor Fair Fair/poor Previously topped, 2 new leaders X

254 Douglas-fir Pseudotsuga menziesii 41 3 6.0 Poor Fair/poor Fair/poor Topped X

255 Douglas-fir Pseudotsuga menziesii 70 8 10.5 Poor Good Fair X

256 Scouler's Willow Salix scouleriana 41, 35 6 7.5 Moderate Fair Poor Decay in trunk of 35cm stem - consider removal X

257 Douglas-fir Pseudotsuga menziesii 88* 8 13.0 Poor Good Fair X

258 Arbutus Arbutus menziesii 43, 14 8 7.5 Poor Good Fair Leans towards building, foliage up to building X

259 Grand Fir Abies grandis 16 3 2.5 Poor Good Good Growing against chain-link fence X

260 Western Red Cedar Thuja plicata ~25, 25 6 6.0 Poor Fair/poor Fair/poor Declining tops, growing against chain link fence X

261 Grand Fir Abies grandis 15 3 2.5 Poor Good Good Growing against chain-link fence X

262 Douglas-fir Pseudotsuga menziesii 25 5 4.0 Poor Fair Good X

Prepared by:

Talbot Mackenzie & Associates

ISA Certified and Consulting Arborists
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Tree

ID Common Name Latin Name
DBH (cm)

~ approximate

Crown

Spread (m) CRZ (m)

Relative

Tolerance Health Structure Remarks and Recommendations

Retention

Status

285 Grand Fir Abies grandis 18 4 2.5 Poor Good Good X

286 Douglas-fir Pseudotsuga menziesii 16 3 2.5 Poor Good Good X

NT1 Hawthorn Crataegus spp. 22, 17 5 3.0 Good Fair Fair Municipal X

NT2 Apple Malus spp.

35 below

unions 8 4.0 Moderate Good Fair Municipal TBD

NT3 Black Cottonwood Populus trichocarpa 60, 59 12 14.5 Poor Good Fair Municipal TBD

NT4 Black Cottonwood Populus trichocarpa 63 10 9.5 Poor Good Good Municipal TBD

NT5 Big Leaf Maple Acer macrophyllum ~50 10 6.0 Moderate Fair Fair Neighbour's, ivy on trunk X

NT6 Garry Oak Quercus garryana ~70 16 7.0 Good Good Fair

Neighbour's, ~5m from property line, crown overhangs bridge,

large deadwood Retain

NT7 Douglas-fir Pseudotsuga menziesii ~70 8 10.5 Poor Good Fair

Neighbour's, ~1.5m from property line, ivy on trunk, appears

topped X

NT8 Douglas-fir Pseudotsuga menziesii ~60 10 9.0 Poor Good Fair/poor Neighbour's, ~1m from property line, topping wound 2/3 height X

NT9 Grand Fir Abies grandis 60 6 9.0 Poor Good Fair Neighbour's, multiple leaders X

NT10 Grand Fir Abies grandis 55 5 8.5 Poor Good Fair Neighbour's, multiple leaders TBD

NT11 Big Leaf Maple Acer macrophyllum 35 5 4.0 Moderate Fair Fair Neighbour's, swelling at base X

NT12 Grand Fir Abies grandis 43 3 6.5 Poor Good Fair Neighbour's TBD

NT13 Grand Fir Abies grandis 60, 42 8 13.0 Poor Good Fair Neighbour's, codominant union at base X

NT14 Scouler's Willow Salix scouleriana ~40 6 5.0 Moderate Fair Fair/poor Near property line, prostrate growth X

NT15

Cluster of willows,

plums, hawthorns - - - -

Moderate

to Good - -

Located on municipal and adjacent property (867 Lampson St).

Several willow trees in this cluster are by-law protected

X (some

trees)

Prepared by:
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Tree

ID Common Name Latin Name
DBH (cm)

~ approximate

Crown

Spread (m) CRZ (m)

Relative

Tolerance Health Structure Remarks and Recommendations

Retention

Status

NT16 Douglas-fir Pseudotsuga menziesii ~50 8 7.5 Poor Good Fair Municipal tree. Located in centre of cluster NT15 TBD

NT17 Garry Oak Quercus garryana ~30 6 3.0 Good Good Fair Municipal tree, located in southwest corner of cluster NT15 TBD

NT18 Douglas-fir Pseudotsuga menziesii ~50 6 7.5 Poor Good Fair Neighbour's tree, deflected leader Retain

Prepared by:

Talbot Mackenzie & Associates

ISA Certified and Consulting Arborists

Phone: (250) 479-8733

Fax: (250) 479-7050

email: tmtreehelp@gmail.com
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Talbot Mackenzie & Associates
Consulting Arborists

Diagram – Site Specific Driveway, Parking and Walkway

Specifications for Paved Surfaces Above Tree Roots (Driveway, Parking and Walkway Areas)

1. Excavation for construction of the driveway/parking/walkway areas must remove only the top layer of sod and not result in root loss

2. A layer of medium weight felted Geotextile fabric (Nilex 4535, or similar) is to be installed over the entire area of the critical root zone that is to be
covered by the paved surface. Cover this Geotextile fabric with a layer of woven Amoco 2002 or Tensar BX 1200. Each piece of fabric must overlap
the adjoining piece by approximately 30-cm.

3. A 10cm layer of torpedo rock or 20-mm clean crushed drain rock, is to be used to cover the Geotextile fabric (depth dependent on desired finished
grade).

4. A layer of felted filter fabric is to be installed over the crushed rock layer to prevent fine particles of sand and soil from infiltrating this layer.

5. The bedding or base layer and permeable surfacing can be installed directly on top of the Geotextile fabric.

6. Two-dimensional (such as CombiGrid 30/30 or similar) or three-dimensional geo-grid reinforcements can be installed in combination with, or instead
of, the geotextile fabric specified in the attached diagram.

7. Ultimately, a geotechnical engineer should be consulted and in consultation with the project arborist may specify their own materials and methods
that are specific to the site’s soil conditions and requirements, while also avoiding root loss and reducing compaction to the sub-grade.

Surfacing material

Base layer

Filter cloth layer

Crushed or drain rock layer

Felted Geotextile fabric (Nilex 4535,
or similar) Covered by a layer of
woven Tensar BX 1200 or Amoco
2002.
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Tree Resource Spreadsheet Methodology and Definitions 

 
Tag: Tree identification number on a metal tag attached to tree with nail or wire, generally at eye 
level. Trees on municipal or neighboring properties are not tagged. 
 
NT: No tag due to inaccessibility or ownership by municipality or neighbour. 
 
DBH: Diameter at breast height – diameter of trunk, measured in centimetres at 1.4m above 
ground level. For trees on a slope, it is taken at the average point between the high and low side of 
the slope.  
* Measured over ivy  
~ Approximate due to inaccessibility or on neighbouring property 
 
Crown Spread: Indicates the diameter of the crown spread measured in metres to the dripline of 
the longest limbs. 
 
Relative Tolerance Rating: Relative tolerance of the tree species to construction related impacts 
such as root pruning, crown pruning, soil compaction, hydrology changes, grade changes, and 
other soil disturbance. This rating does not take into account individual tree characteristics, such 
as health and vigour. Three ratings are assigned based on our knowledge and experience with the 
tree species: Poor (P), Moderate (M) or Good (G). 
 
Critical Root Zone: A calculated radial measurement in metres from the trunk of the tree. It is the 
optimal size of tree protection zone and is calculated by multiplying the DBH of the tree by 10, 12 
or 15 depending on the tree’s Relative Tolerance Rating. This methodology is based on the 
methodology used by Nelda Matheny and James R. Clark in their book “Trees and Development: 
A Technical Guide to Preservation of Trees During Land Development.” 
 

 15 x DBH = Poor Tolerance of Construction 
 12 x DBH = Moderate  
 10 x DBH = Good  

 
To calculate the critical root zone, the DBH of multiple stems is considered the sum of 100% of 
the diameter of the largest stem and 60% of the diameter of the next two largest stems. It should 
be noted that these measures are solely mathematical calculations that do not consider factors such 
as restricted root growth, limited soil volumes, age, crown spread, health, or structure (such as a 
lean). 
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Health Condition: 
 

 Poor - significant signs of visible stress and/or decline that threaten the long-term survival 
of the specimen 

 
 Fair - signs of stress 

 
 Good - no visible signs of significant stress and/or only minor aesthetic issues 

 
Structural Condition: 
 

 Poor - Structural defects that have been in place for a long period of time to the point that 
mitigation measures are limited 

 
 Fair - Structural concerns that are possible to mitigate through pruning 

 
 Good - No visible or only minor structural flaws that require no to very little pruning 

 
Retention Status: 
 

 X - Not possible to retain given proposed construction plans 
 

 Retain - It is possible to retain this tree in the long-term given the proposed plans and 
information available. This is assuming our recommended mitigation measures are 
followed 
 

 Retain * - See report for more information regarding potential impacts 
 

 TBD (To Be Determined) - The impacts on the tree could be significant. However, in the 
absence of exploratory excavations and in an effort to retain as many trees as possible, we 
recommend that the final determination be made by the supervising project arborist at the 
time of excavation. The tree might be possible to retain depending on the location of roots 
and the resulting impacts, but concerned parties should be aware that the tree may require 
removal. 
 

 NS - Not suitable to retain due to health or structural concerns 
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